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ECONOMIC OVERVIEW 
As 2015 came to a close, Edmonton’s local 
economy continued to be a bright spot amid a 
gloomy provincial backdrop.  In November 2015, 
the capital city continued to buck the trend by 
adding 6,900 new jobs. Also as of November, 
year-over-year job growth was approximately 
28,000 and represented 23% of all jobs created in 

Canada over that period.  Edmonton’s unemployment rate ticked up 
to 6.1% as the labour force grew slightly more than the number of 
jobs created.  In October, the value of construction permits in 
Alberta set a new record high: over $2.16 billion for both residential 
and non-residential developments.  That is up 53% over September 
2015 and 38% higher than October 2014.  The October hike means 
the total value of permits over the October 2014 to October 2015 
period is only down about 2% year-over-year. 

But Alberta will continue to have challenges as the energy sector 
continues to struggle.  Provincial real GDP is forecast to be a 
meager 0.9% in 2016 despite expected government fiscal support.  
Without a strengthening in oil prices the outlook could be revised 
lower still.  The monthly average number of active drilling rigs fell 
from 252 in 2014 to 120 in 2015.  The effect of this was seen in the 
second half of 2015 as retail and housing sales declined, and such 
pressure will continue to shape 2016.  Over the next five years, 
$34B in infrastructure spending should spur nominal growth in 
economic activity. 

APARTMENT OVERVIEW 
Multifamily property continues to appeal to purchasers who seek a 
relatively stable cash flow.  Vacancy, hovering just above four 
percent, is healthy, and low mortgage rates incent purchasers to 
offer high prices.  There was a slight decrease in capitalization 
rates, which averaged 5.9% in 2015 as compared to 6.0% in 2014. 

The total transaction volume in 2015 was $413 million.  Volume was 
up 16.0% from 2014 which saw $356 million in sales.  During 2015, 
73 buildings comprising 2,624 units sold for an average of $157,388 
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 
$126,607. 

In 2015, Edmonton wide vacancy increased from 1.7% to 4.2%.  
Meanwhile, average rents increased by 2.8%.  With the exception of 
an average rental decrease in 2009, rents have increased every 
year since 1995. 

OUTLOOK 
Continued volatility in the equity markets will ensure multifamily 
remains a highly sought-after asset class, especially as interest 
rates remain low.  Vacancy increases due to the downturn in the 
labour market and the addition of newly constructed rental and 
condominium units, coupled with tenant incentives and weak rental 
growth, will lead to stabilized cap rates and decreased prices per 
unit throughout 2016. 

 
ECONOMIC INDICATORS 
 2014 2015  CHANGE 

Vacancy (%) 1.7 4.2  

Average Rents ($) 1,103 1,137  

Sales Volume ($) 356M 413M  

Sales Volume (# Units Sold) 2,281 2,624  

Average Cap Rate (%) 6.0 5.9  

 
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 2015, overall rents increased by 2.8%. 
But expect decreases/incentives in 2016 following the largest 
year-over-year increase in vacancy rates in over two decades. 

 

 
 

• Edmonton’s vacancy rate moved higher for second year in a row, increasing from 1.7% in 2014 to 4.2% in 2015. 
• Vacancy increased despite positive net migration to the Edmonton region, and is now above the 10 year average of 2.6%. 
• The increase is due primarily to approximately 2,300 newly constructed rental units being added to the primary rental universe in 2015,  

as well as to competition from condo investors seeking renters, and low interest rates enabling some renters to become home owners.   
• Vacancy should increase again in 2016 as oil patch driven in-migration reverses and additional housing construction projects are completed. 
• Lowest vacancies located in West Jasper Place (2.3%), east central (2.7%), Castledowns (2.7%), west central (2.8%), and Millwoods (2.8%). 
• Highest vacancies located in northeast (6.5%), north central (6.1%), Hudson Bay Reserve (6.0%), and Jasper Place (5.2%). 
• Suburban vacancies: Strathcona County (2.0%), St. Albert (4.6%), Ft. SK (4.7%), Leduc (5.9%), Stony Plain (10.0%), Spruce Grove (12.0%). 
• Lowest average vacancy occurs in buildings constructed prior to 1960 (3.1%), while the highest is found in those built after 2005 (6.2%). 
• Vacancy change from 2014 to 2015: Calgary 1.4% to 5.3%; Vancouver 1.0% to 0.8%; Toronto unchanged at 1.6%; Saskatoon 3.4% to 6.5%.

 

 
 

 
 

 
• For all unit types, Edmonton’s average rental rate increased by 2.8% in 2015, following a 7.4% increase in 2014.  
• 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 (although less than in previous years), and increasing expenses. 
• Highest avg. rents: Millwoods ($1,279), West Jasper Place ($1,242), southwest ($1,236); greatest rent increase in east central (+4.1%). 
• Lowest avg. rents: north central ($927), Hudson Bay Reserve ($945), west central ($1,004); smallest increase in West Jasper Place (+0.9%). 
• Suburban rents: St. Albert ($1,324), Strathcona County ($1,319), Spruce Grove ($1,219), Leduc ($1,202), Ft. SK ($1,197), Stony Plain ($1,117). 
• The number of landlords offering rental incentives is increasing as competition to attract good long-term tenants grows. 
• Average 2015 2-bedroom rents: Edmonton $1,259; Calgary $1,332; Vancouver $1,368; Toronto $1,288; Saskatoon $1,087. 

 
 
 

APARTMENT VACANCY RATES HISTORICAL VACANCY RATES 
BY AREA (%) 

Year Central West SW SE North 

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 

2015 3.8 3.8 3.3 2.8 5.5 

HISTORICAL CHANGES IN APARTMENT RENTS 
BY BEDROOM TYPE (%) 

Year Studio 1-Bedroom 2-Bedroom 3-Bedroom 

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 

2015 +3.3 +2.8 +2.5 +1.5 

APARTMENT RENTS ($) 
BY BEDROOM TYPE (as at October 2015) 

Area Studio 1-Bedroom 2-bedroom 3-bedroom 

Central 888 1,041 1,275 1,408 

West 862 1,004 1,251 1,405 

SW 947 1,129 1,306 1,433 

SE 873 1,011 1,236 1,490 

North 773 955 1,178 1,332 

Edm Avg. 872 1,030 1,255 1,397 

YEAR 

EDMONTON MULTIFAMILY RENTS 2015 
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EDMONTON MULTIFAMILY SALES 2015  

 
*The average price per unit for a lowrise walk-up apartment building, built prior to 1990, with less than 50 units, was $126,607. 

 

 
EDMONTON’S HOUSING MARKET 2015 

 
• The number of rental apartment units increased from 60,032 in 2014 to 62,356 in 2015 as construction levels remain high. 
• Housing starts 2015: 17,050 total (5,683 single; 11,367 multiple); housing starts 2014: 13,872 total (6,832 single; 7,040 multiple). 
• In 2015 condominium conversions removed 208 units from the primary apmt market (as compared to 190 in 2014; 214 in 2013; and 232 in 2012). 
• 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 $1,461; Calgary $1,522; Vancouver $1,543; Toronto $1,754. 
- Higher rents are due in part to higher quality, numerous upgrades and greater amenities, e.g.: in-suite laundry, underground parking.

• Rented condominiums not only have higher average rents than rented apartments, their average vacancy is higher as well (5.3% vs. 4.2%). 
• Of the 45,975 condominiums in metropolitan Edmonton, 15,049 (32.7%) are rented out as opposed to being owner-occupied. 
• There are an additional 58,976 secondary units being rented, those being single/semi detached houses, half-duplexes, basement suites, etc. 
• Average condominium prices in December:  2015: $249k;   2014: $247k;   2013: $235k;   2012: $225k;   2011: $228k. 
• Average single family detached house prices in December:  2015: $425k;   2014: $429k;   2013: $424k;   2012: $391k;   2011: $365k. 
• In 2015 residential sales (single family, condo and duplex/rowhouse) totaled 17,298; in 2014, 18,991 homes sold. 

 
EDMONTON AND ALBERTA’S ECONOMIES 
 

• Edmonton’s overall office vacancy in 4th quarter 2015 was 11.1% (financial core 11.5%; government 3.8%; suburban 14.6%). 
• Edmonton’s overall industrial vacancy in 4th quarter 2015 was 5.9%; average rental rate was $9.65/sf (net) and $13.41 (gross). 
• The population of Alberta increased 1.7% to 4,217,000 in 2015; Canada’s population increased only 0.9% in comparison. 
• Net interprovincial migration fell from 35,000 in 2014 to 29,000 in 2015; net international migration fell from 45,000 in 2014 to 13,000 in 2015. 
• Alberta ended 2015 with a 7.0% unemployment rate, and the rate is expected to surpass Canada’s in 2016 for the first time since 1988. 
• The number of active drilling rigs in December 2015 was 96, down 63% from December 2014; the monthly average in 2015 was 120. 
• The oil and gas sector is out of balance as 75% of sector costs are attributed to labour alone; expect a downward correction. 
• November inflation was only 2.0% due in part to low energy costs; if one did not factor in decreased energy costs, inflation was actually 2.7%. 
• Though oil production rose in 2015, results of the Paris Climate Leadership Plan and carbon taxes could hinder short-term growth. 
• Real GDP, which was 4.8% in 2014, fell to -1.3% in 2015 but is forecast to reverse its tumble by growing 0.9% in 2016.
• The slide in oil revenues and increase in government spending will see Alberta’s annual deficit swell to over $6.2B, or 1.8% of its GDP. 
• The energy sector accounts for 25% of Alberta GDP, 7% of employment and 65% of private non-housing capital spending. 
• Livestock, forestry and tourism industries are expected to grow due to increased demand and a weakened Canadian dollar.

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

Highrise 3 390 
$78,212 – $248,000 

$155,769 avg 
4.2 – 6.0 
5.1 avg 

9.5 – 16.0 
12.8 avg 

$60,750,000 

Lowrise 68 2,164 
$65,625 – $226,190 

$158,086 avg * 
4.4 – 8.1 
5.8 avg 

8.5 – 14.9 
11.4 avg 

$342,097,072 

Rowhouse     2 70 
$100,333 – $192,000 

$144,857 avg 
7.0 – 8.7 
7.9 avg 

8.1 – 10.1 
9.1 avg 

       $10,140,000 

Totals 73 2,624 $157,388 avg 5.9 avg 11.4 avg $412,987,072 

 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 
# Bldgs Sold 197 221 60 50 67 63 87 71 78 73 
# Units Sold 5,002 8,474 1,871 1,387 1,832 1,724 1,815 2,484 2,281 2,624 
Avg Price/Unit $63,158 $116,770 $116,318 $99,570 $111,791 $107,978 $117,023 $130,850 $156,125 $157,388 
Avg Cap Rate 6.7 4.8 5.7 6.7 6.3 6.5 6.3 6.1 6.0 5.9 
Avg GRM 8.5 13.0 12.2 9.9 10.1 9.9 10.0 10.7 10.9 11.4 
$$ Volume $316M $990M $218M $138M $205M $186M $210M $325M $356M $413M 



 
 

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. ©2016 Cushman & Wakefield Inc.  All rights reserved. 

 
 

 

 

EDMONTON’S PRIMARY RENTAL MARKET SIZE & MAKEUP

 

SELECT APARTMENT SALES TRANSACTIONS 

Sale Date Property Units Year Built Price Price/unit 

January 
2015 

Helena 
Apartments 20 1971  $2,500,000 $125,000 

June 
2015 

Westlawn 
Village 144 1968 $20,880,000 $145,000 

August 
2015 

Nevada 
Place 173 2014 $37,690,455 $217,864 

September 
2015 

Collins 
Court 11 1949 $1,100,000 $100,000 

Sources: CMHC, The Network, Cushman & Wakefield Edmonton 
 

Building Size # of Buildings 

6-12 units 623 

13-19 units 381 

20-49 units 675 

50-99 units 191 

100-199 units 109 

200+ units 44 

Total Units 2,023 

Unit 
Type 

# of Units 
Apartment 

# of Units 
Rowhouse 

# of Units 
Total 

Studio 4,112 10 4,122 

1-Bedroom Unit 28,011 153 28,164 

2-Bedroom Unit 27,556 2,393 29,949 

3-Bedroom Unit   2,677 5,299   7,976 

All Unit Types 62,356 7,855 70,211 

AVERAGE CAPITALIZATION RATES (COMMERCIAL SECTORS) 

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 a global leader in 
commercial real estate services, helping 
clients transform the way people work, shop, 
and live. The firm’s 43,000 employees in 
more than 60 countries provide deep local 
and global insights that create significant value 
for occupiers and investors around the 
world. 

Cushman & Wakefield is among the 
largest commercial real estate services firms 
in the world with revenues of $5 billion 
across core services of agency leasing, asset 
services, capital markets, facilities services 
(branded C&W Services), global occupier 
services, investment management (branded 
DTZ Investors), tenant representation and 
valuations & advisory. To learn more, visit 
www.cushmanwakefield.com or follow 
@Cushwake on Twitter. 

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, BMO Capital 
Markets, and The Alberta Government. 

To discuss a specific property or the 
market in general, please contact: 
 
Christopher Kamphius, B. Comm. 
Partner, Multifamily & Investment Sales 
Capital Markets Group 
Phone: 780.917.8348 
Email: chris.kamphius@cwedm.com 
 
Raphael Yau, B.A. (Econ.) 
Partner, Multifamily & Investment 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 
www.cwedm.com 
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