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New Home Market
Single starts maintain momentum
A scarcity of good quality resale
listings is also contributing to the
robust level of single-detached
demand.

Single-detached starts will maintain
their current brisk pace in 2007 and
2008 with 1,000 units started in
each year. (See Figure 1) Both years
will see escalating prices and longer
building periods due to persistent
labour shortages. The expected
production levels will represent the
strongest output of single units since
1987, when construction totalled
1,093 units. Employment and wage
gains and in-migration deserve credit
for the surge in single housing starts.

The elevated level of starts and
scarcity of skilled trades people have
contributed to a relatively high
number of units under construction.
In the first quarter of 2007, there
was an average of more than 550
units at various stages of
construction. This is the highest

Figure 1
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New Home Market
Single-detached starts will maintain their
current brisk pace in 2007 and 2008. On
the multiple side, our forecast calls for 550
units in 2007.
3
Resale Market
Saskatoon’s resale market will see a 14 per
cent increase in sales in 2007. Average
price is expected to increase by a record
21.4 per cent in 2007, bringing the average
resale price to $195,000.
4
Rental market
CMHC forecasts an average vacancy rate
of 2.5 per cent in the October 2007
survey. Our forecast calls for an increase
of close $30 in the monthly two bedroom
average rent in 2007.
4
Economy
CMHC is forecasting average employment
growth of 5,200 employed in 2007. The
construction and trade sectors continue
to be important sources of employment
gains in 2007 and 2008.
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Economic
average quarterly Forecasts
number of units
under construction since 1987.

The Saskatoon market has seen a
steady increase in the rate of
absorption since July of 2006. In the
first quarter of 2007, the average rate
of absorption reached 59 units per
month, 34 per cent higher than last
year’s rate.
The supply of single-detached homes
(defined as units under construction
and units completed and
unoccupied) is sufficient to last
almost 11 months, slightly higher
than last year at this time.

Average price of new
housing units up more
than10 per cent annually
After a 12 per cent increase in
average absorbed price in 2006, the
average price of a new unit will
increase by 15 per cent in 2007 and
9.1 per cent in 2008. Rising material
and labour costs combined with
higher land development costs, fees,
and taxes will be the primary
contributors to the gains in average
price, although the continued shift in
the share of sales occurring above
$200,000 will also skew the average
price upwards.
In 2005, sales in the $200,000 to
$299,999 captured 41 per cent of
the total absorptions. In 2006, the
proportion of homes in this price
range moved up to 48 per cent of
the market. In the first quarter of
2007, this range increased further to
represent 57 per cent of the new
home market. Price ranges above
$200,000 all saw an increase in
market share while lower price
ranges saw declines.
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Land development has been an
important issue in Saskatoon over
the last 12 months. The City of
Saskatoon, being one of the two
biggest land developers in the city,
has agreed to dramatically increase
the pace of land development to
meet professional home builder
demands. In 2007, combined City
and private land development is
planned to reach more than 1,500
lots.This is a significant increase over
previous years when City and private
sector land development was
sufficient to meet lot sales of 450 to
500 lots annually.

significant increase in the number of
row units under construction
compared to this time in 2006. The
row condominium style unit has
enjoyed resurgence since 2005
when this style almost disappeared
from the Saskatoon new housing
market.

Condominium apartments
dominate multiple activity

Price of apartment
condominiums to escalate
in 2007

Multi starts, which include semidetached, row, and apartment units,
rebounded in 2006 to 537 units
representing an increase of almost
73 per cent from the 2005 figure.
Our forecast calls for this
production level to be maintained in
2007 with 550 units, falling back only
slightly in 2008 with 500 units. (See
Figure 1)
Most of these multiples will be
condominium tenure designed for
the empty-nesters and seniors
market, as they offer such features
as elevators and underground
parking. More than 300 of these type
of units were started in 2006 while
only 20 apartment style rental units
began construction.
At the end of the first quarter, the
supply of all types of multiple units
is up more than 50 per cent
compared to the 2006 figure. Most
of these units are in the construction
stage and the bulk of these are
apartment style. There has been a
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At the current absorption trend of
18 to 20 units monthly, the supply
of condominium apartment units is
sufficient to last about 20 months.
Absorptions have been brisk and we
expect developers will be bringing
more of these units to the market in
the near future.

At the close of 2006, over 30 per
cent of the apartment condominium
absorptions that took place in that
year were in the $140,000 to
$159,999 price range and 29 per
cent were absorbed at selling prices
in the $160,000 to $179,999 range.
Based on data from the close of 2006,
the average price of apartment
condominiums was just over
$158,059. We expect there will be
considerable escalation in the average
price of these apartment style units
in 2007 as demand has been strong
and pricier projects are entering the
absorption stage. Production cost
pressures will further add to the
average condominium price.
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Supply of listings will
define market

3,000

Saskatoon’s resale market will see a
13.7 per cent increase in sales in
2007, making that year the highest
number of sales on record.Although
sales will decline to 3,600 sales in
2008, this will still be a historically
high level of resale transactions in
Saskatoon. (See Figure 2)

2,000

Similar to the new home market,
demand for resale housing has been
supported by rising weekly earnings,
in-migration, and favourable labour
market conditions.Also contributing
to the elevated level of sales has been
continued low mortgage rates and a
precipitous increase in new home
prices relative to the resale market.
Solid equity gains from the past few
years are also providing owners an
opportunity to upgrade their home
to a more expensive unit. Meanwhile,
investors from Alberta are viewing
Saskatoon’s hot market as their next
opportunity, providing a further
thrust to activity. Sales will fall off
somewhat in 2008 due to rising
prices and peaking of listing volumes.
In 2007, listings will increase as
empty-nesters and seniors move
into
newly
constructed
condominiums and others take
possession of their new singledetached units.At the end of the first
quarter however, listings have yet to
benefit from the shift of existing
homeowners into new housing. In
fact, according to the Saskatoon
board, the inventory of active listings

MLS® Annual Sales

4,500

2,500

1,500

was down 44 per cent from the end
of the first quarter in 2006. This is
resulting in bidding wars for prime
product and sales in excess of list
price are frequently reported.
The local real estate association
reports the average number of days
a single-detached property is listed
prior to sale had declined to only 30
days at the end of the first quarter
in 2007 compared to 37 days at the
end of March 2006.
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Resale market sales to
rise to a new level in
2007

Figure 2
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Resale Market

rising average weekly earnings are
providing homebuyers with the
wherewithal to afford the required
mortgage payments. An increased
supply of listings in the coming
quarters should soften price
increases in 2008.

Cost of home ownership
jumps in 2007 and 2008

Average resale price to
increase to $195,000 in
2007 and surpass $200,000
in 2008

CMHC has calculated the principal
and interest payments on a mortgage
loan financing the purchase of a
home selling at the average resale
price. The mortgage would bear
interest at the forecasted five year
term rates for 2007 and 2008.

Average prices are expected to
increase by 21.4 per cent in 2007,
bringing the average resale price to
$195,000. This will dwarf the
previous record increase of 11.5 per
cent set in 1997. The forecasted
increase of 10 per cent in 2008 will
be modest by comparison, but will
be among the highest gains on
record. A move toward balanced
market conditions should result in
the weaker price gains next year.

Our analysis determined that the
monthly principal and interest will be
about $1,189 in 2007, representing
a 21.1 per cent jump from 2006,
representing the highest gain in years.
This will have an impact on sales
moving forward as some
prospective buyers re-evaluate their
purchase decision. In 2008,
corresponding payments will
increase 5.5 per cent to
approximately $1,330 monthly.

A robust economy is driving demand
for a scarce supply of listings while
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A combination of a slowing economy,
strong Canadian dollar vis-à-vis the
U.S. dollar, and moderate inflation will
help keep Canadian interest and
mortgage rates low over the
remainder of this year and in 2008.
Short-term mortgage rates will also
ease as the prime rate nudges down
over the next twelve months while
the long-term mortgage rates will rise
slightly in line with bond rates.
One, three and five-year posted
mortgage rates are forecast to be in
the 5.75-6.75, 6.00-7.00, and 6.257.25 per cent ranges respectively
over the rest of this year and in 2008.

Figure 3

Following a poor performance in
Saskatoon’s labour market in 2006,

Canada Mortgage and Housing Corporation
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Employment growth
driving housing demand

Employment Growth

Percent
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Economic Outlook
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Mortgage rates will remain
low

The construction and trade sectors
have been the main contributors to
employment growth in 2006 and we
expect these areas will continue to
be important sources of

92

Our forecast calls for an increase of
$30 in the monthly two-bedroom
average rent in 2007 and a more
modest increase of $22 to $660 in
2008. Industry representatives have
advised us that out-of-province
investors have been active in the
Saskatoon rental market acquiring
property from existing, local property
owners. Historically, new owners
implement
cosmetic
and
rehabilitation
improvements
accompanied by rent increases.

Saskatoon housing demand stems
from a buoyant economy producing
jobs and income for homebuyers and
renters. Saskatoon employers have
been hard-pressed to find enough
skilled workers to expand their
businesses. This is demonstrated by
declining numbers of unemployed
and rising participation rates. Our
forecast assumes that, although still
important, these sources are nearly
exhausted and employers will
increasingly depend on in-migration
to satisfy hiring needs. Accordingly,
net migration is expected to improve
throughout the forecast period,
although not at a rapid pace since
Alberta will remain the prime
destination for interprovincial
migrants.

19

Robust rent increases in
2007 and 2008

(See Figure 3)

91

CMHC forecasts an average vacancy
rate of 2.5 per cent in the October
2007 survey, declining further in
2008 to 2.0 per cent. CMHC has
identified a number of reasons for
the decline in average vacancy rate.
The most important factors are rising
employment and wages which have
led to increased in-migration and
natural rental household formation.
Some projects that were suffering
from deferred maintenance have also
been rehabilitated, increasing their
appeal and leading to declines in
turnover and vacancy.As mentioned,
escalating homeownership costs will
also prevent some renters from
making the move toward a home
purchase.

19

Average vacancy rate
falls in 2007 and 2008

employment gains in 2007 and 2008.
The construction sector will be
particularly robust, driven by
construction projects at the
University of Saskatchewan, various
city infrastructure projects as well
as residential projects. University
projects already started or to be
started in 2007 and beyond are
valued at close to half a billion dollars.

CMHC is forecasting average
employment growth of 5,200 this
year and 1,300 additional employed,
or one per cent growth, in 2008.

19

Rental Market
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Forecast Summary
Saskatoon CMA
Spring 2007
2004

2005

2006

2007f

% chg

2008f

% chg

2,999
4,695
132,549

3,246
4,908
144,787

3,430
4,637
160,577

3,900
4,700
195,000

13.7
1.4
21.4

3,600
4,700
214,500

-7.7
0.0
10.0

753
825
1,578

751
311
1,062

959
537
1,496

1,000
550
1,550

4.3
2.4
3.6

1,000
500
1,500

0.0
-9.1
-3.2

Average Price ($):
Single-Detached

199,877

213,464

239,365

275,000

14.9

300,000

9.1

Median Price ($):
Single-Detached

187,435

198,177

219,687

5.4

5.6

9.1

16.0

-

6.3
580

4.6
584

3.2
608

2.5
638

-

4.80
6.05
121,100
0.7
6.2
459

5.80
6.30
126,400
4.4
5.0
-378

6.30
6.45
128,000
1.3
4.4
-286

6.40
6.63
131,700
2.9
4.0
600

-

Resale Market
MLS® Sales
MLS® New Listings
MLS® Average Price ($)

New Home Market
Starts:
Single-Detached
Multiples
Starts - Total

New Housing Price Index (% chg.)

-

16.0

-

2.0
660

-

6.29
6.80
133,000
1.0
4.0
700

-

Rental Market
October Vacancy Rate (%)
Two-bedroom Average Rent (October) ($)

4.9

3.4

Economic Overview
Mortgage Rate (1 year) (%)
Mortgage Rate (5 year) (%)
Annual Employment Level
Employment Growth (%)
Unemployment rate (%)
Net Migration

2.9
-

1.0
16.7

M LS® is a registered trademark o f the Canadian Real Estate A sso ciatio n (CREA ).
So urce: CM HC (Starts and Co mpletio ns Survey, M arket A bso rptio n Survey), adapted fro m Statistics Canada (CA NSIM ), CREA , Statistics Canada (CA NSIM )
N O T E : Rental universe = P rivately initiated rental apartment structures o f three units and o ver

Looking for more details? Subscribe to CMHC’s Housing Market Outlook Canada report and Housing Market Outlook reports
for major centres.
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CMHC—Home to Canadians
Canada Mortgage and Housing Corporation (CMHC) has been Canada’s national housing agency for more than 60 years.
Together with other housing stakeholders, we help ensure that Canada maintains one of the best housing systems in the world.
We are committed to helping Canadians access a wide choice of quality, affordable homes, while making vibrant, healthy
communities and cities a reality across the country.
For more information, visit our website at http://www.cmhc.ca/
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 now available for free on CMHC’s
website. You can now 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 http://www.cmhc.ca/housingmarketinformation
For more information on MAC and the wealth of housing market information available to you, visit us today
at http://www.cmhc.ca/housingmarketinformation
To subscribe to priced, printed editions of the national standardized product suite or regional specialty publications,
call 1 800 668-2642.

©2007 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 mailto:chic@cmhc.gc.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.
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Housing Market Outlook – Canada and Regional Highlights Reports
Northern Housing Outlook Report

Coming Soon!
 Spring Rental Market Survey Results
 Rental Market Report – Canada and Provincial Highlights
 Rental Market Statistics




Renovation and Home Purchase Report
Coverage of additional centres:
- Abbotsford
- Kingston
- Peterborough

- Barrie
- Guelph
- Brantford
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Find out More!
Throughout 2007, CMHC will continue to enhance its suite of surveys and analytical
reports to better serve you. Visit www.cmhc.ca/housingmarketinformation regularly to
find out more about our product updates and to subscribe to our FREE electronic reports.

