
Economic Impact of Commercial  
Multi-Unit Residential Property  

Transactions in Toronto,  
Calgary and Vancouver,

2006-2008

SEPTEMBER 2009



Economic Impact of Commercial Multi-Unit  
Residential Property Transactions
in Toronto, Calgary and Vancouver, 

2006-2008

Prepared for:

The Canadian Real Estate Association

Prepared by:

Altus Group Economic Consulting

1580 Kingston Road Toronto Ontario  M1N 1S2
Phone: (416) 699-5645 

Fax: (416) 699-2252
economics@altusgroup.com

altusgroup.com

September 2009



Altus Group Economic Consulting

Economic Impact of Commercial Multi-Unit Residential Property Transactions  
in Toronto, Calgary and Vancouver, 2006-2008

EXECUTIVE SUMMARY

The purchase and sale of a multi-unit residential property generates sizeable economic 
activity in a number of industries across the Canadian economy. The average multi-unit 
residential property transaction produces fees for professional services, such as lawyers, 
real estate agents, appraisers and financial institutions in addition to fees and tax revenue 
to government. In addition, the purchase and sale of a multi-unit residential property can 
precipitate capital expenditures to upgrade the building prior to or after the transaction has 
closed. For example, it may be negotiated prior to transaction that the vendor must update 
windows or parking facilities. Alternatively, an investor may update the building after purchase 
to extract greater rents as part of an investment strategy. 

During the period between 2006 and 2008, for example, a total of $287,850 in ancillary 
spending was generated by a typical multi-unit residential property transaction in the Greater 
Toronto Area (GTA), Greater Calgary Area (GCA) or Greater Vancouver Area (GVA). For 
transactions valued under $3 million, the average ancillary spending was $124,400, and 
$582,000 in ancillary spending for property transactions valued $3 million and over. These 
estimates exclude capital gains taxes and Capital Cost Allowance (CCA) recapture.

Spin-off benefits generated by ancillary spending in the GTA, GCA and GVA totalled  
$137 million per year over the 2006 to 2008 period. Nearly half of these spin-off benefits 
were generated in the GTA, where multi-unit residential property transactions totalled  
approximately $70 million. If multi-unit residential property transactions in the entire Canada 
were analyzed, these spin-off benefits would be larger. 

Multi-unit residential property transactions (which account for some 15% of all commercial 
transactions) also generate direct and indirect employment in the Canadian economy. Between 
2006 and 2008, 762 jobs were attributable to multi-unit residential property transactions in 
the GTA, GCA and GVA alone. This is equivalent to some 53 direct and indirect jobs created 
in the economy for each 100 transactions on an annual basis. 
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INTRODUCTION

The economic impact of multi-unit residential property transactions generates significant 
economic activity across the Canadian economy. The economic activity generated by the 
sale of a typical multi-unit residential property generates fees for professionals such as 
lawyers, appraisers, real estate agents, mortgage brokers, etc. as well as tax revenue and 
fees to government. In addition to professional service and government fees and tax revenue, 
vendors and purchasers of multi-unit residential properties typically undertake various 
capital expenditures either in compliance with code requirements, or as part of an income 
maximization strategy. These expenditures are said to be generated from the purchase and 
sale of the multi-unit residential property and provides stimulus to the Canadian economy. 

To quantify these effects, the Canadian Real Estate Association (CREA) commissioned 
Altus Group Economic Consulting to prepare estimates of the economic impacts resulting 
from multi-unit residential property transactions. This story examines transactions in the 
markets of Toronto (GTA), Calgary (GCA) and Vancouver (GVA). 

Three measures of economic impacts are assessed in this report:
 ● Typical ancillary spending per property transaction (by city);
 ● Annual average spin-off benefits from multi-unit residential property transactions,  
  based on sales from the past three years; and
 ● Annual average direct and indirect employment by sector generated through all  
  multi-unit residential property transactions in these cities over the past three years. 

This report presents a review of these estimates for the three cities. The methodology used 
in its preparation is presented in the Appendix.
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MULTI-UNIT RESIDENTIAL PROPERTY TRANSACTIONS GENERATE 
SIGNIFICANT SPENDING IN THE CANADIAN ECONOMY1 

Multi-unit residential property transactions generate significant economic activity across a 
broad range of industries. These impacts are connected to spending by either the vendor 
or the purchaser depending on a variety of factors including market conditions, the physical 
condition of the property, etc. These typical “transaction costs” can be broadly defined as 
costs incurred for professional services, capital expenditures and taxes. 

The distributions of these expenditures are summarized in Figure 1 for three Canadian cities. 
Expenditures are also summarized for transaction values under $3 million and transaction 
values $3 million and over. The benchmark of $3 million is utilized to differentiate between 
expenditures incurred by small investors and expenditures incurred by larger, often institutional, 
investors.

Capital expenditures incurred leading up to, or after a multi-unit residential property transaction 
can be significant and can resonate throughout a variety of industries, especially for  
transaction values $3 million and over. This underscores the importance of capital expenditures 
associated with the purchase of a multi-unit residential property. The high level of expenditure 
on multi-unit residential properties is due to a number of factors, including the physical 
characteristics of the structure and the type of investor involved in the purchase and sale. 
The purchasers of multi-unit residential properties valued $3 million and over are usually 
institutional and typically undertake investment strategies aimed at enhancing the value of 
the property. Real estate investment trusts (REITs), for example, typically derive value from 
purchasing properties and updating them with an eye to leveraging more income from the 
asset. Additional factors, which increase the level of capital expenditure, include the physical 
characteristics of the building – larger buildings typically have elevators and underground 
parking, which can necessitate significant capital expenditures. These factors underscore 
the importance of capital expenditures associated with the purchase of a multi-unit residential 
property and their impact on a variety of industries. 

1For purposes of this paper, a transaction is defined as the sale of a multi-unit residential property by a vendor to a purchaser and all 
ancillary expenditures typically associated with the change in ownership.
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Figure 1

Estimated Annual Expenditures Generated by the Average Multi-Unit 
Residental Property Transaction, Selected Cities

Source: Altus Group Economic Consultig based on information from various sources.

For all transaction values, professional service fees represent the largest expenditure 
incurred by the vendors and purchasers. Professional service fees include fees incurred to 
retain a purchasing and/or listing agent, a mortgage broker, processing fees applied by the 
lending institution, appraisal costs, building condition reports, etc. Professional service fees 
incurred at the purchase and sale of a multi-unit residential property also deviate slightly 
by province, with the western provinces benefiting from slightly lower fees charged by real 
estate brokers and lawyers. Fees on services for multi-unit residential property transactions 
valued under $3 million represent a significantly higher percentage of expenditures compared 
to property transactions valued $3 million and over. This is attributable to higher fees being 
charged (as a percentage of transaction value) on transactions of lower values. 

 Under $3 Million
Toronto  Calgary Vancouver

Dollars
Capital Expenditures: renovations and repairs 13,485 9,598 11,411 
Services: Financial, legal, real estate, appraisal,  
other professionals 

110,569 79,210 92,831 

Taxes (land transfer and indirect taxes) 48,457  - 27,497 
TOTAL 172,511 88,809 131,738 

 $3 Million and Over
Toronto  Calgary Vancouver 

Dollars
Capital Expenditures: renovations and repairs 85,358 123,437 55,312 
Services: Financial, legal, real estate, appraisal,  
other professionals 

324,160 398,411 231,905 

Taxes (land transfer and indirect taxes) 321,287 - 140,987 
TOTAL 730,805 521,848  428,204 

 All Transaction Prices
Toronto Calgary Vancouver 

Dollars
Capital Expenditures: renovations and repairs 52,658 30,419 26,476 
Services: Financial, legal, real estate, appraisal,  
other professionals 

226,983 137,592 140,555 

Taxes (land transfer and indirect taxes) 197,159 - 66,442 
TOTAL 476,800 168,011 233,472 
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Figure 2

Average Annual Expenditures Generated by Multi-Unit Residental Property 
Transactions, Toronto, Calgary and Vancouver

Source: Altus Group Economic Consulting based on information from various sources

Taxes, at both the provincial and municipal level also represent a significant expenditure in 
a multi-unit residential property transaction. These taxes come in the form of land transfer 
taxes and taxes on goods. Taxes also vary by province. Toronto is the only city analyzed that 
has a municipal land transfer tax incurred at the time of purchase (although the municipal 
LTT came in effect during the period studied). The provinces of Ontario and British Columbia 
also levy provincial land transfer taxes incurred at the time of purchase of a property. 

The sale of a multi-unit residential property transaction also brings about additional taxes 
in the form of capital gains taxes and the recapture of capital cost allowance (CCA). The 
recapture of CCA corresponds to any capital cost allowance claimed during the holding 
period of the multi-unit residential property that does not represent an actual decline in  
the market value as realized upon sale. In this analysis, the true level of overall taxation is  
understated as capital gains taxes and recapture of CCA are not factored into the analysis. 

The above noted taxes can have a significant impact on the overall transaction costs for  
a multi-unit residential property depending on market conditions and the holding period of  
the property. 
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When taxes were excluded, expenditure on professional services and capital expenditures 
vary only slightly between transactions in Toronto, Calgary and Vancouver. Properties in 
Toronto incur the most on capital expenditures followed by Calgary, then Vancouver. 

SPIN-OFF BENEFITS OF MULTI-UNIT RESIDENTIAL PROPERTY 
TRANSACTIONS

Between 2006 and 2008 an average of 476 multi-unit residential properties changed hands 
annually throughout Toronto, Calgary and Vancouver according to data supplied by RealNet 
Canada Inc. Property transactions under $3 million represented 64% of all sales, however, 
only 20% of the transaction value over that period. 

Multi-unit residential properties represented approximately 15% of the overall dollar volume 
for commercial property transactions in Toronto, Calgary and Vancouver (combined) between 
2006 and 2008. The market value of multi-unit residential property transactions as a share 
of all commercial property transactions varied slightly between the three areas analyzed, 
representing 13%, 25% and 15% in Toronto, Calgary and Vancouver, respectively. 

Figure 3 illustrates the total ancillary spending by city.

Figure 3
 
Average	Annual	Spin-off	Benefits	of	Multi-Unit	Residental	Property	
Transactions, Toronto, Calgary and Vancouver, 2006-2008

Source: Altus Group Economic Consulting based on Statistics Canada Input-Output Model
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The value of multi-unit residential property transactions in the Toronto market is dominated 
by properties valued $3 million and over. This includes a small number of very high-value 
transactions. The value of multi-unit residential property transactions in Calgary and Vancouver 
markets were more balanced between properties valued above and below the $3 million 
benchmark.

The economic activities attributable to multi-unit residential property transactions in these 
three markets were large. Between 2006 and 2008, multi-unit residential property transactions 
contributed approximately $412 million in spin-off benefits to Toronto, Calgary and Vancouver, 
an annual average of $137 million. Although these spin-off benefits apply only to Toronto, 
Calgary and Vancouver they can generate expenditures across the Canadian economy. In 
addition, if multi-unit residential property transactions across the entire Canadian economy 
were analyzed, these spin-off benefits could be significantly greater. 

A TOTAL OF 762 DIRECT AND INDIRECT JOBS WERE GENERATED 
ANNUALLY BETWEEN 2006 AND 2008 BY MULTI-UNIT RESIDENTIAL 
PROPERTY TRANSACTIONS

Expenditures on activities related to the purchase of a multi-unit residential property transaction 
result in three distinct rounds of employment impacts on the economy (see Figure 4):
 ● Direct impacts – economic activity in the industries supplying products and services 
  to the multi-unit residential property. Examples include the jobs generated in the  
  manufacturing, construction and real estate sectors involved in producing and  
  providing the specific goods and services required by purchasers.
 ● Indirect impacts – economic activity in industries providing goods and services to 
  the industries involved in the direct round. Examples include the raw materials and  
  components used in producing manufactured products; the wood and other  
  industries involved in providing inputs to the manufacture of building products; and  
  the computers and other goods used by financial and real estate service firms  
  involved in the sale of financing for the multi-unit residential property. The chain  
  reaction spreads across the economy and provides employment in a wide range of  
  industries that supply those directly involved in providing goods and services.
 ● Spin-off impacts – the so-called Keynesian multiplier effect resulting from the 
  expenditure of incomes generated in the first two rounds. The wages, salaries and  
  other income that accrue to households as a result of the direct and indirect rounds  
  will, in turn, generate economic activity as these households spend their incomes  
  in the general economy. The relationship between these spin-off impacts and the  
  initial expenditure resulting from the purchase of a multi-unit residential property  
  is less clear than in the direct and indirect rounds – much household spending  
  would occur regardless of whether it is financed by wages and salaries, or through  
  unemployment insurance, other government transfers or savings if the direct and  
  indirect employment did not occur.
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Figure 4
 
Annual Average Direct and Indirect Employment Generated by Multi-Unit 
Residental Property Transactions in Toronto, Calgary and Vancouver, 
2006-2008

Source: Altus Group Economic Consulting based on Statistics Canada Input-Output Model

All told, multi-unit residential property transactions in Toronto, Calgary and Vancouver generated 
an estimated 762 direct and indirect jobs across Canada on an average annual basis during 
the period between 2006 and 2008. Based on these findings, on average some 53 jobs are 
created for every 100 multi-unit residential transactions that take place. This finding suggests 
that transactions of this type are very important generators of economic activity and jobs, 
primarily in local communities. 

The majority of these jobs are created in the direct round – the jobs generated by the goods 
and services directly related to the multi-unit residential property transaction. An estimated 
annual 470 jobs were created in the direct round and an additional 292 jobs were created 
in the indirect round – jobs required to produce the inputs necessary to produce the goods 
and services involved in the direct round.

The distribution of direct and indirect employment by province is illustrated in Figure 5.

CANADA

Total: 762 jobs

Indirect
292 jobs
(38.35%)

Direct
470 jobs
(61.7%)
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Figure 5
 
Annual Average Direct and Indirect Employment Generated by Multi-Unit 
Residental Property Transactions in Toronto, Calgary and Vancouver, by 
Province, 2006-2008

Source: Altus Group Economic Consulting based on Statistics Canada Input-Output Model

THE MAJORITY OF EMPLOYMENT GENERATED BY MULTI-UNIT 
RESIDENTIAL PROPERTY TRANSACTIONS WERE IN THE  
PROFESSIONAL SERVICE INDUSTRIES

The primary beneficiaries of employment generated from multi-unit residential property 
transactions were the professional services and finance, insurance and real estate industries 
(FIRE). All told, across Canada approximately 560 jobs were generated annually in these 
industries between 2006 and 2008, representing 73.5% of total employment generated 
from multi-unit residential property transactions. 

Figure 6 provides a detailed breakdown of jobs created by industry in the Canadian economy 
from multi-unit residential property transactions in Toronto, Calgary and Vancouver. 
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Figure 6
 
Direct and Indirect Employment Generated by Multi-Unit Residental 
Property Transactions in Toronto, Calgary and Vancouver, by Industry, 
2006-2008

Source: Altus Group Economic Consulting based on Statistics Canada Input-Output Model

In addition to jobs created in the FIRE and professional service industries, there were also 
a variety of jobs generated in other industries between 2006 and 2008. These industries 
included the trade, manufacturing and construction and other services industries. These  
industries combined represented 26.5% of jobs generated from multi-unit residential property 
transactions in Toronto, Calgary and Vancouver. 

The majority of jobs created in the professional services, finance, insurance and real estate 
industries were generated in the direct round (see Figure 7). The high percentage of jobs 
created in the direct round is a function of the types of services offered in these industries. 
Lawyers, real estate agents, appraisers and financial institutions all play a direct roll in the 
purchase and sale of a multi-unit residential property. 

In the construction & manufacturing and trade industries approximately half of the jobs 
generated were in the direct round. Many of these jobs were tied to supplying goods and 
services directly involved in the direct round. 
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The vast majority of jobs generated in the other services industry, such as those in the 
transportation industry, were created in the indirect round. Approximately 98% of employment 
generated in the other services industry was created in the indirect round.

Figure 7
 
Direct and Indirect Employment by Industry, Generated by Multi-Unit 
Residental Property Transactions in Toronto, Calgary and Vancouver, 
Canada, 2006-2009

THE MAJORITY OF JOB CREATED BY MULTI-UNIT RESIDENTIAL 
PROPERTY TRANSACTIONS WERE IN THE PROVINCE WHERE 
THE TRANSACTION TAKES PLACE

The majority of jobs created by ancillary spending attributable to multi-unit residential property 
transactions were generated in the province where the transaction occurs. Figure 8 illustrates 
that approximately 95% of jobs generated by transactions in Toronto, Calgary and Vancouver 
are in Ontario, Alberta and British Columbia. 

Direct Indirect TOTAL Distribution Direct as % of Total
Jobs Percent 

Professional Services 1 191 109 300 39.4 63.7
FIRE 2 220 40 259 34.1 84.7
Other 2 87 89 11.7 2.2
Manufacturing & Construction 33 26 59 7.8 56.0
Trade 24 30 54 7.0 44.3
TOTAL 470 292 762 100.0 61.7

1 Includes Government 
2 Finance, Insurance and Real Estate
Source: Altus Group Economic Consulting based on Statistics Canada Input-Output Model
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Figure 8

Direct and Indirect Employment Generated by Industry and by Province, 
2006-2008

As data is only available for transactions in Toronto, Calgary and Vancouver, the magnitude 
of jobs generated across the entire Canadian economy from all multi-unit residential trans-
actions is likely significantly greater than indicated in Figure 8. Multi-unit residential property 
transactions across the Canadian economy have a more pronounced impact on the national 
labour market than indicated above.

Some notable observations include:
 ● The number of jobs generated by province is highly correlated with the value of  
  multi-unit residential property transactions. This is a result of the high percentage  
  of direct employment attributable to a multi-unit residential property transaction.  
  Therefore, higher transaction values in a given province will result in higher levels  
  of direct employment. 
 ● In Ontario, the level of multi-unit residential property transactions has a greater  
  impact on job creation in the FIRE and manufacturing and construction industries  
  relative to Alberta and British Columbia. 
 ● Multi-unit residential property transactions have the least impact on Alberta,  
  compared to Ontario and British Columbia. This is a result of a smaller number of  
  multi-unit residential property transactions in Calgary relative to Vancouver over  
  the period, as well as the Alberta’s lesser dependence on the finance, insurance  
  and real estate industries and manufacturing and construction industries. 
 ● In British Columbia, the higher relative impact on jobs is in the professional services  
  industry and other services industry. The impact on the professional services industry  
  is the result of the higher transaction volume in Vancouver relative to Toronto and  
  Calgary. The impact on jobs in the other services industries is due to higher job  
  creation in the transportation industry.

Ontario Alberta British Columbia Rest of Canada
Jobs

Professional Services1 107 61 122 9
FIRE2 130 60 67 3
Other 34 19 27 9
Manufacturing & Construction 28 8 8 15
Trade 23 10 16 4
TOTAL 322 158 241 40

1 Includes Government
2 Finance, Insurance and Real Estate
Source: Altus Group Economic Consulting based on Statistics Canada Input-Output Model
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 ● Although multi-unit residential property transactions were only analyzed for Toronto,  
  Calgary and Vancouver, approximately 5% of jobs created were in other provinces  
  in Canada. It is estimated that 75% of these jobs were generated in Quebec.  
  Many of the jobs generated in Quebec were in the manufacturing and construction  
  industries. In the rest of Canada, some 65% of jobs generated were in the indirect  
  round with manufacturing accounting for the majority of indirect jobs. 

The impact on the Canadian economy of multi-unit residential property transactions in 
Toronto, Calgary and Vancouver is large. The ancillary spending generated in these three 
cities produce spin-off benefits and employment not only within the respective provinces 
but also across Canada. Multi-unit residential property transactions in Toronto, Calgary and 
Vancouver represent only a fraction of transactions across the Canadian economy, therefore, 
the aggregate impact of multi-unit residential property transactions across the entire Canadian 
economy is likely greater. 
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ESTIMATES OF THE ECONOMIC IMPACTS OF MULTI-UNIT  
RESIDENTIAL PROPERTY TRANSACTIONS

This appendix reviews the methodology used to generate estimates of the economic impacts 
resulting from transactions of multi-unit residential properties in Canada. The methodology 
can be broadly divided into two sections:
 ● Estimating the expenditures generated from the transaction of a multi-unit residential  
  property; and
 ● Estimating the economic impacts stemming from these expenditures.

A summary of the methodology used by Altus Group Economic Consulting to generate each 
of these estimates is provided below.

ESTIMATING THE EXPENDITURES GENERATED AS A RESULT 
OF MULTI-UNIT RESIDENTIAL PROPERTY TRANSACTIONS

Various data sources were used to estimate the ancillary spending related to multi-unit  
residential property transactions. A variety of sources were utilized to obtain estimates of 
professional service fees (including legal, real estate and lender fees), capital expenditures 
and other ancillary expenditures. Estimates were obtained using information from municipal 
and provincial websites, annual reports of REIT’s and public companies, industry periodicals, 
discussions with knowledgeable industry contacts and data on multi-unit residential property 
transactions from the Altus Group Research, Valuation and Advisory sales database. Data 
on the number and dollar volume of multi-unit residential property transactions were provided 
by RealNet Canada Inc. for Toronto, Calgary and Vancouver. This data included the  
transaction price and number of units in the structure in addition to other variables. RealNet 
Canada Inc. does not track multi-unit residential property transactions valued under $1 million 
in Toronto, $500,000 in Calgary and $250,000 in Vancouver. Therefore, this analysis only 
applies to multi-unit residential property transactions above these benchmarks in the  
respective cities.

The expenditures generated from transactions of multi-unit residential properties include 
expenditures incurred by both vendors and purchasers. The analysis was conducted for all 
values of transactions, as well as transaction values under $3 million and $3 million and over. 

Estimates of professional service fees were obtained through consultation with knowledgeable 
industry professionals in Toronto, Calgary and Vancouver. Professional service fees typically 
vary by property size, with higher real estate and mortgage brokerage fees (as a percent 
of the transaction value) for smaller value transactions. Additional expenditures that may 
occur during the course of a property transaction include appraisal costs and application 
fees for mortgage insurance. These variables are estimated based on in-house knowledge 
of appraisal costs and industry websites. Consultation with industry professionals in Toronto, 
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Calgary and Vancouver indicated that there is little material difference in professional service 
fees charged for a multi-unit residential property transaction among the three cities analyzed. 

Data on municipal and provincial land transfer taxes have been compiled from government 
websites and other sources. Indirect tax revenue is generated from net taxes on ancillary 
capital expenditures and mortgage insurance application fees for Toronto. 

Estimates of ancillary capital expenditures resulting from a multi-unit residential property 
transaction are generated through analysis of the 1995 Rental Repair and Renovation 
Expenditure Survey conducted by Statistics Canada on behalf of the Canada Mortgage 
and Housing Corporation (CMHC), the review of the management discussion and analysis 
of various REIT’s and public companies traded on the Toronto Stock Exchange (TSX), 
which have residential holdings in their portfolio of properties, and a review of in-house data 
pertaining to multi-unit residential property transactions and adjustments made to the final 
price of the transaction. Adjustments are typically made to credit the purchaser for physical 
enhancements that must be incurred after the transaction has closed. Data collected from 
publically available documents on REIT’s and public companies, which are engaged in the 
purchase and management of multi-unit residential properties, indicates that many of these 
organizations derive value from purchasing and updating multi-unit residential properties. 
Some REIT’s spend upwards of $1,000 per suite in ‘value enhancing capital expenditures’ 
and these expenditures are typically incurred in the first 18 months after purchase. 

Data from the Altus Group Research, Valuation and Advisory sales database indicates that 
15% of multi-unit residential property transactions in the GTA had the final sales price adjusted 
to reflect impairment in the physical condition of the building. In the cases where an adjustment 
was made due to the physical condition of the building, on average the adjustment represented 
some 5.1% of the final purchase price. Therefore a blended average is utilized to estimate 
the level of capital expenditure. It is assumed that these adjustments are spent on improvements 
to the building, suggesting that the typical property transaction generates significant capital 
expenditure. The allocations of capital expenditures to the major components of the multi-unit 
residential structure are estimated through the review of publically available documents of 
REIT’s and public companies traded on the TSX and estimates prepared by Altus Group 
Capital Planning. 
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ESTIMATING THE ECONOMIC IMPACTS OF EXPENDITURES 
GENERATED AS A RESULT OF MULTI-UNIT RESIDENTIAL 
PROPERTY PURCHASES

Estimates for the economic impact of additional expenditures generated by the sale of a 
multi-unit residential property were derived using Statistics Canada’s Interprovincial Input-
Output Model. The current model relates to the year 2005. An input-output model is used to 
estimate the impacts of various types of economic activities. It is an accounting framework 
of an economy’s production system. It shows the interconnections that exist between the 
various sectors of the economy when goods and services are produced. Using an input-
output model, it is possible to determine which goods and services are required to achieve 
a certain production level in a particular industry – or the economy as whole.

The model can take an estimate of expenditures on a given economic activity (in this case, 
the ancillary spending associated with a multi-unit residential property transaction) and 
translate it into impacts on various industries and, ultimately, the amount of income and 
jobs created.
 
A key component of an input-output model is the set of “input structures” for each economic 
activity covered by the model. An input structure literally splits the original expenditure among 
all the different inputs that are used in that economic activity. For example, in purchasing a 
multi-unit residential property, expenditures are incurred in a variety of industries – appliances, 
construction, various service industries, etc. Each of these industries has an input structure 
of its own that involves inputs from a variety of other industries, plus labour and owners of 
firms in that industry.

An input-output model includes a full array of input structures that have been estimated  
for all industries in the economy. Use of the model in this analysis involves estimating the 
impacts of spending incurred because of a multi-unit residential property transaction. To generate 
these estimates, it was necessary first to provide an “input structure” for the purchase and 
sale of a multi-unit residential property. To formulate this input structure, the estimates of 
average expenditures generated by a transaction were converted into the input categories 
used by the Statistics Canada Interprovincial Input-Output model. Specifically, estimated 
spending per transaction by city in each of the affected expenditure categories is reflected 
in the table summarized in the report (Figure 1).

This input structure was used by Statistics Canada to simulate the impacts of multi-unit 
residential property transactions using the Interprovincial Input-Output model. In generating 
the estimates, annual average expenditures of $137 million were used. The results are  
presented in the main body of the report.
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The findings are presented in terms of “jobs” generated. This is the term used by the Input-
Output Division of Statistics Canada in its estimates of employment generated. The term 
“jobs” is close to but not the same as “person-years of employment”. The estimate of jobs 
provides the number of workers that would be employed for a full-year; however, the estimate 
includes both full and permanent part-time jobs at the ratios appropriate for each of the 
industries involved.

The Interprovincial Input-Output model was run as one single simulation for expenditures in 
British Columbia, Alberta and Ontario. Thus, the impacts of trade flows among these provinces 
and elsewhere in Canada are imbedded in the estimates. In this way, the jobs generated by 
province presented in Figure 8 of the report reflect the impact of multi-unit residential property 
transactions in these provinces. In reality, although most jobs are generated from sales in 
the same province, some cross-provincial effects are present. For example, if a multi-unit 
residential property transactions results in the purchaser installing new windows in the 
structure, that ancillary spending will help create manufacturing jobs in Quebec. 
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