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sales declined by 22 per cent to
1,737 units compared to 2006.

According to CMHC’s New Home
Sales Survey, a leading indicator of
new home construction, sales of
new homes in London CMA started
to slow during the second half of the
2007. Led by a 24 per cent drop in
sales of the most popular singledetached homes, overall new home

With sales of new homes slowing in
2007, new home starts are expected
to gradually trend down in 2008 and
2009. Nevertheless the level of
construction will remain above the
historical average of 2,200 units. In
2008, around 3,000 new homes are
expected to be started. In 2009
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Access CMHC’s Market Analysis Centre publications
quickly and conveniently on the Order Desk at
www.cmhc.ca/housingmarketinformation.
View print, download or subscribe to get market
information e-mailed to you on the day it is
released. New ! CMHC’s electronic suite of
national standardized products is now available
for free.
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As a result of supply outpacing
demand in the resale market, there
will be less spill-over demand to the
new home market. In general, buyers
tend to begin their search for homes
that suit their needs in the resale
market. With more listings in the
resale market, more buyers will be
able to find what they want in the
resale market, resulting in less demand for new homes in 2008.
Construction of single-detached
homes will decrease to 1,700 units
compared to 1983 units reached in
2007.While the wealthier move-up
buyers will continue to support
demand for single detached homes,
rising prices are expected to keep
almost all first time buyers focused
on the more affordable resale market, resulting in a slow down in
single-detached home starts. The
average price of new single-detached
homes will reach $304,700 this year,
which is more expensive than the
average of $230,000 for an existing
single-detached home in London.
With seven more apartment
projects (totalling around 1,100
units) under review at London’s
planning department, apartment
construction will continue to be
buoyant in 2008. Apartment starts
will increase to 950 units and some
of them will be luxury rentals.
Demand for higher-end rentals
mostly come from empty nesters
and professionals who want the
convenience of an apartment life-

style. However, more international
students attending university and
colleges in the London choose to
live in these high-end rentals. These
students are becoming another
source of tenants for these luxury
rental apartments.
More starts will be seen in the townhome category in 2008. A total of 310
units are expected to start this year,
up from 278 units recorded in 2007.

Resale Market
Near Record Existing
Home Sales
Coming off from the record high in
2007, the resale home market in the
London Census Metropolitan Area
(CMA) will cool off in 2008, but
remain healthy based on historical
norms. Sales of resale homes through
the Multiple Listings Service (MLS®)

will reach 9,250 units, down only 4.5
per cent down from the 2007 peak.
While most sales will continue to
occur in London South, strong
growth in London North means this
area will continue to gain market
share. Sales of resale homes in London CMA will trend gradually lower.
Homeownership is very accessible in
London, but strong price growth
during the past few years has eroded
affordability. Although the monthly
mortgage payment1 on an average
priced resale home continues to be
low compared to the historical
standard, it has been edging up during
the past few years, resulting higher
required income. The ratio of income
required to own a home2 compared
to actual household income3 is well
below the provincial average in
London, implying that homeownership is more accessible in London
than in a number of other centres in
Ontario. However, with required

Figure 2

Healthy Sales of Resale Homes
10
9
MLS® Sales (000s)

foundations of some 2,900 news
homes will be laid.

8
7
6
5
4
1992

1994

1996

1998

2000

2002

2004

2006

2008F

Source: CREA, CMHC Forecast

1
2
3

Based on a 25 per cent down payment, the average of all lenders’ posted fixed five-year mortgage rates, 25 year amortization.
Required income is mortgage carrying costs divided by 0.32 to reflect the usual 32 per cent gross debt service ratio.
Actual Income is the average household income based on Statistics Canada’s Survey of Labour and Income Dynamics to 2005 and estimated
subsequently based on average weekly earnings.
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Figure 3

up by 1.8 per cent. The unemployment rate will be slightly higher in
2008, but low compared to the
average unemployment rate of 8 per
cent experienced in the 1990’s.

The Resale Market Will Become More Balanced
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While hiring in the goods-producing
sector started to lose steam in 2004,
service sector employment continued
to increase. Employment in sectors
such as health, education and financial
services where earnings are aboveaverage, continue to expand. The
employment growth in these highpaying service sectors will continue to
support London’s housing market.
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The supply of newly-listed homes
will continue to grow and surpass
the record set in 1996. New listings
are expected to hit 15, 760, up 4.1
per cent from 2007. Rising prices
are encouraging households to list
their homes so they can purchase a
different home that meets their
current needs more closely.
With the number of new listings
growing faster than sales, the Sales-toNew Listings Ratio (SNLR), a leading
indicator of price growth and measure
of market conditions, will move towards the balanced market territory.
Consequently, prices are expected to
grow at a slower pace in the London
CMA. The average price of a resale
home is forecast to increase by five
per cent to $213,000, following 6.5
per cent growth in 2007.
On a submarket basis, the strong
population growth in St. Thomas
during the past few years will continue to fuel housing demand, making
St. Thomas the tightest housing
market in the CMA.

Economic Trends
Employment Growth
Continues
Expanding service sector and
healthy investment will continue to
power employment growth and
contribute to a healthy housing
market in London CMA. More than
2000 jobs will be added to London’s
economy pulling total employment

Figure 4
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income growing faster than actual
income, some first time buyers will
find it harder to become homeowners due to eroding affordability.

Investment in residential homes,
institutional infrastructure and industrial buildings will also create jobs in
London CMA. In 2007, the total value
of building permits issued in London
CMA reached $ 920 million, the
second best year since the peak in
2006. Although London’s planning
department indicated that some slow
down in the total value of building
permits would be observed in 2008,
large construction projects such as
the expansion at the London Health
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given relatively large size of this
group in London, it is expected that
demand for the more affordable
resale homes will remain strong.

Employment Growth Continues
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Population Growth
According to the 2006 Census,
population in London CMA increased
by 5.1 per cent during the past five
years, which is slower than the
average of 6.6 per cent in Ontario.
The slower growth was caused by
London’s lower than provincial
average birth rate. However, positive
population growth continues with
more immigrants and migrants from
other parts of Ontario moving to
London during the past few years. In
2008 and 2009, net migration will
continue to power population growth
in London CMA. Some 2,400 net
migrants will come to London to live
and work over the next two years.
The 45-64 age group has been the
fastest growing segment of population as baby boomers moved into
this age bracket. This segment
encompasses buyers in both the
move-up and empty nesters categories. They are generally considered

wealthier than other groups and
their high employment will continue
to power the pricier new singledetached home market in the London CMA. The largest segment of
the population continues to be the
25-44 age group. Most first-time
buyers fall into this category, and

Figure 6

Mortgage Rates Will Remain Relatively Flat
16
5-Year Rate

14

5Y Mortgage Rate Forecast

12
Per cent

Sciences Centre, will keep the activity
in the construction sector high.

Posted mortgage rates eased by about
50 basis points in the first four
months of this year, although rates in
late April were 30 to 35 basis points
higher than they were 12 months
prior. Mortgage rates are expected to
trend marginally lower throughout
2008, but will be within 25-50 basis
points of their current levels. For
2009, posted mortgage rates will
begin to drift up slightly as the year
progresses. For 2008 and 2009, the
one-year posted mortgage rate is
forecast to be in the 6.50-7.50 per
cent range, while three and five-year
posted mortgage rates are forecast to
be in the 6.75-7.50 per cent range.
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Forecast Summary
London CMA
Spring 2008
2005

2006

2007

2008f

% chg

2009f

% chg

9,133
14,329
178,910

9,234
15,376
190,521

9,686
15,590
202,908

9,250
16,220
213,000

-4.5
4.0
5.0

8,900
16,500
222,500

-3.8
1.7
4.5

Starts:
Single-Detached
Multiples
Semi-Detached
Row/Townhouse
Apartments
Starts - Total

2,063
1,004
44
310
650
3,067

2,090
1,584
42
414
1,128
3,674

1,983
1,158
42
278
838
3,141

1,700
1,302
56
270
950
3,002

-14.3
12.4
33.3
-2.9
13.4
-4.4

1,650
1,292
56
300
900
2,942

-2.9
-0.8
0.0
11.1
-5.3
-2.0

Average Price ($):
Single-Detached

270,936

273,548

290,342

302,000

4.0

312,500

3.5

Median Price ($):
Single-Detached

240,000

250,975

266,000

280,500

5.5

294,500

5.0

4.9

5.2

3.6

4.2

-

4.2
775

3.6
790

3.6
816

3.8
833

-

5.80
6.30
243,100
-0.2
6.6
751

6.30
6.45
245,600
1.0
6.2
1,650

7.35
7.54
247,400
0.7
6.1
699

6.95
7.01
249,200
0.7
6.3
1,200

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

New Home Market

New Housing Price Index (% chg.)

4.2

-

3.8
856

-

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

0.2

0.0

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

-0.40
-0.53
0.7
-

6.83
6.97
250,900
0.7
6.9
1,200

-0.12
-0.04
0.7
-

M LS® is a registered trademark of the Canadian Real Estate Association (CREA ).
Source: CM HC (Starts and Completions Survey, M arket Absorption Survey), adapted from Statistics Canada (CA NSIM ),
London & St. Thomas Association of Realtors (LSTA R)®, Statistics Canada (CA NSIM )
N OT E: Rental universe = P rivately initiated rental apartment structures of three units and over
(1) 2007 migration data is forecasted
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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 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
homes – homes that will continue to create vibrant and healthy communities and cities across the country.
For more information, visit our website at 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 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.

©2008 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.

Stay on Top of
the Housing Market
Enhance your decision-making with the latest information on Canadian
housing trends and opportunities.
Free reports available on-line:

CMHC’s Market Analysis
Centre e-reports provide a
wealth of detailed local,
provincial, regional and
national market information.











Forecasts and Analysis –
Future-oriented information
about local, regional and
national housing trends.



Statistics and Data –
Information on current
housing market activities
— starts, rents, vacancy
rates and much more.











Canadian Housing Statistics
Housing Information Monthly
Housing Market Outlook, Canada
Housing Market Outlook, Highlight Reports - Canada
and Regional
Housing Market Outlook, Major Centres
Housing Now, Canada
Housing Now, Major Centres
Housing Now, Regional
Monthly Housing Statistics
Northern Housing Outlook Report
Preliminary Housing Start Data
Renovation and Home Purchase
Rental Market Highlight Reports
Rental Market Reports, Major Centres
Rental Market Statistics

Free regional reports also available:







B.C. Seniors’ Housing Market Survey
Ontario Retirement Homes Report
The Retirement Home Market Study, Quebec Centres
Housing Market Tables: Selected South Central Ontario Centres
Residential Construction Digest, Prairie Centres
Analysis of the Resale Market, Quebec Centres

Get the market intelligence you need today!
Click www.cmhc.ca/housingmarketinformation to view, download or subscribe.
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Sign up today and receive CMHC’s Multi-Unit e-Update Newsletter
Our quarterly e-newsletter provides valuable information and expertise on a variety of topics
relating to multi-unit residential housing including market insight, housing research and the latest
news on our multi-unit mortgage loan insurance products.

