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The Rental Market Reports provide in-depth analysis for major centres 
across Canada. These reports use data from the fall Rental Market Survey 
results released annually. This analysis will provide insights on the primary 
and secondary rental markets, a review of rents and vacancy rates relative 
to socio-economic and demographic trends and highlight various rental 
affordability indicators. You can use the menu on the next page to navigate 
to the latest Rental Market Report in the centre of your choice.  



18

RENTAL MARKET REPORT – DATE RELEASED – JANUARY 2021

“Slower rental demand due to weaker economic conditions  
and lower migration combined with higher rental supply  
resulted in an increase in vacancy rate in the Edmonton CMA.”  

Christian Arkilley
Senior Analyst, Economics 

THE OVERALL VACANCY RATE

Increased to 

7.2%

Edmonton

PRIMARY RENTAL MARKET (by bedroom type)

The average rent is

$1,153
UP by 0.8%

Bachelor

8.2%
Vacancy Rate

$881
Avg. Rent

One bedroom

6.9%
Vacancy Rate

$1,031
Avg. Rent

Two bedroom

7.4%
Vacancy Rate

$1,272
Avg. Rent

Three or more 
bedrooms

5.8%
Vacancy Rate

$1,385
Avg. Rent
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Highlights
• The purpose-built rental apartment vacancy rate increased 

to 7.2% due to lower demand and higher supply.

• Despite the increase in overall vacancy rate, there was  
no significant change in average rents. 

• Market conditions continue to be tight in the condominium 
apartment segment, resulting in a decline in the vacancy rate.

Vacancy rate increased in Edmonton 
but resulted in no significant change  
in rents 
The results of CMHC’s 2020 Rental Market Survey (RMS) 
indicate that the purpose-built rental apartment vacancy rate 
in the Edmonton CMA increased to 7.2% in October 2020 
from 4.9% in October 2019 (figure 1), the highest since 1997. 
The trend was the same in almost all neighbourhoods in  
the CMA. The increase in vacancy rate was due to higher  
supply and slower than expected rental demand as a result  
of weaker economic conditions and lower migration. Vacancy 
rates were generally higher within the City of Edmonton 
compared to the outlying areas of the CMA (table 1.1.1). 

Despite the increase in apartment vacancy rate, the 
overall average rent was statistically unchanged at $1,153 
in October 2020, compared to $1,144 in October 2019 
(table 1.1.2). The rate at which same-sample average 
apartment rent was increasing slowed for all bedroom 
types in October 2020 (table 1.1.5). Increased competition 
from both new and existing units likely limited the ability 
of landlords to raise rents for existing tenants. Additionally, 
the gap between asking rents for units that were vacant at 
the time of the survey and those paid for units that were 
occupied was insignificant (table 1.1.9). 

Vacancy rates are higher in newer 
rental units due to higher rents
The average rent for new units in structures completed  
in the past two years was $1,513 (table 3.1.7), 31.2% higher 
than the average rent of purpose-built rental units of all ages. 
However, amid strong competition, the higher rents resulted 
in lower absorption and higher vacancy rates in those newer  
units compared to the vacancy rate for all structures. In 2020,  
the vacancy rate for the newer rental units was 12.0%, 
4.8 percentage points higher than the vacancy rate  
for units of all ages, which was 7.2%. 

Surge in the supply of rental apartment 
units met with slower demand
Rental supply in the Edmonton CMA increased in 2020  
as more rental structures were completed. The apartment 
rental universe, expanded by 3.1% to 72,061 units. One-
bedroom and two-bedroom units contributed 90% of the 
total apartment rental universe in 2020. Following increased 
rental apartment starts in recent years, rental completions in 
the Edmonton CMA more than doubled over the past year, 
with 2,223 completions. 

Demand for rental units weakened in Edmonton over the 
past year, with the economy being impacted by both the 
COVID-19 pandemic and the fall in oil prices. The region 
has experienced consistent job losses since the beginning 
of 2020 (over 121,000 job losses in the first half of 2020) 
predominantly among the younger demographics (20% for 
aged 15-24 and 65% for aged 25-44) who are considered 
prime rental cohorts. 

Figure 1: No signi�cant change in rent despite increase in vacancy rate 
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Travel restrictions due to the COVID-19 pandemic has 
limited international migration, which contributed to 50% 
of the population growth in 2019. In Q2 2020, Alberta’s 
international migration declined by 93% compared to 
Q2 2019, while non-permanent residents left the province.  
The decrease in migration had a negative impact on rental 
demand since new migrants tend to form renter households. 
Lastly, the decrease in real five-year discounted mortgage  
rate also resulted in a shift in overall housing demand from 
the rental market to the homeownership market. 

Turnover rates decreased across  
all areas and unit types 
Property owners in Edmonton had new tenants in a quarter 
of their rental apartment units in the past year, with the 
overall apartment turnover rate decreasing from 29.4%  
in October 2019 to 25.0% in October 2020 (table 1.1.6).  
The turnover rates decreased in both suburban and core areas  
of the CMA across all bedroom types. Part of the decrease  
in turnover rate could be attributed to the complexities of 
the COVID-19 situation, which lowered the appetite for 
renters to move to a different unit. 

Market conditions tighten in the 
condominium apartment market
In the condominium apartment rental market, the vacancy 
rate decreased from 2.5% in 2019 to 2.0% in 2020 due to 
the increase in demand for condominium apartment units 
resulting from consumer preferences in the Edmonton 
CMA (figure 2). The increase in demand is in spite of rents, 
that were on average, 11.3% higher than those for purpose 
built rental apartments. In 2020, 38.3% of the condominium 
universe were used as rental units, unchanged from 2019  
as supply held steady (table 4.3.1). 

Affordability challenges in the rental 
market persist in the Edmonton CMA
According to the newly introduced table 3.1.8, renter 
households with annual income of less than $36K (1st quintile)  
can only afford the first 15.1% of the rental stock within  
the Edmonton CMA. While 56.0% of the bachelor universe  
is affordable by this renter household cohort, only 29.6%  
of one-bedroom, 2.5% of two-bedrooms and none of  
3+ bedrooms are affordable to them. This means that about 
a quarter of the households with annual income of less than 
$36K are spending more than 30% of their income on rent. 
Despite greater rental affordability than many other Canadian 
cities, challenges remain in the Edmonton CMA, especially  
for low-income households seeking larger units.
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Figure 2: Vacancy rate continues to fall in the condo 
apartment market
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Own vs Rent (Purpose-built) Gap
Carrying Cost - Median Condo

Average Rent - Purpose-built
Average Rent - Condo

20% Down Payment - Median Condo (right axis)

Figure 3: Monthly rent and carrying cost of ownership

Sources: CMHC Rental Market Survey, Realtors Association of Edmonton (RAE); CMHC calculations
Note: Carrying cost includes mortgage payment (conventional with 25 year amortization and discounted 5-year rate) with a 20% down payment, 
median condominium (strata) fees and median property taxes.
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Download the Excel data table (XLSX)  
for this market. Data tables for all markets  
are also available for download at cmhc.ca/ 
rental-market-report-data. 

Gap between renting and owning 
continues to narrow
In Edmonton, the monthly cost of homeownership for 
condominiums is usually above renting. However, the gap 
between carrying cost and renting continues to narrow  
due to the easing of condominium prices in the CMA 
(figure 3). In 2020, the average rent of condominium 
apartments surpassed the carrying cost of ownership partly 

due to the decrease in lending rate. This was also the case 
in 2015, where an increase in demand led to a 22% increase 
in average rent, which exceeded carrying costs. Interestingly, 
both cases coincided with periods of economic uncertainties 
and fall in oil prices. On the other hand, average rents in  
the purpose-built apartment market remain below both  
the carrying cost and average rent in the condominium 
market in the Edmonton CMA.


