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Concerns have been raised in recent months about the state of the condominium apartment market in large cities
such as Toronto and Vancouver.

In part, these concerns relate to how prices remain near their COVID-19 pandemic-era peak, despite low sales
volumes and rising inventory levels. For first-time homebuyers facing higher interest rates, these high prices and
interest rates make units difficult to afford, and many condominium apartments are perceived to be too small for
long-term or family-friendly living.

Recent media reporting has documented that investors are increasingly wary of purchasing pre-construction
condominium apartment units because they often lose money relative to mortgage payments on existing rented
units (negative cash flow), even with rising rents. In addition, some investors do not envision strong future price
growth amid higher interest rates. This has contributed to a sharp drop in pre-construction sales, causing
developers to delay or cancel projects, which may lead to lower future housing supply.

Today, the Canadian Housing Statistics Program is publishing data on investors and investment properties that are
relevant to these discussions. These data are for the 2022 reference year and they cover five provinces: Nova
Scotia, New Brunswick, Ontario, Manitoba and British Columbia.

Investors are more prominent among small condominium apartments in Toronto and
Vancouver

Condominium apartments are the most common type of property owned by investors in census metropolitan areas
(CMAs) like Toronto and Vancouver. In 2022, nearly two in five condominium apartments (38.9%) in the Toronto
CMA were investment properties, while this was the case for about one in three (34.2%) in the Vancouver CMA. In
these CMAs, new condominium apartment projects often rely on presales to investors to be built. Investors buy
pre-construction units with the goal of making a profit when the buildings are complete—either by renting them out
or by selling the unit at a higher price. These pre-construction sales are used by developers to secure financing for
the projects. This dynamic means that investor preferences may have an influence on the type of buildings that get
built.

One concern with this process is that it may lead to the construction of more properties with smaller units. Investors
are perceived to prefer these units because rent per square foot of living area tends to be higher for smaller units.
This may have contributed to the shrinking size of condominium apartments in CMAs. For example, in the Toronto
CMA, the median living area of condominium apartments built in the 1990s was 947 square feet, compared
with 640 square feet for those built after 2016. In the Vancouver CMA, the median size also declined over the same
period, from 912 square feet to 790.

The data released today show that there is a higher proportion of investment properties among smaller units
(under 600 square feet) than among larger, more family-friendly units (800 square feet and over). For instance,
in 2022, in the Toronto CMA, close to two-thirds (64.5%) of the new condominium apartments built after 2016 that
are under 600 square feet were investment properties, compared with 44.1% of those that are 800 square feet and
over. Meanwhile, the proportion of smaller units among new builds increased over time, from 7.7% of those built in
the 1990s to 38.4% of those built after 2016.

A similar pattern held in the Vancouver CMA, where nearly three in five new condominium apartments that are
under 600 square feet (58.4%) were investment properties in 2022, compared with 38.9% of those that
are 800 square feet and over. The proportion of smaller units in new construction has also increased in recent
decades, although this trend is less pronounced than in the Toronto CMA.

https://www.statcan.gc.ca/o1/en/plus/3237-condo-market-toronto-and-vancouver-home-investment-and-increasingly-rental-property
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Chart 1
The proportion of condominium apartments that are under 600 square feet grows in the census
metropolitan areas (CMAs) of Toronto and Vancouver
 

CMA of Toronto

CMA of Vancouver

0 10 20 30 40 50

share of condominium apartments (%) by period of construction

1991 to 2000 2001 to 2005

2006 to 2010 2011 to 2015

2016 to 2021

Source(s): Canadian Housing Statistics Program (5257).

http://www23.statcan.gc.ca/imdb/p2SV.pl?Function=getSurvey&SDDS=5257
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Chart 2
The proportion of condominium apartments that are 800 square feet and over decreases in the
census metropolitan areas (CMAs) of Toronto and Vancouver
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Source(s): Canadian Housing Statistics Program (5257).

Higher share of condominium apartment buildings operating like rental buildings in
Ontario

In some parts of Ontario, the share of condominium apartments used as investment properties is notably high.
In 2022, this was particularly true in the London CMA, where 85.5% of condominium apartments were used as
investment properties, and in the CMAs of Windsor (64.4%) and Kitchener-Cambridge-Waterloo (60.7%). These
figures are well above the provincial average of 43.5%.

http://www23.statcan.gc.ca/imdb/p2SV.pl?Function=getSurvey&SDDS=5257
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Chart 3
The share of condominium apartments used as investment properties varies in the 10 largest
census metropolitan areas in Ontario, 2022
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Source(s): Canadian Housing Statistics Program (5257) and table 46-10-0070-01.

A potential explanation for these results is that some large condominium apartment buildings are owned entirely by
a single business entity and are run as if they are rental apartment buildings. This phenomenon emerged in part
because of tax incentives that used to prevail in some Ontario cities, whereby buildings split into distinct
condominium apartments could face lower municipal tax rates than rental buildings. As a result, developers of large
apartment buildings would sometimes classify them differently for tax purposes, rather than treat them as a single
rental property.

When excluding condominium apartment buildings owned by a single investor, the share of condominium
apartments used as investment properties would drop to a level closer to the provincial average in most CMAs in
Ontario. Excluding these properties, the share of investment properties among condominium apartments
in 2022 was 37.2% in Windsor, 47.0% in Kitchener-Cambridge-Waterloo and 47.6% in London. It is notable that this
phenomenon is not prevalent in the Toronto CMA, where the share of investment properties among condominium
apartments remained stable, at about 4 in 10 properties. This phenomenon is also less prevalent in the other
provinces studied.

http://www23.statcan.gc.ca/imdb/p2SV.pl?Function=getSurvey&SDDS=5257
https://www150.statcan.gc.ca/t1/tbl1/en/tv.action?pid=4610007001
https://www.cmhc-schl.gc.ca/professionals/housing-markets-data-and-research/market-reports/housing-market/housing-market-insight?pdf_geo=9EE6E91C-4719-412C-909E-A4B27F3FB16E$pdf_edition=E25FE909-60DA-44A7-98E4-36AD2E6B4757
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Chart 4
The share of condominium apartments used as investment properties varies less among census
metropolitan areas in Ontario when excluding condominium apartment buildings owned by a
single investor, 2022
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Source(s): Canadian Housing Statistics Program (5257).

Did you know we have a mobile app?
Download our mobile app and get timely access to data at your fingertips! The StatsCAN app is available for
free on the App Store and on Google Play.

Note to readers

In this release, an investor is defined as an owner who owns at least one residential property that is not used as their primary place of
residence. This category can include secondary residence owners, residents of other provinces or countries, short- or long-term rental
owners, for-profit businesses and speculators.

The properties owned by these investors are considered investment properties if they are not the primary residence of one of the
owners.

For more information on the methodology, please consult past publications on investment properties and investor profiles.

Geographical boundaries

The Canadian Housing Statistics Program (CHSP) disseminates data based on the geographical boundaries from the Standard
Geographical Classification 2016.

The CHSP database does not contain information about residential properties on reserves.

http://www23.statcan.gc.ca/imdb/p2SV.pl?Function=getSurvey&SDDS=5257
https://www.statcan.gc.ca/en/sc/mobile-applications?utm_source=daily-article-en&utm_medium=web&utm_campaign=statcan-statcan-sma-24-25
https://play.google.com/store/apps/details?id=com.statcan.StatCan
https://apps.apple.com/ca/app/statscan/id1581143394
https://www150.statcan.gc.ca/n1/pub/46-28-0001/2023001/article/00001-eng.htm
https://www150.statcan.gc.ca/n1/pub/46-28-0001/2023001/article/00002-eng.htm
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Available tables: 46-10-0069-01 and 46-10-0070-01.

Definitions, data sources and methods: survey number 5257.

For more information, or to enquire about the concepts, methods or data quality of this release, contact us
(toll-free 1-800-263-1136; 514-283-8300; infostats@statcan.gc.ca) or Media Relations
(statcan.mediahotline-ligneinfomedias.statcan@statcan.gc.ca).

https://www150.statcan.gc.ca/t1/tbl1/en/tv.action?pid=4610007001
https://www150.statcan.gc.ca/t1/tbl1/en/tv.action?pid=4610006901
http://www23.statcan.gc.ca/imdb/p2SV.pl?Function=getSurvey&SDDS=5257
mailto:infostats@statcan.gc.ca
mailto:statcan.mediahotline-ligneinfomedias.statcan@statcan.gc.ca

