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Highlights
�� In 2014, housing starts are expected to edge slightly higher.

�� MLS® home sales are forecast to increase.1

�� Average MLS® prices will be supported by improving fundamentals through 
2014.

�� Rental vacancy rate is forecast to rise.
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Vancouver CMA Housing Starts to edge Higher

1  The forecasts included in this document are based on information available as of October 16, 2013.
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New Home Market: 
Housing Starts to edge 
Higher in 2014
Housing starts in the Vancouver 
Census Metropolitan Area (CMA) 
are forecast to edge higher in 2014. 
The annual change in single-detached 
home and multiple-family starts will 
be marginal with a small increase in 
denser housing forms, offset by a 
modest decline in single-detached 
home starts. A well-supplied resale 
market in the first half of 2013 and 
slower job growth were two of 
the factors contributing to rising 
inventories of completed and 
unabsorbed housing units. This is 
expected to bring some pause in 
the development of new projects in 
the near-term. Expectations are for 
housing starts to total 18,400 units in 
2014, compared to a projected 18,200 
units for 2013.

Housing starts in the Vancouver 
Census Metropolitan Area (CMA) 
are forecast to edge higher in 2014. 
The annual change in single-detached 
home and multiple-family starts will 
be marginal with a small increase in 
denser housing forms, offset by a 
modest decline in single-detached 
home starts. A well-supplied resale 
market in the first half of 2013 and 
slower job growth were two of 
the factors contributing to rising 
inventories of completed and 
unabsorbed housing units. This is 
expected to bring some pause in 
the development of new projects in 
the near-term. Expectations are for 
housing starts to total 18,400 units in 
2014, compared to a projected 18,200 
units for 2013.

Although the absorption of newly 
constructed homes has risen 
compared to a year ago, the inventory 
of completed and unabsorbed 
housing units is rising as new homes 
are completed at a faster pace than 
they are absorbed.2 As of September 
30th, 2013, there were 3,961 homes 
in inventory, up approximately 28 
per cent from a year ago. The increase 
was evident across most home 
types and tenure types in the new 
home market, except for apartment 
condominiums, where the increase 
was marginal.

Well placed and well priced 
condominiums remain in demand. 
However, there are some examples 
of incentives being offered, such as 
free or discounted upgrades and 
mortgage interest rate buy-downs, to 
bolster the sales of new condominium 
apartments. Other developers have 
postponed their projects until existing 

inventories of new product are drawn 
down3.

The increasing popularity of building 
single-detached homes with a laneway 
house will continue to support new 
single-detached home prices in the 
Vancouver CMA4. This increase will 
likely carry through 2014 with more 
new homes built with laneway homes. 
As laneway homes become more 
common, the magnitude of price 
increase will be reduced. By 2014, the 
median and average price of a single-
detached home is forecast to reach $1 
million and $1.4 million, respectively.

existing Home Sales to 
increase in 20145 

Vancouver’s existing home sales6 have 
been trending higher during 2013 
following a period of dampened sales 
activity in the fall of 2012. Meanwhile, 
new listings trended lower. As sales 
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Figure 2

Prevalence of Laneway Homes bolster New Single-detached Home Prices

2  The term “absorbed” means that a housing unit is no longer on the market (i.e. has been sold or rented). This usually happens when a binding contract is secured by 
a non-refundable deposit and has been signed by a qualified purchaser. The purpose of the CMHC Market Absorption Survey is to measure the rate at which units 
are sold or rented after they are completed, as well as collect prices.

3 Source: CMHC, adapted from MPC Intelligence; Vancouver Sun
4 Laneway homes were approved in the City of Vancouver in 2011.
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and new listings realigned, the existing 
home market returned to balanced 
market conditions from buyers’ 
market conditions. 

With a pickup in economic and job 
growth projected for 2014, housing 
demand in the Vancouver CMA is 
expected to ride the momentum of 
a rebounding market and post some 
positive annual gains. Sales of existing 
homes are forecast to increase about 
eight per cent and the average MLS® 
price to grow one per cent in 2014. 
Market conditions will likely remain 
in balanced territory in 2014 as new 
listings rise in tandem with existing 
home sales, keeping price gains in 
check.

Year-to-date sales of existing homes 
through the MLS® system declined 
sharply year-over-year through May 
before showing signs of a turnaround 
in June and then a rebound in July 
and August. By the end of September 
2013, year-to-date sales gained 
approximately six per cent. A closer 
look at the composition of sales 
revealed some interesting trends:

�� There was a slight shift in market 
share toward single-detached 
homes and townhouses from 
condominium apartments; 

�� Generally higher priced markets 
like West Vancouver, Vancouver 
West, Burnaby, and Richmond, 
gained market share at the expense 
of markets like New Westminster, 
Coquitlam, Port Coquitlam, Maple 
Ridge and Pitt Meadows; 

�� There has been an increased 
interest in larger homes as 
indicated by the sale of homes with 
the a higher number of bedrooms7; 
and 

�� There has been an increase in the 
number of higher priced home 
sales within the luxury home 
category (homes priced above $3 
million). 

During the first nine months of 2013, 
single-detached homes that sold for at 
least $3 million recorded an increase 
in their share in terms of volume of 
sales even though their share in terms 
of number of sales remained relatively 
unchanged. Luxury single-detached 
homes accounted for over 18 
per cent of the total volume of sales, 
up from 15 per cent the same period 
a year ago. A similar observation can 

be made for condominium apartments 
that were sold for at least $1 million 
each.8 

As a result of these trends in market 
share at the higher end of the price 
spectrum, true price movements 
were masked and the average MLS® 
price defied expectations for a price 
decline in 2013. In fact, year-to-date, 
the average MLS® price was nearly 
four per cent higher than recorded 
during the same period of 2012. Even 
though the shifts in market share 
from condominium apartments to 
townhouses and single-detached 
homes may seem small, the magnitude 
of price difference among the three 
product types is large enough to 
influence the overall average price. 
On average in the housing markets 
covered by the Real Estate Board of 
Greater Vancouver (REBGV), a single-

Year-over-year change in market shares, Jan – Aug 2013
Source: CMHC, adapted from REBGV

Figure 3

existing Single-detached Home Sales in the City of Vancouver -  
Market Share Gains Highest in Premium Markets

5  This section deals with the resale market in the Real Estate Board of Greater Vancouver area. This area does not include Surrey, Langley, White Rock, nor North 
Delta. Please see the Fraser Valley resale section of this report for commentary on these communities as well as the Abbotsford-Mission CMA.

6 MLS® is a registered trademark of the Canadian Real Estate Association (CREA).
7  For single-detached homes, the year-over-year increase in market share was most evident in homes with five or more bedrooms (40 per cent from 37 per cent); 

homes with three or fewer bedrooms lost market share (29 per cent from 32 per cent). Source: CMHC, adapted from REBGV
8 Source: CMHC, adapted from REBGV
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detached house costs approximately 
2.6 times that of a condominium 
apartment; a townhouse is priced 
about 25 per cent more than a 
condominium apartment. 

In addition, the shifts towards more 
expensive neighbourhoods, especially 
for single-detached homes, pushed 
the average MLS® price higher in 2013 
compared to 2012. For example, for 
single-detached home sales within 
the City of Vancouver, higher-priced 
markets like Shaughnessy, Kerrisdale, 
and Point Grey gained market 
share at the expense of less costly 
neighbourhoods. By comparing the 
average MLS® price to the MLS® 
Home Price Index (HPI), which was 
developed to provide additional insight 
into price movement by controlling 
for changes in housing characteristics, 
the divergence is clear for all housing 
type.9 However, this deviation is most 
evident for single-detached homes.

Some of the recent trends in sales 
will likely carry into 2014, but some 
re-alignment in homebuyer preference 
will also occur and limit the magnitude 
of increase in the average MLS® price 
even though sales are projected to 
increase. As well, the inventory of 
newly completed but unabsorbed 
homes will also compete with the 
existing home market for potential 
homebuyer interest.

Vancouver CMA rental 
Vacancy to rise
The purpose-built rental apartment 
vacancy rate is forecast to move 
higher in 2013 and 2014. The 
number of new purpose-built rental 
apartments completed during the first 
half of 2013 – 1,047 units – is at the 
highest level in the last ten years. The 

impact of this addition to supply on 
the vacancy rate will be mitigated by 
an increase in demand stemming from 
an expected pickup in employment, 
and increased net international 
migration. As a result, the vacancy rate 
is expected to rise to 2.1 per cent 
in 2013, from 1.8 per cent in 2012, 
and edge up further to 2.2 per cent 
in 2014 as more new rental supply 
is added to the purpose-built rental 
market. 

Average rents are forecast to increase. 
A larger supply of new or renovated 
rental units will likely attract some 
renters from older rental stock. These 
new or renovated rental units tend 
to have upgraded amenities, such as 
in-suite laundry and condo-quality 
fixtures. Therefore, the asking rents 
tend to be higher. Increased availability 
of such condo-quality purpose-built 
rental units will also pose some 
competition for the secondary rental 
market and exert a moderating 
force on the magnitude of secondary 
market rent increases.

economic outlook to 
Support Housing Demand
Employment and population changes 
are two of the key drivers behind 
housing demand in the Vancouver 
CMA. The impact of full-time job 
gains on homeownership demand 
often lags as purchasing a home 
is a major decision and requires 
some income stability for most to 
undertake. Overall, employment 
in the Vancouver CMA was below 
2012 levels based on data to August, 
following a two per cent increase 
in 2012. Employment is forecast to 
remain steady for the rest of 2013, 
resulting in a marginal contraction in 
2013 before posting positive growth 
of 1.5 per cent in 2014. 

Vancouver, with its major shipping 
and transportation links to the Asia/
Pacific and US, is positioned to benefit 
from improvement in the global 
outlook in 2014. Over the next year, 
the recovering US economy, which 
is a major trading partner for British 
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Figure 4

Two Price Measures from rebGV MLS®

9  The MLS® Home Price Index (MLS® HPI) is a tool to measure home price trends in Greater Vancouver and other major markets in the country. The MLS® HPI was 
developed by five of Canada’s largest real estate boards – Greater Vancouver, Fraser Valley, Calgary, Toronto and Montreal – and the Canadian Real Estate Association.
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Columbia, should help to counter 
the effect of moderating economic 
expansion in China. Moreover, Japan, 
another main export market for 
British Columbia, is showing some 
early signs of an economic turnaround. 

Looking ahead, a strengthening 
economy should help full-time 
employment gain more traction for 
all age groups and encourage more 
first-time homebuyer activity. As most 
first-time homebuyers would tend to 
choose more modestly priced housing 
options, this would likely limit the 
extent of increase in the average MLS® 
price in 2014 despite an increase in 
existing home sales. 

Population growth in the Vancouver 
CMA is largely driven by migration. 
The majority of people moving to 
British Columbia, especially for those 
from foreign countries, choose to live 
in the Vancouver CMA. Net migration 
is forecast to remain flat in 2013 
before posting positive gains in 2014 
which will support housing demand.

Mortgage rates to 
potentially see modest and 
gradual increases but will 
remain low by historical 
standards
Following the June meeting of the 
Federal Open Market Committee 
(FOMC) of the U.S. Federal Reserve 
Board, interest rates rose modestly 
and then remained steady in both 
the U.S. and Canada. According to 
the Federal Reserve Bank of New 
York, this reflected a change in the 
risk assessment of investors and not a 
change in the expected future path of 
interest rates.10

CMHC’s interest rate forecast mirrors 
this view. Hence, mortgage rates have 
been slightly revised up in the third 
quarter of 2013. Nevertheless, this 
interest rate outlook will continue 
to be supportive of housing market 
activity over the forecast horizon, as 
mortgage rates will remain low by 
historical standards.

By the end of 2014, mortgage rates 
are forecast to be somewhat higher 
than in the third quarter of 2013. 
According to CMHC’s base case 
scenario for 2013, the average for 
the one-year posted mortgage rate is 
forecast to be within 3.00 per cent to 
3.50 per cent, while the average for 
the five-year posted mortgage rate is 
anticipated to be within 5.00 per cent 
to 5.50 per cent. For 2014, the average 
for the one-year posted mortgage 
rate is expected to rise and be in the 
3.25 per cent to 3.75 per cent range, 
while the average for the five-year 
posted mortgage rate is forecast to be 
within 5.25 per cent to 6.00 per cent.

10  Preparing for Takeoff? Professional Forecasters and the June 2013 FOMC Meeting.” Federal Reserve Bank of New York (2013). Richard Crump, Stefano Eusepi, and 
Emanuel Moench (http://libertystreeteconomics.newyorkfed.org/2013/09/preparing-for-takeoff-professional-forecasters-and-the-june-2013-fomc-meeting.html) 
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Forecast risks
This forecast is subject to some risks, 
including the following:

�� A stronger than expected U.S. 
economic recovery or stronger 
growth in emerging countries could 
positively impact British Columbia 
and Vancouver economic growth, 
contributing to a higher level of 
activity in the province’s housing 
markets, including Vancouver. 

�� A weaker than expected Chinese 
economy in 2014 could impact the 
provincial and Vancouver economic 
outlook. British Columbia has 
been building business relations 
with China and a large number 
of Chinese immigrants living in 
the Vancouver CMA still have 
economic ties to China. 

�� Elevated levels of household debt 
and housing prices have made 
the country’s economy more 
vulnerable to some economic 
shocks. If interest rates or 
unemployment were to increase 
sharply and significantly, some 
of the more heavily indebted 
household could be forces to 
liquidate some of their assets, 
including their homes. This could 
put downward pressure on house 
prices and, more generally, on 
housing market activity.

Trends at a Glance

Key factors and their Effects on Housing Starts
Mortgage Rates Mortgage rates are expected to rise gradually over the forecast horizon but remain near 

historical low levels. Current mortgage rates are supportive of housing demand.

Population Steady migration to support long-term housing demand in the Vancouver CMA.
Employment Employment growth has moderated to 0.3 per cent during the first eight months of 2013. 

A pick up to 1.5 per cent in 2014 should benefit housing demand. 
Income Real average weekly earnings were up in 2013 and will help support housing demand in 

2014. 
Resale Market Total MLS® sales in Greater Vancouver in 2013 have recovered lost ground and gained 

2 per cent on 2012. Increased interest in single-detached homes has pushed up the 
average MLS® price. 2014 will build on the momentum of the latter half of 2013 and 
improved economic fundamentals and post an increase in MLS® sales. Average MLS® price 
will increase but the magnitude will be limited by increasing new listings in tandem with 
increased sales.

Supply of New Completed 
and Unabsorbed Units 

Completed and unabsorbed inventory higher and will likely moderate new construction 
activity. 

Units Absorption To date in 2013, absorptions up mainly due to higher completions. However, increased 
absorptions have been insufficient to draw down inventory of completed and unabsorbed 
units. 
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Abbotsford-Mission 
Highlights
�� IIncreased multiple-family 

construction, including new rental 
units, is forecast to push total 
housing starts above the 15-year 
average next year.

�� MLS® sales in the Abbotsford-
Mission CMA and Fraser Valley 
Real Estate Board area are 
expected to increase modestly in 
2014.

�� Fewer listings and more sales of 
single-detached homes are forecast 
to increase home prices in 2014.

�� Although leading other large 
centres in BC, employment 
growth is expected to slow in the 
Abbotsford-Mission CMA during 
the forecast period, following a 
strong year in 2012.

�� Rental vacancy rates are expected 
to be below 4.0 per cent. 

Housing Starts 
expected in increase the 
Abbotsford-Mission CMA
Housing starts picked-up the pace 
during the first eight months of the 
year of 2013, surpassing 2012 levels. 
This trend is expected to continue 
through 2014. Housing starts in 
the Abbotsford-Mission CMA are 
projected to increase to 665 homes 
in 2013 and 800 homes in 2014, from 
371 homes in 2012. This level of 
housing starts for 2014 is above the 
15-year average of 766 homes in the 
CMA.1 

An increase in multiple-family 
construction will boost total housing 
starts in 2014. Part of the increase 
in multiple-family construction will 
come from new rental housing. During 
the first eight months of 2013, 234 
apartment rental units (structures 
with 6 units or more) were started. 
This level of apartment rental starts 
is the highest in the last 20 years, 
surpassing the 229 apartment rental 
starts recorded in 2002. A number of 
reasons contributed to the increase 
in rental starts. One reason is relative 
land prices. The average price for land 
zoned residential in the Abbotsford-
Mission CMA is lower than centres in 
the Vancouver CMA, such as Surrey 
and Langley.2 Another reason is higher 
demand for newer rental units relative 
to older units. The vacancy rate for 
rental suites built after the year 
2000 was 0.6 per cent, considerably 
lower than the overall average of 4.2 

per cent for all rental units.3 

A ramp-up in construction of 
apartment condominium projects is 
forecast for 2014 due to population 
growth in the first-time homebuyer 
demographic. Between 2006 and 
2011, the population for this 
age group grew 10.2 per cent to 
22,305 persons, higher than the 7.0 
per cent total population increase 
for the Abbotsford-Mission CMA.4 
The absorption of completed and 
unabsorbed apartment condominiums 
has trended lower during the year, 
albeit slowly. Projects that are well-
located and competitively priced have 
achieved high absorption levels likely 
reflecting ownership demand from 
this age demographic. 

The outlook for housing starts 
will be mixed for ground-oriented 
dwelling types (single-detached, semi-
detached and row). Construction of 
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Figure 1

1 The 15-year average is used to capture a full housing cycle in the Abbotsford-Mission CMA. 
2  Taken from the Fraser Valley Real Estate Board, 2013 year-to-date (January - August) average land prices zoned residential in Abbotsford-Mission CMA was $235,725 
compared to $610,163 in Langley and $433,200 in Surrey. 

3 CMHC’s 2012 Fall Rental Report
4 Census of Canada, Statistics Canada
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single-detached homes is expected 
to decline to 175 in 2013 and 150 in 
2014, from 224 in 2012. The decline 
in single-detached starts can be 
partly attributed to lower demand 
as monthly absorptions of newly 
completed units have been near or 
below 50 per cent through 2013, 
lower than the 15-year average of 
60 per cent in the CMA.5 Semi-
detached and row construction is 
expected to pick up as a number 
of projects are nearing the end of 
the pre-development phase. Even 
though the number of completed and 
unabsorbed row units has risen in 
2013, developers are moving ahead 
with starts in anticipation that demand 
for this home type will increase in 
2014. 

Modest increases in MLS® 
Sales Predicted in the 
Fraser Valley
The Fraser Valley Real Estate Board 
market will remain in balanced 
demand and supply conditions 
with MLS® sales rising modestly, 
while new listings are forecast to 
decrease slightly. Despite increases 
in employment and growth in the 
number of households, quarterly 
MLS® sales in the Fraser Valley have 
declined since the beginning of 2012 
on a year-over-year basis. MLS® sales 
are forecast at 12,250 transactions in 
2013 and 12,500 sales in 2014, both 
below the 15-year average of 14,866 
sales. 

The average MLS® price is forecast at 
$485,000 in 2013, close to the 2012 
average, and is expected to reach 
$500,000 in 2014. A combination of 
lower listings and a higher share of 
single-detached purchases compared 
to lower-priced multiple-family home 

sales have kept MLS® prices steady in 
2013. Historically in the Fraser Valley, 
new listings lag sales. Fewer sales in 
2013 have led to a decline in new 
listings. This lag time will keep new 
listings slightly lower in 2014 as sales 
moderately increase. 

Though total sales were down in 
all centres that make up the Fraser 
Valley Real Estate Board area through 
the first eight months of 2013, the 
demand for single-detached houses 
increased. The share of single-
detached purchases rose from 55 
per cent of all MLS® sales in Q1,2013 
to 60 per cent in Q2,2013.6 

Langley, Abbotsford and Mission 
account for an increasing share of 
MLS® sales in the Fraser Valley Real 
Estate Board market. Surrey, which 
makes up the largest proportion of 
sales for the Fraser Valley Real Estate 
Board, saw its share drop from 43 
per cent in 2012 to 39 per cent in 
the first eight months of 2013. Lower 
housing prices in centres further 
away from the Vancouver CMA, and 

improved transportation networks, 
such as the opening of the Port 
Mann Bridge, which has lowered the 
travel time travel between the Fraser 
Valley and Greater Vancouver, are 
two possible reasons for this shift in 
market share. 

In the Abbotsford-Mission CMA, MLS® 
sales are forecast to hold steady at 
2,350 in 2013 from 2,332 in 2012, 
and edge higher to 2,400 in 2014. The 
forecast levels are on par for the last 
two years but below the 15-year MLS® 
sales average of 2,876 in the CMA. 
Price growth will remain flat during 
the forecast period, as lower demand 
will offset lower listings and keep 
the market closer to buyers’ market 
conditions. Abbotsford City, which 
accounts for nearly 80 per cent of all 
sales in the CMA, has had its share of 
MLS® sales of lower-priced multiple-
family homes trend higher since the 
fourth quarter of 2011. Increased 
demand for multiple-family homes is 
expected to continue into 2014. 

5 Absorption upon completion may be an indication of pre-sale activity. 
6 Market share of single-detached homes is the ratio of single-detached homes sold to total MLS® sales.
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Vacancy rates in the 
rental Market will 
continue to Decline
Vacancy rates for the Abbotsford-
Mission CMA are forecast to move 
down to 3.9 per cent in 2013 and 3.7 
per cent in 2014, from 4.2 per cent in 
2012. This will be the first time that 
vacancy rates will move below four 
per cent since the fall of 2008, when 
the vacancy rate was 2.6 per cent. 
Demand for rental accommodations 
is expected to increase as slower 
employment growth will limit people 
wanting to get into homeownership, 
especially younger age groups. 
Unemployment rates for people 
aged 15 to 24 have consistently been 
close to 15 per cent since the second 
quarter of 2009, whereas the 15-year 
average is significantly lower at 11 
per cent. 

Higher demand for rental 
accommodations will increase total 
average rents. The largest rent 
increases are expected in rental units 
built after the year 2000. Demand for 
these units is strong, with vacancy 
rates less than one per cent during 
the last two years. Also, any new rental 
supply that is completed in 2014 is 
expected to be fully absorbed within 
a relatively short period. The average 
rent for accommodations built prior 
to 2000 will increase, but at a slower 
pace than newer units due to lower 
demand as indicated by the higher 
vacancy rates for these older units.7 

The secondary rental market, which 
is 2.5 times larger than the purpose 
built rental stock in the CMA, is likely 
to continue to draw renters away 
from purpose-built rental buildings. To 
compete with these newer structures, 
owners of older buildings will likely 

either hold rents steady as incentives 
for renters, or update their suites to 
attract a higher rent. 

Moderate economic 
Growth will impact 
Housing Demand 
Moderating employment growth 
will affect housing demand into 
2014. While the CMA recorded 5.5 
per cent employment growth in 2012, 
the pace has slowed but remains 
above the provincial and Vancouver 
CMA growth rates. For the first 
eight months of 2013, employment 
has increased 3.6 per cent above 
2012 levels, compared to no growth 
in provincial employment during 
the same period. The slower pace 
of growth is expected to continue 
into 2014. Employment is forecast to 
increase 2.0 per cent in 2013 and 1.0 
per cent in 2014. 

Employment gains in the Abbotsford-
Mission CMA in 2013 have been in 
part-time positions while full-time 

positions have remained at 2012 levels. 
Average weekly earnings have been 
similar to 2012 earnings. 

Agriculture, one of the area’s mainstay 
industries, has shown improvement, 
with employment gains through the 
middle of 2013. The interest of food 
security and consumption of food 
grown locally has risen in the last few 
years, resulting in economic benefits 
for farms in the area. Off-shoot 
industries, such as food manufacturing 
and transportation has also benefitted 
from the agriculture industry, with 
employment levels increasing or 
holding steady. Overall, agriculture 
and related industries are expected to 
expand during the forecast period. 

The outlook for manufacturing in 
general is set to improve despite 
recording job reductions in 2013. 
Improvement in the US housing 
market will increase demand for wood 
manufacturing into 2014. However, 
slowdowns in the global economy 
and a relatively high Canadian 
dollar against other currencies will 

7 CMHC’s 2012 Fall Rental Survey
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moderate growth in other areas of 
manufacturing in the region. 

Higher housing starts will increase 
total construction output in 2014. 
Also, non-residential permits in the 
CMA have slightly increased in 2013. 
Construction is expected to pick 
up further in 2014 as a number of 
large residential and non-residential 
developments are starting to go 
through the pre-development phase. 

Migration into the Abbotsford-Mission 
CMA remains low relative to past 
years, with net gains of 1,140 people 
projected in 2013 and 1,170 people 
in 2014. While international migration 
is expected to pick up, interprovincial 
out-migration from the province 
continues. The number of households 
is expected to grow by 2.5 per cent in 
2013 and 2.6 per cent in 2014, but will 
be below the pace of neighbouring 
Langley, which will see growth above 
3.0 per cent during the same period.8 

8 Data obtained through BC Stats’ Sub-Provincial People Projections (P.E.O.P.L.E 2013)
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Trends at a Glance

Key factors and their Effects on Housing Starts

Mortgage Rates 
Mortgage rates are expected to increase gradually and steadily, over the forecast horizon. 
However, they will remain low by historical standards. Current mortgage rates are 
supportive of housing demand.

Population 
Population growth is positive but slowing due to lower international migration levels and 
increasing out migration to other provinces. 

Employment 
Employment growth during the first eight months of 2013 is 3.6 per cent, above the 
provincial growth rate. However, job growth has been in part-time positions while full-
time positions have remained steady. 

Income Real average weekly earnings were flat in 2013 as part-time jobs outpaced full-time jobs. 

Resale Market 

Total MLS® sales in the Fraser Valley for the first eight months of 2013 were below last 
year’s levels while lower listings and increased demand for single-detached houses has 
lifted the average price. MLS® sales were up over 2012 levels, but prices have remained flat 
in the Abbotsford-Mission CMA.

Supply of New Completed 
and Unabsorbed Units 

Mixed results as the supply of new single-detached houses and apartment condominiums 
have been trending down while row units have been increasing in 2013. 

Units Absorption 
Absorptions have picked-up for new unabsorbed units that were completed in the 
previous month (previous inventory), especially for single-detached houses. 
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Forecast Summary
Vancouver CMA

Fall 2013

2010 2011 2012 2013f % chg 2014f % chg

New Home Market
Starts:
   Single-Detached 5,122 4,798 4,516 3,900 -13.6 3,800 -2.6
   Multiples 10,095 13,069 14,511 14,300 -1.5 14,600 2.1
      Semi-Detached 414 502 480 450 -6.3 300 -33.3
      Row/Townhouse 2,324 2,836 2,389 2,200 -7.9 2,300 4.5
      Apartments 7,357 9,731 11,642 11,650 0.1 12,000 3.0
   Starts - Total 15,217 17,867 19,027 18,200 -4.3 18,400 1.1

 
Average Price ($):
   Single-Detached 925,852 1,074,379 1,224,974 1,330,000 8.6 1,430,000 7.5

Median Price ($):
   Single-Detached 699,000 798,000 899,000 950,000 5.7 1,000,000 5.3

New Housing Price Index (% chg) 3.3 -0.3 -0.5 -0.2 - 2.1 -

Resale Market
MLS® Sales 31,144 32,936 25,445 26,800 5.3 29,000 8.2

MLS® New Listings 59,818 61,307 60,015 59,100 -1.5 56,900 -3.7

MLS® Average Price ($) 675,853 779,730 730,063 756,000 3.6 765,000 1.2

Rental Market
October Vacanc Rate (%) 1 9 1 4 1 8 1 5 0 3 1 2 0 3October Vacancy Rate (%) 1.9 1.4 1.8 1.5 -0.3 1.2 -0.3
Two-bedroom Average Rent (October) ($) 1,195 1,237 1,261 1,300 - 1,330 -
One-bedroom Average Rent (October) ($) 940 964 982 1,015 - 1,055 -

Economic Overview
Mortgage Rate (1 year) (%) 3.49 3.52 3.17 3.00 - 3.25 - 3.25 - 3.75 -
Mortgage Rate (5 year) (%) 5.61 5.37 5.27 5.00 - 5.50 - 5.25 - 6.00 -
Annual Employment Level 1,219,600 1,250,700 1,274,400 1,272,000 -0.2 1,291,000 1.5
Employment Growth (%) 1.3 2.6 1.9 -0.2 - 1.5 -
Unemployment rate (%) 7.5 7.3 6.7 7.0 - 7.3 -
Net Migration 42,642 27,558 29,786 29,300 -1.6 30,000 2.4

NOTE: Rental universe = Privately initiated rental apartment structures of three units and over
Source: CMHC (Starts and Completions Survey, Market Absorption Survey), adapted from Statistics Canada (CANSIM), CREA, Statistics Canada (CANSIM)

MLS® is a registered trademark of the Canadian Real Estate Association (CREA).
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Forecast Summary
Abbotsford-Mission CMA

Fall 2013

2010 2011 2012 2013f % chg 2014f % chg

New Home Market
Starts:
   Single-Detached 397 279 224 175 -21.9 150 -14.3
   Multiples 119 258 147 490 ** 650 32.7
      Semi-Detached 2 2 2 2 0.0 10 **
      Row/Townhouse 75 135 88 78 -11.4 185 137.2
      Apartments 42 121 57 410 ** 455 11.0
   Starts - Total 516 537 371 665 79.2 800 20.3

Average Price ($):
   Single-Detached 562,751 566,430 571,386 575,000 0.6 580,000 0.9

Median Price ($):
   Single-Detached 549,000 549,900 528,037 545,000 3.2 555,000 1.8

New Housing Price Index (% chg) (B.C.) 2.6 -0.4 -0.8 -0.9 - 0.5 -

Resale Market(1)
MLS® Sales 13,977 14,727 13,083 12,250 -6.4 12,500 2.0

MLS® New Listings 28,146 28,297 27,786 26,000 -6.4 25,500 -1.9

MLS® Average Price ($) 451,221 502,562 483,730 485,000 0.3 500,000 3.1

Rental Market
October Vacancy Rate (%) 6.5 6.7 4.2 3.9 -0.3 3.7 -0.2
Two-bedroom Average Rent (October) ($) 785 800 818 825 - 850 -
One-bedroom Average Rent (October) ($) 655 663 661 680 - 695 -

Economic Overview
Mortgage Rate (1 year) (%) 3.49 3.52 3.17 3.00 - 3.25 - 3.25 - 3.75 -
Mortgage Rate (5 year) (%) 5.61 5.37 5.27 5.00 - 5.50 - 5.25 - 6.00 -
Annual Employment Level 89,500 86,600 91,400 93,200 2.0 94,100 1.0
Employment Growth (%) 2.3 -3.2 5.5 2.0 - 1.0 -
Unemployment rate (%) 8.0 8.9 7.9 7.2 - 7.0 -
Net Migration 1,776 1,205 1,143 1,138 -0.4 1,167 2.5

Source: CMHC (Starts and Completions Survey, Market Absorption Survey), adapted from Statistics Canada (CANSIM), Fraser Valley Real Estate Board (figures may differ from CREA due to 
inclusion of only single detached and condo data), Statistics Canada (CANSIM)

(1) Resale Market data and forecasts are for the Fraser Valley Real Estate Board Area (Includes Surrey, Langley, North Delta, White Rock, Abbotsford and Mission).  
Abbotsford CMA Resale Market data is published in the Housing Market Outlook - BC Regional Highlights.

MLS® is a registered trademark of the Canadian Real Estate Association (CREA). 

NOTE: Rental universe = Privately initiated rental apartment structures of three units and over

** Percentage change more than 200 per cent.
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DEFINITIONS AND Methodology

 
New Home Market 
Historical home starts numbers are collected through CMHC’s monthly Starts and Completions Survey. Building permits 
are used to determine construction sites and visits confirm construction stages. A start is defined as the beginning of 
construction on a building, usually when the concrete has been poured for the whole of the structure’s footing, or an 
equivalent stage where a basement will not be part of the structure.  
 
Single-Detached Start: 
The start of a building containing only one dwelling unit, which is completely separated on all sides from any other dwelling or 
structure.  
 
Semi-Detached Start:  
The start of each of the dwellings in a building containing two dwellings located side-by-side, adjoining no other structure and 
separated by a common or party wall extending from ground to roof. 
 
Row (or Townhouse) Start: 
Refers to the commencement of construction on a dwelling unit in a row of three or more attached dwellings separated by a 
common or party wall extending from ground to roof. 
 
Apartment and other Starts: 
Refers to the commencement of construction on all dwellings other than those described above, including structures 
commonly known as stacked townhouses, duplexes, triplexes, double duplexes and row duplexes. 
 
Average and Median Single Detached Home Prices:  
Are estimated using CMHC’s Market Absorption Survey, which collects home prices at absorption and measures the rate 
at which units are sold or rented after they are completed. Dwellings are enumerated each month after a structure is 
completed until full absorption occurs. The term “absorbed” means that a housing unit is no longer on the market as it has 
been sold or rented.  
 
New Home Price Indexes:  
Changes in the New Home Price Indexes are estimated using annual averages of Statistics Canada’s monthly values for New 
Housing Price Indexes (NHPI). 
 
 
 
Resale Market 
Historical resale market data in the summary tables of the Housing Market Outlook Reports refers to residential transactions 
through the Multiple Listings Services (MLS) as reported by The Canadian Real Estate Association (CREA). In Quebec, this 
data is obtained by the CENTRIS listing system via the Quebec Federation of Real Estate Boards.  
 
MLS (CENTRIS in the province of Quebec) Sales:  
Refers to the total number of sales made through the Multiple Listings Services in a particular year. 
 
MLS (CENTRIS in the province of Quebec) Average Price:  
Refers to the average annual price of residential transactions through the Multiple Listings Services. 
 

 



15Canada Mortgage and Housing Corporation

Housing Market Outlook - Vancouver and Abbotsford CMAs - Date Released - Fall 2013

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Rental Market 
 
Rental Market vacancy rates and two bedroom rents information is from Canada Mortgage and Housing Corporation’s 
(CMHC’s) October Rental Market Survey (RMS). Conducted on a sample basis in all urban areas with populations of 
10,000 and more, the RMS targets privately initiated structures with at least three rental units, which. have been on the 
market for at least  three months. The survey obtains information from owners, managers, or building superintendents 
through a combination of telephone interviews and site visits.  
 
Vacancy Rate:  
The vacancy rate refers to the average vacancy rate of all apartment bedroom types. A unit is considered vacant if, at the time 
of the survey, it is physically unoccupied and available for immediate rental. 
 
Two Bedroom Rent:  
The rent refers to the average of the actual amount tenants pay for two bedroom apartment units. No adjustments are made 
for the inclusion or exclusion of amenities and services such as heat, hydro, parking, and hot water. 
   

 
Economic Overview 
 
Labour Force variables include the Annual Employment Level, Employment Growth, Unemployment Rate. Source: Statistics 
Canada’s Labour Force Survey. 
 
Net Migration: 
Sum of net interprovincial (between provinces), net intra-provincial (within provinces), net international (immigration less 
emigration), returning Canadians and temporary (non-permanent) residents as provided to the CANSIM database by Statistics 
Canada’s Demography Division. Sources of inter-provincial and intra-provincial migration data include a comparison of 
addresses from individual income tax returns for two consecutive years from Canada Revenue Agency (CRA) taxation 
records. The migration estimates are modelled, with the tax file results weighted to represent the whole population. 
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CMHC—Home to Canadians 

Canada Mortgage and Housing Corporation (CMHC) has been Canada's national housing agency for more than 65 years. 

Together with other housing stakeholders, we help ensure that the Canadian housing system remains one of the best in the 
world. We are committed to helping Canadians access a wide choice of quality, environmentally sustainable and affordable 
housing solutions that will continue to create vibrant and healthy communities and cities across the country. 

For more information, visit our website at www.cmhc.ca or follow us on Twitter, YouTube and Flickr. 

You can also reach us by phone at 1-800-668-2642 or by fax at 1-800-245-9274.  

Outside Canada call 613-748-2003 or fax to 613-748-2016. 

Canada Mortgage and Housing Corporation supports the Government of Canada policy on access to information for people 
with disabilities. If you wish to obtain this publication in alternative formats, call 1-800-668-2642. 

The Market Analysis Centre’s (MAC) electronic suite of national standardized products is available for free on CMHC’s 
website. You can view, print, download or subscribe to future editions and get market information e-mailed automatically  
to you the same day it is released. It’s quick and convenient! Go to www.cmhc.ca/housingmarketinformation  

For more information on MAC and the wealth of housing market information available to you, visit us today at 
www.cmhc.ca/housingmarketinformation 

To subscribe to priced, printed editions of MAC publications, call 1-800-668-2642. 

©2013 Canada Mortgage and Housing Corporation. All rights reserved. CMHC grants reasonable rights of use of this publication’s 
content solely for personal, corporate or public policy research, and educational purposes. This permission consists of the 
right to use the content for general reference purposes in written analyses and in the reporting of results, conclusions, and 
forecasts including the citation of limited amounts of supporting data extracted from this publication. Reasonable and limited 
rights of use are also permitted in commercial publications subject to the above criteria, and CMHC’s right to request that 
such use be discontinued for any reason. 

Any use of the publication’s content must include the source of the information, including statistical data, acknowledged as follows:  

Source: CMHC (or “Adapted from CMHC,” if appropriate), name of product, year and date of publication issue.  

Other than as outlined above, the content of the publication cannot be reproduced or transmitted to any person or, if acquired  
by an organization, to users outside the organization. Placing the publication, in whole or part, on a website accessible to the 
public or on any website accessible to persons not directly employed by the organization is not permitted.  To use the 
content of any CMHC Market Analysis publication for any purpose other than the general reference purposes set out above 
or to request permission to reproduce large portions of, or entire CMHC Market Analysis publications, please contact: the  
Canadian Housing Information Centre (CHIC) at chic@cmhc.ca; 613-748-2367 or 1-800-668-2642. 

For permission, please provide CHIC with the following information:  
Publication’s name, year and date of issue. 

Without limiting the generality of the foregoing, no portion of the content may be translated from English or French into any 
other language without the prior written permission of Canada Mortgage and Housing Corporation. 

The information, analyses and opinions contained in this publication are based on various sources believed to be reliable, 
but their accuracy cannot be guaranteed. The information, analyses and opinions shall not be taken as representations for 
which Canada Mortgage and Housing Corporation or any of its employees shall incur responsibility. 

 

https://twitter.com/CMHC_ca
http://www.youtube.com/CMHCca
http://www.flickr.com/photos/cmhc-schl/
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Get the market intelligence you need today!
Click www.cmhc.ca/housingmarketinformation 
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Are you interested in housing research?

Stay up-to-date with the latest housing research findings and events related  
to sustainable housing, housing conditions and trends, housing finance and more.

Subscribe Today to CMHC’s Housing Research E-Newsletter!
 Feature 

First Nations Mold Remediation Case Study – Ahousaht First Nation
This case study highlights the mold remediation efforts in the Ahousaht First Nation located in British Columbia.
This community receives more than two times the amount of rainfall that Vancouver receives in a year. In
addition, the majority of the older houses are situated in an area troubled by underground springs and poor
drainage. The combination of heavy rainfall and problematic ground water conditions contributed to mold
problems in the community’s housing.

Ahousaht's approach to solving its mold problem included special emphasis on building a new housing team,
developing new construction policies and practices, and training local people to build capacity in the community
to remediate and construct new houses. Ahousaht First Nation’s housing has seen noticeable improvements
and now the focus is on achieving good ventilation, circulation of air in the homes and exhausting the stale
moist air outdoors.

Lungs for Your House Video
New homes in Canada are more airtight and energy-efficient than ever. Although that's a good thing because
this reduces heating costs and helps keep your house more comfortable, it may also mean that it is harder for
fresh air to get into your house and for stale or humid air to get out.

In older homes, leaks may provide some ventilation. But there will likely be drafts, and the effect is localized and
impossible to control. You can open a window when the weather is nice, but if you try that in the winter, you'll
have higher heating bills. Another more effective and energy efficient option is to use a heat recovery ventilator,
or HRV. Check out this new video for more information on HRVs.

 Did you know…

That, with the number of households headed by seniors
expected to rise through 2036, flexible housing can help
meet their needs for comfort, security, independence,
well-being and aging-in-place? See Chapter 6 of the
Canadian Housing Observer: Sustainable Housing and

Communities-Flexible Housing for more information or
view the full version of the Observer.

 CMHC at Large

Since 2001, a wealth of temperature data has been
collected at the Canadian Centre for Housing
Technology (CCHT) twin house facility. A recent CCHT
report: Assessing the Impact of Cold Climate on
Basement Temperatures analyzes 7.5 years (January
2003 to August 2010) of basement foundation surface
temperature and ground temperature data from the

Events and Items of Interest

Coming soon to a city near you!CMHC's Housing
Outlook Conferences are a great way to get the latest
local and provincial housing forecasts. Each
conference program is tailored to your specific local
market. Register Now!

London Housing Outlook Seminar 2013
This November, CMHC's team of Market Analysts and
Economists will dissect the profile of the Echo Boomer,
answer essential questions that will help identify your
strongest new prospects, and explain how economic,
geographic and demographic variables can influence
the buying trends in London's housing market.

Vancouver Housing Outlook Conference 2013
Trends, transitions and new realities: Network with
Vancouver's top housing industry professionals at
CMHC's 19th Annual Vancouver Housing Outlook
Conference on Friday, November 1st, 2013 at the Hyatt
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