
JLL Research Report

Canada | Q1 2021

Vacancy sets a new historic low as rents reach an all time high

Industrial Outlook
Research



Contents

Industrial Outlook | Canada | Q1 20212

Economic outlook 3

Key trends 5

State of the market 6

Local Markets

Metro Vancouver 10

Calgary & Area 11

Greater Edmonton Area 12

Metro Winnipeg 13

Greater Toronto Area 14

Greater Ottawa Area 15

Greater Montréal Area 16

Greater Montréal Area (French) 18

Appendix 19

About JLL 21



Industrial Outlook | Canada | Q1 20213

After a tumultuous 2020, the Canadian economy is already  
showing evidence of a strong rebound this year.  This is 
turning up both in economic and real estate metrics.  Over 
300,000 jobs were created over the course of the first 
quarter, pushing the unemployment rate down to 7.5%.  
However, some of these gains were walked back in April as 

a third wave and renewed lockdowns pushed 
unemployment back to 8.1% in April.  Statistics Canada 
estimates that the full unemployment rate – which would 
account for people who wish to work but have not been 
actively searching – is around 10.5%. 
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Vaccine rollouts are accelerating after getting off to a slow 
start.  Canada is now on track to reach full inoculation by 
September, and perhaps sooner given recent approvals of 
Johnson & Johnson and AstraZeneca doses.

With winter thawing and some countries gradually 
reopening, oil prices have jumped markedly.  Western 
Canadian Select prices more than doubled from 
November, now surpassing $50/barrel and strengthening 
the Canadian Dollar.   

The federal government in April released Budget 2021: A 
Recovery Plan for Jobs, Growth, and Resilience. The plan 
offers $101 billion in spending commitments that will seek 
to drive a strong short-term rebound, and at the same time 
invest in the country’s long-term productive capacity.  
Some key pillars of the plan include an extension of 
Canadian Emergency Wage Subsidy and Canadian 
Emergency Rent Subsidy through September, subsidies for 

promoting affordable housing including commercial-to-
residential conversions, investments in climate change 
resiliency, and a proposal to drive the cost of daycare 
down to an average of $10 per day by 2026. 

The Bank of Canada’s most recent Monetary Policy Report 
in April 2021 laid out a more optimistic tone than its 
previous take in January, revising its GDP forecast from 4% 
to 6.5%.  In its analysis the bank cited the accelerated 
vaccine rollout, strengthening export markets, rising 
business confidence, further commitments to deficit 
spending, and a general downward trend in 
unemployment.  The Consumer Price Index will be one of 
the most closely watched indicators this year; if it goes well 
beyond a 3% annual increase, expect growing pressure on 
the Bank to hike its policy interest rate.  If it does not, 
expect the bank to rely on its bond-buying program 
(quantitative easing) rather than interest rates to influence 
the economy. 
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1.

Vacancy drops 20 
basis points to 
reach a new 
historic low of 2.5% 
while average rents 
get pushed to an all 
time high of $10.10

2.

Major leasing 
activity hits a 
cyclical high amid 
surging demand 
across a wide 
variety of user 
industries

3.

Under construction 
space rises to over 
30 million s.f., 
driven by large e-
commerce Built-to-
Suits and a revival 
of speculative 
development
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The Canadian industrial market pushed into new territory 
to start off 2021 with historically low vacancy. Vacancy 
dropped by 20 basis points to hit a remarkably low 2.5%. 
Interestingly, Toronto, by far Canada’s largest industrial 
market, witnessed a slight increase in vacancy. Meanwhile 
Vancouver, Montreal and Ottawa all saw further 
compression of their already low vacancy rates. In Alberta's 
more balanced market, Calgary saw a substantial decrease 
in vacancy, dropping 90-basis points in a single quarter 
and 170 basis points since Q3 2020 while Edmonton also 
observed a 40-basis point drop in vacancy. With vacancy in 
most markets across the country at or near all-time lows, 
the Alberta markets are the only two sizable markets where 
a significant amount of vacant space can be absorbed, 
making these markets key targets for occupier growth. 

Calgary is now on pace to see landlord favorable 
conditions as the year progresses.

Average rental rates have hit a new all time high of $10.10 
psf as most markets have continued to experience upward 
pressure on rates. The rate of increase has slowed to 5.3% 
year over year, down from the unsustainable double-digit 
increases seen last year. Nevertheless, strong rental rate 
growth is expected across the country. In Calgary, where 
rates have been stagnant, upward pressure is expected to 
increase considerably as that market continues to see its 
available product absorbed. Meanwhile in Montreal, where 
vacancy is the lowest in the country, rates have begun to 
take off, jumping 12.8% year-over-year and 7.1% from just 
last quarter. 

Canada key statistics

Inventory (s.f.)
Total 

vacancy
Total 

availability

Quarterly net 
absorption 

(s.f.)

YTD net 
absorption 

(s.f.)

Quarterly 
Completions 

(s.f.)

YTD 
Completions 

(s.f.)

Under 
construction

(s.f.)

Q1 2021
direct net 

rent
1,834,867,722 2.5% 3.5% 6,446,082 6,446,082 2,551,675 2,551,675 30,669,097 $10.10

The industrial market enters uncharted territory with historically 
low vacancy
With vacancy at only 2.5% the market continues to experience upward pressure on rental rates

Source: JLL Research , CoStar, Altus Insite 
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Major lease volume continued to heat up to start off the 
new year. Large block leasing increased 22.9 percent over 
last quarter and almost doubled year-over-year.  This has 
been driven by surging demand across many industries; 
however, this also has to do with industrial users getting up 
to speed in their occupancy planning after being unable to 
make real estate decisions in the onset of the pandemic.  

E-commerce demand has remained exceptionally strong 
with several notable deals executed in Montreal, Toronto 
and Vancouver. However, there is a noteworthy increase in 
the diversity of tenants executing on deals since the initial 
onset of the pandemic, which will make the market more 
robust moving forward. In Q2 2020 e-commerce alone 
accounted for over 45% of major lease volume as activity 
across other industries dropped. Since that point non-e-
commerce leasing has surged, exceeding pre-COVID levels 
for the past 3 consecutive quarters.

This quarter saw the continued emergence of film 
production companies in the industrial market. While 
Vancouver and Toronto have long seen strong demand 
from these industries, Calgary is emerging as a destination 
as well. SIM international signed a major deal, William F. 
White leased two large spaces, and MBS studios took 
multiple properties in and around Calgary. With space in 
extremely short supply in Vancouver, particularly larger 
spaces, production companies have made the move 
inland. Meanwhile, 3PL and logistics users also saw strong 
activity on the quarter. Bulletproof logistics inked two 
major deals in Montreal this quarter. Meanwhile, Metro 
Logistic dominated the leasing landscape in Calgary with 2 
of the top 3 largest new deals on the quarter. Metro 
Logistics also took almost 300,000 square feet in Caledon, 
just outside of Toronto, with the third notable lease they 
have signed in the area over the last 12 months.

Major leasing activity hit a cyclical high as demand surges from a 
wide variety of industries
While e-commerce leasing had a strong quarter, activity has surged across several industries 

Source: JLL Research *Based on leasing activity over 50,000 s.f.
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Total industrial space under construction in Canada’s 
major markets hit almost 30.7 million s.f. this quarter as 
developers have increased efforts to get product to market 
amid historic demand. Under construction space had seen 
a notable drop during the initial onset of the COVID-19 
pandemic as government-mandated construction 
stoppages and economic uncertainty stalled projects. 
Since that point construction has roared back, growing 
35.2% over that time. 

Speculative development played a role in the increase. 
While speculative starts stopped almost entirely in Q2 
2020, the evident strength of the market has encouraged 
new builds. These speculative starts include Canada’s first 
true multi story industrial building at Oxford’s Riverbend 
Business Park in Burnaby. In Q2 of last year both Montreal 

and Calgary had a construction pipeline dominated by 
built-to-suit product including Lowes’ 1.2 million s.f. facility 
just north of Calgary and Ikea’s 1.2 million s.f. facility on 
Montreal’s south shore. However, these markets have seen 
a notable uptick in speculative development 
groundbreaking with many more recently announced 
projects expected to start in Montreal later this year.

Built-to-suit starts have also been strong.  However, their 
impact is skewed by 2 large multi-story facilities in Ottawa 
and Edmonton. Combined they total almost 6 million s.f.
While not true multi-story facilities like the Oxford site in 
Burnaby, they do represent innovative ways developers 
and users are creating more usable floor area in the face of 
very low vacancy and high land costs. 
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Under construction space hits a cyclical high as developers rush to meet 
demand
After a slowdown in starts early last year construction has seen a significant ramp up

Source: JLL Research , CoStar, Altus Insite 
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Metro Vancouver

Vacancy in Greater Vancouver rapidly compressed this quarter dropping 40 
basis points and is now just 20 basis points off a historic low. While vacancy 
witnessed a slight uptick following the initial wave of the pandemic, the 
market is once again nearing negligible vacancy particularly for bulk space. 
Meanwhile, strata activity has also been red hot after a slight slowdown mid 
last year. Average rental rates have responded and jumped $0.31 since just 
last quarter and is now just shy of the $14.00 per square foot mark. 

Since the second half of last year leasable bulk distribution space has been 
in particularly high demand as e-commerce sales have surged. While 
availability for this space is very low, several large lease deals crossed the 
goal line this quarter. This includes a 203,000 s.f. deal at 7400 Vantage Way 
in Delta that was snapped up by an e-commerce user. Also, a government 
agency leased 158,000 s.f. at 4551 Agar Way in Richmond and Canada Post 
inked a 110,000 s.f. deal at 8181 Churchill Street in Delta. Landlords have 
taken notice of this demand. This quarter QuadReal purchased a 10.3-acre 
redevelopment site at 150 Glacier Road in Coquitlam from an investor. 
QuadReal plans to market a modern last mile distribution facility on the site 
for lease.

After a slowdown in speculative starts mid last year, development has 
picked up significantly with almost 4.9 million s.f. of space currently under 
construction. However, due to last years slowdown on starts, only 3.1 
million square feet is expected to cross the goal line this year and over 85% 
of that space has been taken by a user. Looking into 2022 deliveries, there 
are still some large speculative builds such as Oxford’s multi story in 
Burnaby that are available but with significant interest in the site already, it 
will likely be leased up long before completion. 

Outlook
With demand for industrial space at unprecedented levels, vacancy is 
expected to drift downwards and potentially set a new historic low below 
1.6% later this year. Rental rates and strata pricing will continue to see 
significant upward pressure under these conditions. 

Vacancy chases a historic low while new 
construction is unlikely to supply much relief

• Vacancy dropped 40 basis points to once again rest in the sub 2.0% 
range

• Rental rates continue to climb to $13.98, which is a 4.3% year over 
year increase

• The under-construction pipeline continues to increase hitting almost  
4.9 million s.f. this quarter

Fundamentals Forecast
YTD net absorption 1,110,636 s.f. ▲
Under construction 4,879,068 s.f. ▶
Total vacancy 1.8% ▼
Sublease vacancy 1,548,457 s.f. ▶
Direct asking rent $10.39 p.s.f. ▲
Sublease asking rent $8.96 p.s.f. ▲
Concessions Stable ▶
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For more information, contact:  Chad Piche | chad.piche@am.jll.com
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Calgary & Area

The Calgary market has started the year strong with vacancy declining 
rapidly for the second straight quarter. Strong demand from large users 
witnessed at the end of last year has carried over into 2021 as many notable 
large deals were reached this quarter. The largest new deal of the quarter 
was inked by a food distributor for over 240,000 s.f. at High Plains Building 3 
in Balzac. Metro Logistics also got into the action in a big way signing deals 
at both 4100 Westwinds Drive NE and 11550 Barlow Trail NE for about 
160,000 s.f. each. Meanwhile Groupe Touchette Real Estate Inc. purchased 
4640-4888 72nd Avenue SE at 245,500 s.f. amid increasingly active sales 
activity.

The biggest story this quarter was the explosion of the film industry taking 
industrial space for production and further adding to the diversity of users 
in the Calgary market. Notably,  William F. White leased 109,000 s.f. at 6740 
76 Avenue SE and 87,000 s.f. at 5616 80 Avenue SE, while SIM International 
took 67,000 s.f. at 4900 52nd Street SE. MBS Studios has also leased over 
100,000 s.f. though multiple properties in SE Calgary. As demand for 
streaming services has flourished during the ongoing pandemic production 
studios have been active in hubs like Vancouver. However, with vacancy 
near historic lows, studios have migrated inland in search of space.  

On the construction front completions were modest on the quarter totaling 
about 270,000 s.f. and most of it was already accounted for by users. 
Notably, the CHEP built to suit was the largest completion on the quarter at 
150,000 s.f. Under construction space has begun to ramp up with the 
commencement of 261053 Range Road 292 and High Plains Building 7 at 
about 200,000 and 400,000 s.f. respectively. However, the construction 
pipeline is still 72.0% leased or sold to users, so little of this new product will 
still be available upon completion. 

Outlook
Vacancy is expected to continue to decline through 2021 due to strong 
demand from an increasingly diverse user mix and minimal speculative 
completions expected for the rest of this year. Rental rates, which have 
been flat for the past several years, are expected to see upward pressure as 
the market continues to tighten. 

Demand from the film industry emerges as the 
industrial market sees strong fundamentals

• Vacancy dropped 90 basis points in a single quarter and 170 basis 
points in the last 2 quarters

• Net absorption was over 1.6 million s.f., well above the 5-year historic 
average of 580,000 s.f.

• Average asking rental rates are up 2.6% year over year and have 
remained relatively flat over the past several years

Fundamentals Forecast
YTD net absorption 1,619,818 s.f. ▶
Under construction 2,428,274 s.f. ▲
Total vacancy 5.3% ▼
Sublease vacancy 1,548,457 s.f. ▼
Direct asking rent $9.83 p.s.f. ▲
Sublease asking rent $5.51 p.s.f. ▲
Concessions Stable ▶
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For more information, contact:  Chad Piche | chad.piche@am.jll.com
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Edmonton

Even with the continued strain brought on by the pandemic the Edmonton 
industrial market has continued its trend of recovery into 2021. A total of 
483,493 square feet of positive absorption took place in the first quarter 
which has resulted in the total vacancy dropping by 40 basis points to 5.9 
percent.  Most markets experienced a drop in vacancy with the exceptions 
of St. Albert, Acheson and Nisku, which are staged to see new supply added 
mid to late 2021. Over 4,418,967 square of new supply is earmarked to arrive 
over the coming quarters and with a probable outcome of vacancies 
trending upwards across the market. However, with the stabilization in oil 
prices and continued demand from e-commerce, tenant's vacancy will 
likely stabilize in the short term.

Notable transactions include NTD leasing 69,716 square feet at 3006 51st 
Avenue in Cornerstone Business Park and Canada Cartage leasing 219,380 
square feet at 1535 39 Avenue in Border Business Park.  Despite the healthy 
transactions flow, direct asking net rents have remained flat and saw a 
minor drop of 0.2 percent year over year. 

Outlook
Edmonton continues its recovery efforts that have been lingering since 
2015/16 across the province due to the oil & gas collapse. Unemployment 
levels are trending back to pre-pandemic numbers and provide optimism 
heading into year two of the global pandemic. There will continue to be 
increasing demand for economical manufacturing and distribution space 
including last mile delivery properties. This is further complimented by 
consumers continued spending which has resulted in an increase in 
automotive and recreational vehicle sales and the reflective space demand. 
Further, a rise in non-oil & gas manufacturing for the support of specialized 
industries such as data centres and related business is starting to emerge as 
owner/user or tenants backfilling older generation fabrication facilities.

Vacancy continues its downward trend but likely to 
see uptick in near future, as new supply comes to 
market

• The Edmonton industrial market posted 483,493 square feet of 
positive net absorption in 2021.

• Average asking rents dropped by a nominal 0.2 percent, year-over-
year, from $9.68 per square foot in Q1 2020 to $9.66 per square foot in 
Q1 2021.

• Total vacancy contracted by 80 basis points, from 6.7 percent in Q1 
2020 to 5.9 percent in Q1 2021.

Fundamentals Forecast
YTD net absorption 483,493 s.f. ▶
Under construction 4,418,967 s.f. ▼
Total vacancy 5.9% ▲
Sublease vacancy 494,115 s.f. ▲
Direct asking rent $9.66 p.s.f. ▶
Sublease asking rent $8.54 p.s.f. ▼
Concessions Falling ▼

-2

0

2

4

2017 2018 2019 2020 2021

M
ill

io
ns

 

Supply and demand (s.f.) Net absorption
Deliveries

0%

2%

4%

6%

8%

2015 2016 2017 2018 2019 2020 2021

Total vacancy (%)

$0
$2
$4
$6
$8

$10
$12

2015 2016 2017 2018 2019 2020 2021

Average asking rent ($ p.s.f.) 
Direct Sublease

For more information, contact:  Chad Piche | chad.piche@am.jll.com
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Winnipeg

Despite a minor increase in overall vacancy in Q1 2021, demand for 
industrial space in the Winnipeg market continues to run at an all-time high 
and user growth is expected to resume in the coming quarters. Vacancy 
rose to 4.5% this quarter, up 30 basis points from Q4 2020, mainly due to a 
few new large vacancies that came to the market along with two new 
development projects that were completed in the quarter and are now 
available for lease.

The northwest submarket saw the most significant increase in vacancy this 
quarter as rates increased from 6.5% in Q4 2020 to 7.7% in Q1 2021. The 
remaining submarkets held relatively constant.

New development activity continues with a primary focus in the northwest 
submarket. Along with the 192,000 s.f. delivered in the quarter, there is 
currently over 300,000 sf of space under construction with most of it being 
speculative in nature. This level of development activity reinforces that 
northwest Winnipeg continues to be the most highly sought-after industrial 
segment of the Winnipeg market. 

Demand for end-user ownership of real estate continues to be at an all-time 
high due to low-interest rates and strong corporate balance sheets.

Outlook

We expect to see significant absorption in the next two quarters based on 
strong demand for industrial space. However, we anticipate that 
announcements of new development projects will slow as the market 
works to absorb the 760,000 sf that was brought to the market in 2020, 
along with the 420,000 sf that is currently under construction and expected 
to be ready for occupancy by year-end.

Despite a slight rise in vacancy user demand 
remains very strong

• Approximately 192,000 sf of new competitive industrial product was 
delivered in the first quarter of 2021

• Over 400,000 sf of industrial space is currently under construction
• Demand for space continues to be incredibly strong throughout the 

market
• Sale prices and demand for end-user buildings continues to rise

Fundamentals Forecast
YTD net absorption -92,441 s.f. ▲
Under construction 419,440 s.f. ▶
Total vacancy 4.5% ▼
Sublease vacancy 52,584 s.f. ▶
Direct asking rent $9.20 p.s.f. ▲
Concessions Stable ▶
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Greater Toronto Area

The Toronto industrial market has continued to run at full speed to kick off 
2021. Large lease volume over 100,000 s.f. remained elevated registering an 
over 83% increase in volume over Q1 2020. This quarter, leasing has been 
particularly active in under construction spec builds as large bay modern 
product ready for immediate use has become increasingly rare.  Almost 74% 
of under construction space has now been taken by a user which is up from 
55.4% in Q2 2020. This quarter an e-commerce user inked a deal in several 
new builds expected to deliver this year in the west end. Meanwhile SNS 
activewear took almost 280,000 s.f. at 6675 Langstaff Road in Vaughan 
which is also under construction. In Durham, where a wave of speculative 
new product was recently delivered, Lear inked a 185,000 s.f. deal at 
Carttera’s 1652 Tricont Avenue in Whitby. In nearby Oshawa, Aosom.ca and 
Canatom signed major deals at Panattoni’s 1121 and 1147 Thornton Road 
South site. 

Sales volume this quarter hit almost $1.3 billion which is more than double  
Q1 2020 volumes and almost 5 times the volume of Q2 2020. The largest 
purchase of the quarter was 100 – 110 Iron Street acquired by Triovest. Also 
of note, an e-commerce user purchased a former flea market on 40 acres of 
land at 1400 Squires Beach Road in an innovative way to secure a site for 
future use amid an extremely tight leasing market.

Deliveries this quarter was a modest 1.6M s.f. and consisted of Panattoni’s
1121 and 1147 Thornton Road development along with Beedie’s strata 
development at 2340 & 2370 Meadowvale Boulevard. However, substantial 
completions are expected in the coming quarters and deliveries this year 
are expected to reach 10.5M s.f. This is shy of the 11.9M s.f. of new supply in 
2020 but still well above the 6.5M s.f. averaged between 2014 and 2019. 

Outlook
With continued elevated leasing activity and a construction pipeline with 
little available space, vacancy is expected to remain below 2% and may 
even drift back towards a historic low of 1.2% later this year. This will keep 
upward pressure on rental rates and is expected to ignite significant 
speculative construction starts later this spring and summer.

Users scramble to find modern product with no 
relief from tight market conditions in sight

• Vacancy inched up 10 basis points to 1.7% but has remained below 
the 2% mark for 10 consecutive quarters

• Rental rates continued to climb to $10.39 psf and are up 9.8% year 
over year

• Absorption on the quarter totaled a modest 1.3M s.f. but occupier 
growth has continued to be constrained by very low vacancy and 
modest construction completions on the quarter

Fundamentals Forecast
YTD net absorption 1,263,021 s.f. ▲
Under construction 10,257,580 s.f. ▶
Total vacancy 1.7% ▼
Sublease vacancy 1,548,457 s.f. ▶
Direct asking rent $10.39 p.s.f. ▲
Sublease asking rent $8.96 p.s.f. ▲
Concessions Stable ▶
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Greater Ottawa Area

After a slight uptick  in vacancy last year amid the initial onset of the 
pandemic, Ottawa’s industrial vacancy raced downward on strong user 
growth. Ottawa has now joined Montreal, Toronto and Vancouver in the sub 
2.0% vacancy range. As vacancy hits a historic low, rents are now at an all-
time high hitting $12.44 per square foot on the quarter. This is an increase of 
7.3% since just last quarter and a 11.1% increase year over year. This makes 
Ottawa the priciest major market in the country outside of Metro Vancouver. 

Notable transactions on the quarter include Boyd Moving and Storage who 
inked a 24,300 s.f. lease at 899 Ages drive, which is now fully leased. 
Meanwhile, a notable investor purchase this quarter was Oakview Capitol 
who picked up 110 Bentley Avenue at 72.565 s.f. for just over $10.5 million. 
On the user side Access Self Storage purchased 125 Colonnade Road at 
56,700 s.f. for $12.0 million. 

While construction is still dominated by a single large built to suit e-
commerce facility, the pipeline has shown early signs of an influx of 
speculative development amid historically tight market conditions. Of note 
2807 Swansea Crescent is now underway and will provide 55,940 s.f. of new 
space to the market. Additionally, 4120 Russel Road will be the first phase of 
Avenue 31’s National Capital Business Park which will soon supply the 
market with over 145,000 s.f. of new modern product. Eventually this 
development could bring about 1.3 million square feet of much needed 
industrial space to the market.

Outlook
Vacancy rates are expected to hover near the 2.0% mark in the coming 
quarters. User demand in many industries, particularly e-commerce is 
currently unprecedented, but the 3.0 million square feet of space expected 
to deliver in the next 12 months, this should help satisfy much of the 
demand. Non the less, landlord favorable conditions are expected to persist 
along with upward pressure on rental rates through the end of 2021. 

Rental rates accelerate upwards as vacancy hits a 
historic low

• Vacancy compressed by 50 basis points this quarter to reach a historic 
low of 1.9%

• Occupier growth was strong at over 230,000 s.f. while construction 
completions were minimal on the quarter.

• Rental rates saw a substantial uptick with a $0.85 increase quarter 
over quarter.

Fundamentals Forecast
YTD net absorption 230,108 s.f. ▲
Under construction 3,030,677 s.f. ▶
Total vacancy 1.9% ▶
Sublease vacancy 122,452 s.f. ▶
Direct asking rent $12.44 p.s.f. ▲
Sublease asking rent $9.47 p.s.f. ▲
Concessions Stable ▶
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Greater Montreal Area

This quarter the Greater Montreal Area saw large scale sales go through at 
particularly high costs per square foot. Notably on the island, 3500 Douglas-
B-Floreani was sold at $211.47 per square foot, totaling $90,750,000. The 
429,145 s.f. facility is leased long term to L'Oréal. Another example of the 
flourishing activity on the Island of Montreal is the sale of 4747 Côte Vertu in 
Saint-Laurent. The property sold for $158.96 per square foot, totaling 
$24,000,000 to Canada Wide, a fruit wholesale company. This property 
serves as an expansion to the already existing location, located in 
Beauharnois.    

On the leasing front, Q1 saw a lot of movement in terms of new leases, as 
well as many large-scale renewals. A notable new lease includes an e-
commerce user who leased a 482,600 s.f. facility from Broccolini at 1100-
1200 Norman Street in Lachine. Continuing the new leasing front, 
Bulletproof Logistics agreed to a long-term lease of 114,931 s.f. at 8100 
Cavendish in Saint-Laurent. This marks Bulletproofs second large scale 
industrial lease in the last 12 months, accompanying their previously leased 
300,000 s.f. at 1600 TransCanada. On the renewals side, Intramodal renewed 
their lease of 411,264 s.f. at 2200 TransCanada in Pointe-Claire. 

Vacancy rates dropped to an all time low at 1.6%, and average asking net 
rent in the GMA climbed above $8.00 for the first time ever. As industrial land 
on the island of Montreal has become increasingly scarce, speculative 
construction off the island has ramped up. ValDev announced two projects 
in Valleyfield, ValDev 5 and ValDev 10, totaling 312,000 and 613,000 s.f.
respectively. Montoni announced 5 projects in Laval and the South Shore, 
totaling 675,156 s.f. All these projects are expected to be completed by Q1, 
2022. 

Outlook
As speculative projects are completed over the course of 2021, we expect to 
see the vacancy rate climb slightly, which will give prospective tenants more 
choices for Class A product, primarily off the island of Montreal. The 
continually rising user demand will absorb much of the new product quickly 
however, so net rents should continue trending upward. 

Greater Montreal industrial vacancy drops to an 
all time low as rents continue to climb

• Vacancy rates drop to an all time low in the GMA
• With industrial land on the Island of Montreal increasingly scarce, 

speculative construction in the off-island suburbs has increased.
• Institutional investors continue to be very aggressive. 

Fundamentals Forecast
YTD net absorption 2,678,843 s.f. ▲
Under construction 5,235,091 s.f. ▲
Total vacancy 1.6% ▶
Sublease vacancy 125,191 s.f. ▶
Direct asking rent $8.12 p.s.f. ▲
Concessions Stable ▶
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Montréal

Au cours du plus récent trimestre, plusieurs ventes de grande envergure ont eu lieu à 
Montréal, et ce, à des prix au pied carré particulièrement élevés. Parmi les 
immeubles vendus sur l'île de Montréal, notons le 3500, rue Douglas-B.-Floreani, qui 
a été vendu au prix de 211,47 $ du pied carré, pour un total de 90 750 000 $. Ces  
installations de 429,145 pieds carrés sont louées à L'Oréal, en vertu d’un bail à long 
terme. Une autre vente illustrant le remarquable niveau d'activité sur l'île de 
Montréal est la vente du 4747, boulevard de la Côte-Vertu, dans l’arrondissement de 
Saint-Laurent. La propriété en question a été vendue à Canadawide, une grossiste en 
fruits et légumes, au coût de 158,96 $ du pied carré, pour un total de 24 000 000 $. 
Cette propriété s’ajoutera à leurs installations actuelles, situées à Beauharnois. 

Pour sa part, l’activité de location, a connu une recrudescence au cours du premier 
trimestre de 2021, en termes de nouveaux baux, ainsi que plusieurs renouvellements 
d’envergure. Parmi les nouveaux baux qui ont été conclus, mentionnons celui d'un 
usager du secteur du commerce électronique qui a loué des installations de 482 600 
pieds carrés de Broccolini, au 1100-1200, rue Norman, à Lachine. Toujours en ce qui 
conderne le domaine des nouveaux baux, Bulletproof logistique et distribution a 
signé un bail à long terme pour des locaux de 114 931 pieds carrés, au 8100, 
boulevard Cavendish, dans l’arrondissement de Saint-Laurent. Il s'agit du deuxième 
bail industriel d’importance qui ait été conclu par Bulletproof logistique et 
distribution au cours des douze derniers mois, le premier étant un bail pour des 
locaux de 300 000 pieds carrés, situés au 1600, autoroute Transcanadienne. Du côté 
des renouvellements, Intramodal a renouvelé son bail de 411 264 pieds carrés au 
2200, autoroute Transcanadienne, à Pointe-Claire. 

Le taux d'inoccupation des locaux industriels a atteint un creux historique de 1,6 %, 
tandis que le loyer net moyen affiché a dépassé la barre des 8 $ pour la toute 
première fois, dans le Grand Montréal. Les terrains industriels se faisant de plus en 
plus rares sur l'île de Montréal, la construction spéculative s'est accélérée en 
périphérie de celle-ci. ValDev a annoncé deux projets à Valleyfield, soit ValDev 5 et 
ValDev 10, comportant 312 000 et 613 000 pieds carrés, respectivement. Montoni a 
annoncé cinq projets à Laval et sur la Rive-Sud, totalisant 675 156 pieds carrés. Tous 
ces projets devraient être complétés d'ici le premier trimestre de 2022.

Perspectives
À mesure que les projets construits sur une base spéculative seront achevés au cours 
de l'année 2021, nous nous attendons à une légère augmentation du taux 
d'inoccupation, ce qui donnera aux locataires potentiels plus de choix pour le 
produit de catégorie A, principalement à l'extérieur de l'île de Montréal. Toutefois, la 
demande croissante provenant des utilisateurs absorbera rapidement une grande 
partie de ce nouveau produit, de sorte que les loyers nets devraient poursuivre leur 
tendance à la hausse.

Le taux d'inoccupation des locaux industriels du Grand 
Montréal a atteint un creux historique, alors que les loyers 
ne cessent d’augmenter

• Le taux d'inoccupation n'a jamais été aussi bas dans le Grand Montréal
• La rareté croissante de terrains industriels sur l'île de Montréal favorise la 

construction spéculative dans les banlieues situées en périphérie de l'île de 
Montréal

• Les investisseurs institutionnels sont toujours très actifs

Indicators Prévisions
Absorption nette CDA 2 678 843 pi.ca. ▲
En construction 5 235 091 pi.ca. ▲
Innocupation 1,6 % ▶
Taux d’inoccupation
pour sous-locations 125 191 pi.ca. ▶

Loyer affiché moyen 8.12 $ / pi.ca. ▲
Allocation Stable ▶
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Inventory 
Square feet (millions) 

Total vacancy rates 
Vacancy Rate (%)

YTD total Net absorption 
Square feet (millions) 

Average asking net rent
Asking rent ($/s.f.)
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Industrial Statistics

Inventory (s.f.)
Quarterly total 
net absorption 

(s.f.)

YTD total net 
absorption (s.f.)

YTD total net 
absorption (% 

of stock)

Total vacancy 
(%)

Total 
availability (%)

Direct 
Average  

asking net 
rent ($ p.s.f.)

Quarterly 
Completions 

(s.f.)

YTD 
Completions 

(s.f.)

Under 
construction (s.f.)

Vancouver 232,019,068 1,110,636 1,110,636 0.8% 1.8% 2.4% $13.98 410,448 410,448 4,879,068

Calgary 154,134,240 1,619,818 1,619,818 2.0% 5.3% 7.3% $9.83 270,895 270,895 2,428,274

Edmonton 185,649,724 483,493 483,493 0.5% 5.9% 7.5% $9.66 0 0 4,418,967

Winnipeg 79,254,357 -92,441 -92,441 1.4% 4.5% 4.5% $9.20 192,000 192,000 419,440

Toronto 827,163,772 1,263,021 1,263,021 1.0% 1.6% 2.5% $10.39 1,636,332 1,636,332 10,257,580

Ottawa 37,475,603 230,108 230,108 0.3% 1.9% 4.4% $12.44 42,000 42,000 3,030,677

Montreal 319,170,958 1,831,447 1,831,447 0.8% 1.6% 2.9% $8.21 0 0 5,235,091

Canada Total 1,834,867,722 6,446,082 6,446,082 0.4% 2.5% 3.5% $10.10 2,551,675 2,551,675 30,669,097

© 2021 Jones Lang LaSalle IP, Inc. All rights reserved. All information contained herein is from sources deemed reliable; however, no representation or warranty is made to the accuracy thereof.
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