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Current Price: C$0.33 
Fair Value: C$1.09 
Risk*: 3 
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* Global Education Communities has paid FRC a fee for research coverage and distribution of reports. See last 
page for other important disclosures, rating, and risk definitions. All figures in C$ unless otherwise specified.  

Highlights 
➢ Following the divestment of its Sprott Shaw College (SSC) subsidiary for $35 M 

($0.52/share) in August 2025, the company has fully transitioned into a pure-play 
student housing operator. Unlike traditional multifamily, student housing is a specialized 
asset class, typically offering higher rent per square foot and stronger yields for investors. 

➢ Last month, Morgan Stanley Investment Management (NYSE: MS), and its partner, 
acquired an eight-property, 6,200-unit U.S. student-housing portfolio for $1.4B, implying a 
value of $162k per bed, very close to our $165k per bed valuation on GEC’s operating 
projects, as reported in our August 2025 report. Rental assets provide inflation-protected 
income with relatively low volatility, making them highly attractive to pension funds and 
institutional investors. 

➢ FY2025 (ended August 2025) revenue for GEC’s flagship rental business declined 1% 
YoY, driven by an asset sale, but exceeded our estimate by 5%. Gross margins increased 
3 pp to 59%, in line with our forecast. 

➢ Recorded a $35M gain from the sale of SSC, and a $17M write-down on properties (5% of 
total value). Excluding the unexpected write-down, net income was $21M ($0.31/share) 
vs. our estimate of $0.37/share.  

➢ Several Canadian REITs have taken property write-downs this year due to lower market 
rents and comparable property sales. We believe current valuations understate intrinsic 
value, as rents and property values have likely bottomed and should begin recovering in 
2026, supported by falling rates, slower supply growth, and robust demand for affordable 
housing. As a result, GEC is likely to report substantial property valuation gains next year. 

➢ Last month, Canada signaled a shift toward quality over quantity in international 
education, exempting master’s and PhD students at public institutions from study permit 
caps. This shift is positive for GEC, supporting demand for its Vancouver student housing 
projects amid prior uncertainty from tighter immigration rules. 

➢ In another positive development, GEC made progress on the Richmond Atmosphere 
project, for which it had provided a $60M deposit. The project stalled in 2022 after the 
lender ceased funding, leading GEC to write off the investment. Last month, the BC Court 
of Appeal ruled in GEC’s favor, strengthening its legal position, and creating the possibility 
of recovering part or all of the $60M. We are not including potential upside from this for 
conservatism. 

➢ With vacancies for affordable units in Vancouver (<$1,750/month) remaining below 1%, we 
maintain a positive outlook on the city’s student housing market. 

➢ Relative to REITs, GEC is trading at 7x forward revenue (sector: 11x), and 14x forward 
EBITDA (sector: 19x), a 31% discount on average.  

 YTD 12M 

GEC 86% 46% 

TSX 26% 22% 

Index 
(REIT) 

2% -4% 

52 Week Range $0.16 – $0.48 

Shares O/S 69M 

Market Cap. C$23M 

Yield (forward) N/A 

P/E (forward) N/A 

P/B 0.5x 

December 5, 2025 

Sid Rajeev, B.Tech, MBA, CFA 
Head of Research  
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GEC operates B.C.’s 

largest off-campus 
student housing 

platform, comprising 
14 buildings: eight in 
operation and six in 

development 
 
 

Per the latest 
audited financial 

statements, these 
projects were 

appraised at $306M 
as of August 2025 

 
 

The company also 
owns two language 

schools: Sprott 
Shaw Language 

College (SSLC) and 
Vancouver 

International College 
(VIC) 

 
 
 
 
 
 
 

Eight operating 
buildings across six 

projects totalling 
1,200+ beds 

 
 

 
GEC holds minority 

interests and acts as 
project operator 

across all properties 
 
 

 
 
 
 
 
 
 
 
 

Core Business Strategy  
 

 
Source: Company 

 

 
Operating Projects 
 

 
Source: Company 



Equity Research 
Page 3 of 13 

 
 

©2025 Fundamental Research Corp.            “22+ Years of Bringing Undiscovered Investment Opportunities to the Forefront”           www.researchfrc.com                                                                                                               

 

 
 
 
 
Potential to generate 

$14M in NOI, or 
$11k/bed in NOI per 

year 
 
 

 
Per the latest 

audited financial 
statements, these 

projects were 
appraised at $254M 

as of August 2025 
 
 
 
 
 
 
 

Developing six 
buildings across four 

projects, totaling 
2,988 beds, and 

$45M in projected 
NOI, or $15k/bed per 

year 
 

Using an average 
cap rate of 4%, we 

value these projects 
at $1.12B, upon 

completion  
 
Management aims to 

complete these 
projects by 2027-

2030; although these 
timelines are 

reasonable, we note 
that real estate 

development 
projects are often 

subject to 
permitting/financing 

delays 
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Revenue was down 
18% YoY, missing 

our estimate by 3%, 
driven by softer 

education revenue 
 
 

Revenue from the 
flagship rental 

business fell 1% 
YoY due to an asset 

sale, yet exceeded 
our estimate by 5% 

 
 

Gross margins rose 
3 pp to 59%, exactly 

in line with our 
estimate 

 
 

EBITDA was down 
23% YoY, missing 

our estimate by 
25%, reflecting 

softer revenue and 
higher G&A 

expenses 
 
 

Recorded a $35M 
gain from the sale of 

SSC, and a $17M 
write-down on 

properties (5% of 
total value) 

 
 

 Excluding the 
unexpected write-
down, net income 

was $21M or 
$0.31/share vs our 

estimate of 
$0.37/share 

 
 
 
 
 

Financials 
 

 
 

 
 

 
Source: FRC / Company 
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Debt-to-capital is 
currently above the 

sector average (56% 
vs. 46%), but this is 

expected to improve 
once development 

projects are 
completed 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Several major Canadian REITs have recorded property write-downs this year. 
For GEC, the adjustment appears driven by lower market rents, and auditor reliance 
on comparable regional land sales. We believe current valuations likely understate 
intrinsic value due to weak pre-sales and high developer financing costs. With rents 
and property values expected to recover in 2026, we believe GEC is positioned 
to report significant gains, and valuations should rise further as development 
projects are completed. 
 

 
 

 
 

Source: FRC / Company 
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Rental assets offer 
inflation-protected 

income, with low 
volatility, making 

them attractive to 
pension funds and 

institutions 
 

Major institutional 
investors are 

spending billions to 
acquire large 

portfolios of 
residential rental 

properties  
 

These transactions 
indicate Price-to-

Revenue multiples in 
a tight range of 

12.5x–14.4x 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

FRC Projections and Valuation  
 

Recent M&A Transactions 

 
Source: FRC / Various  

 

Although student housing is classified separately, we use residential/multi-family 
property data above as a proxy because it behaves similarly in terms of occupancy 
dynamics and rental cash flows. 
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GEC’s EV/R and 

EV/EBITDA exceed 
that of education 

management peers 
but remain below 
real estate peers 

 
 
 

 
Relative to REITs, 

GEC is trading at 7x 
forward revenue 

(sector: 11x) and 
14x forward EBITDA 
(sector: 19x), a 31% 
discount on average 

 
 
 
 

 
 
 
 

 
 

We are lowering our 
EPS estimates due 

to higher-than-
anticipated G&A 

expenses in FY2025 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

Sector Multiples and Ratios 
 

 
Source: S&P Capital IQ, FRC 
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As a result, our fair 
value estimate 

declined from $1.22 
to $1.09/share 

 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
Source: FRC 

 

We are reiterating our BUY rating, and adjusting our fair value estimate from 
$1.22 to $1.09/share. Despite property write-downs and a modest revenue decline 
in FY2025, margins improved, and market fundamentals indicate property values 
are bottoming with potential upside in 2026. Trading at a significant discount to 
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Maintaining our risk 
rating of 3 (Average) 
 
 

 
 
 
 

 

REIT peers, we believe GEC offers an attractive entry point into Vancouver’s 
constrained affordable rental market, with additional upside potential from possible 
legal recoveries. 
 

Risks 
We believe the company is exposed to the following risks:  
 

• Real estate development and financing 

• Potential for delays in project development and construction 

• Cost overruns 

• Permitting  

• Profitability is highly dependent on the health of the rental market in Vancouver 

• Vacancy and rental rate fluctuations  

• Leveraged balance sheet 
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Fundamental Research Corp.  Equity Rating Scale (ratings are not a recommendation to acquire, dispose of, or take no action regarding a security; the 
definitions of our ratings are explained below): 
Buy – Fair value is 12% above the current market price; or risk and reward is favorable  
Hold – Fair value is between 5% to 12% above the current market price 
Sell – Fair value is 5% above, or less, than the current market value; or risk and reward is unfavorable 
Suspended or Rating N/A— Coverage and ratings suspended until more information can be obtained from the company regarding recent events. 
 
Fundamental Research Corp.  Risk Rating Scale: 
1 (Low Risk) - The company operates in an industry where it has a strong position (for example a monopoly, high market share etc.) or operates in a regulated 
industry.  The future outlook is stable or positive for the industry.  The company generates positive free cash flow and has a history of profitability.  The capital structure 
is conservative with little or no debt. 
2 (Below Average Risk) - The company operates in an industry where the fundamentals and outlook are positive.  The industry and company are relatively less 
sensitive to systematic risk than companies with a Risk Rating of 3.  The company has a history of profitability and has demonstrated its ability to generate positive 
free cash flows (though current free cash flow may be negative due to capital investment).  The company’s capital structure is conservative with little to modest use 
of debt. 
3 (Average Risk) - The company operates in an industry that has average sensitivity to systematic risk.  The industry may be cyclical.  Profits and cash flow are 
sensitive to economic factors although the company has demonstrated its ability to generate positive earnings and cash flow.  Debt use is in line with industry 
averages, and coverage ratios are sufficient. 
4 (Speculative) - The company has little or no history of generating earnings or cash flow.  Debt use is higher.  These companies may be in start-up mode or in a 
turnaround situation.  These companies should be considered speculative. 
5 (Highly Speculative) - The company has no history of generating earnings or cash flow.  They may operate in a new industry with new, and unproven products.  
Products may be at the development stage, testing, or seeking regulatory approval.  These companies may run into liquidity issues and may rely on external funding.  
These stocks are considered highly speculative. 
 
Definition of FRC’s Fair Value Estimate – Our fair value estimate is the theoretical value of the company’s equity using widely accepted methods of valuation such 
as discount cash flow or comparables.  IT IS NOT A TARGET PRICE or PREDICTION OF THE FUTURE STOCK PRICE. 
 
Disclaimers and Disclosure 
Analyst Certification:  The views expressed in this report accurately reflect the personal views of the analyst, and no part of their compensation was, is, or will be 
directly or indirectly related to the specific recommendation or views expressed.    
 
Any “forward looking statements” are our best estimates and opinions based upon information that is publicly available and that we believe to be correct, but we have 
not independently verified with respect to truth or correctness. There is no guarantee that our forecasts will materialize.   Actual results will likely vary.   The analyst 
and Fundamental Research Corp.  “FRC” do not own any shares of the subject company, do not make a market or offer shares for sale of the subject company, and 
do not have any investment banking business with the subject company. Fees ranging between $20,000 and $30,000 have been paid to FRC by Global Education 
Communities to commission this report, research coverage, and distribution of reports. This fee creates a potential conflict of interest which readers should 
consider. FRC takes steps to mitigate conflicts including setting fees in advance and utilizing analysts who must abide by CFA Institute Code of Ethics and Standards 
of Professional Conduct. Additionally, analysts may not trade in any security under coverage.  Our full editorial control of all research, timing of release of the reports, 
and release of liability for negative reports are protected contractually.  The issuer has agreed to a minimum coverage term and coverage cannot be unilaterally 
terminated.   Distribution procedure:  our reports are distributed first to our web-based subscribers on the date shown on this report then made available to delayed 
access users through various other channels for a limited time.   
 
The distribution of FRC’s ratings are as follows:  BUY (71%), HOLD (3%), SELL / SUSPEND (26%). 
 
This report contains "forward looking" statements.   Forward-looking statements regarding the Company and/or stock’s performance inherently involve risks and 
uncertainties that could cause actual results to differ from such forward-looking statements.  Factors that would cause or contribute to such differences include, but 
are not limited to, continued acceptance of the Company's products/services in the marketplace; acceptance in the marketplace of the Company's new product 
lines/services; competitive factors; new product/service introductions by others; technological changes; dependence on suppliers; systematic market risks and other 
risks discussed in the Company's periodic report filings, including interim reports, annual reports, and annual information forms filed with the various securities 
regulators.  By making these forward-looking statements, Fundamental Research Corp.  and the analyst/author of this report undertakes no obligation to update these 
statements for revisions or changes after the date of this report.   A report initiating coverage will most often be updated quarterly while a report issuing a rating may 
have no further or less frequent updates because the subject company is likely to be in earlier stages where nothing material may occur quarter to quarter.    
 
Fundamental Research Corp DOES NOT MAKE ANY WARRANTIES, EXPRESSED OR IMPLIED, AS TO RESULTS TO BE OBTAINED FROM USING THIS 
INFORMATION AND MAKES NO EXPRESS OR IMPLIED WARRANTIES OR FITNESS FOR A PARTICULAR USE.   ANYONE USING THIS REPORT ASSUMES 
FULL RESPONSIBILITY FOR WHATEVER RESULTS THEY OBTAIN FROM WHATEVER USE THE INFORMATION WAS PUT TO.    ALWAYS TALK TO YOUR 
FINANCIAL ADVISOR BEFORE YOU INVEST.   WHETHER A STOCK SHOULD BE INCLUDED IN A PORTFOLIO DEPENDS ON ONE’S RISK TOLERANCE, 
OBJECTIVES, SITUATION, RETURN ON OTHER ASSETS, ETC.   ONLY YOUR INVESTMENT ADVISOR WHO KNOWS YOUR UNIQUE CIRCUMSTANCES CAN 
MAKE A PROPER RECOMMENDATION AS TO THE MERIT OF ANY PARTICULAR SECURITY FOR INCLUSION IN YOUR PORTFOLIO.    This REPORT is solely 
for informative purposes and is not a solicitation or an offer to buy or sell any security.  It is not intended as being a complete description of the company, industry, 
securities or developments referred to in the material.  Any forecasts contained in this report were independently prepared unless otherwise stated and HAVE NOT 
BEEN endorsed by the Management of the company which is the subject of this report.  Additional information is available upon request.   THIS REPORT IS 
COPYRIGHT.   YOU MAY NOT REDISTRIBUTE THIS REPORT WITHOUT OUR PERMISSION.   Please give proper credit, including citing Fundamental Research 
Corp and/or the analyst, when quoting information from this report. 
 
The information contained in this report is intended to be viewed only in jurisdictions where it may be legally viewed and is not intended for use by any person or entity 
in any jurisdiction where such use would be contrary to local regulations or which would require any registration requirement within such jurisdiction. 
 

 


