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Uncertainty Will Continue to
Impact the Housing Market

The Nova Scotia economy is
expected to contract by one

per cent in 2009 and then recover
moderately in 2010 with growth of
approximately one per cent. The
provincial economy will decline less
this year than many other parts of
the region or country. This is very
much in keeping with the recent
historic trend of relatively slow but
steady growth without large swings
upward or downward. Relative
stability in Halifax will help bolster
the overall provincial figures.

The Halifax economy has been
benefiting from an increased
number of people migrating to the
city. International migration in
particular has contributed to
population gains in the Halifax
Regional Municipality (HRM) and has
taken some of the pressure off of
the recently tight labour market.
Last year saw record levels of people
in the local labour force as well as
record levels of people working in
the HRM. Labour Force survey data
indicate that there was an average of

Overall Housing Starts to Rebound in 2010
Annual housing starts by type of structure, Halifax CMA
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209,000 people employed in Halifax
and through the first quarter of
2009 there has been an average of
213,000 people employed.

While this pace of employment is
not expected to continue
throughout 2009, it is indicative of
some stability in the local economy.
Residential construction is expected
to be weak and result in weaker
demand for labour over the forecast
period however commercial
construction and government
infrastructure spending will offset
some of that weakness and provide
support to the labour conditions.
Unemployment is expected to rise
in 2009 due in large part to
increases in the labour force but
also due to employment levels
coming off of record highs.

Traditional areas of manufacturing
(e.g., steel fabrication) continue to be
weak due to weaker global demand,
while more specialized

manufacturing (e.g., technical
components, energy extraction
equipment) are seeing increased
demand. The HRM also is continuing
to benefit from a large public sector
presence, particularly when it comes
to the military. Large national
defense contracts continue to
provide a significant number of jobs
in the city.

Along with high levels of
employment, Haligonians are also
earning more money. Seasonally
adjusted earnings figures indicate
that average annual earnings exceed
$39,000 through the first quarter of
2009. This compares to less than
$36,000 in the first quarter of 2008.
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Consumer spending patterns are
changing, as evidenced by slumping
auto sales and even the fact that a
number of restaurants in the city
have filed for creditor protection.
These factors, combined with
weaker home sales in Halifax are
signs that consumers are reacting to
a heightened level of economic
uncertainty. In spite of the fact that
both employment and wages are
near record highs and there
continues to be population growth
in Halifax, home sales have slowed
considerably. Relatively favorable
local conditions are not enough to
persuade potential buyers. National
and international uncertainty is
causing individuals to either
reconsider their options or delay
the decision altogether for the
moment.

Demand for housing will be
supported by employment and wage
levels remaining strong, in spite of
coming off of recent record highs.
Low interest rates and continued
net-migration gains will also continue
to be supportive of housing demand.
Offsetting this will be the general
uncertainty in the marketplace and

the fact the aforementioned demand
factors are seeing slower growth for
2009. The result will be reduced
overall demand for both new and
existing homes in Halifax.

Mortgage Rates

Mortgage rates are expected to be
relatively stable throughout 2009,
remaining within 25-75 basis points
of their current levels. Posted
mortgage rates will increase very
gradually during the course of 2010,
reflecting a rise in government of
Canada bond yields. For 2010, the
one year posted mortgage rate will
be in the 4.75-6.00 per cent range,
while three and five year posted
mortgage rates are forecast to be in
the 5.00-6.75 per cent range.

New Home Construction
to Decline

New home construction fell 16

per cent in 2008 and is expected to
decline another |5 per cent in 2009.
Starts are expected to rebound in
2010 as the economy begins to
improve late this year and next year.

Shifting Preferences Impacting Mix of Singles
Single-Detached Absorptions by Price Range
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-Housing starts began last year with
some relative strength, due in large
part to some spillover demand from
the existing homes market that
carried over from 2007. In the
latter half of 2008, however, demand
for new construction began to
weaken considerably. Single-
detached starts were down only two
per cent for the year but were
down |7 per cent in the last two
quarters of the year. Weakness in
multiple starts was more consistent
throughout the year and ended the
year down more than 28 per cent.

Decreased demand for single-
detached housing starts is not a new
story in Halifax. Single starts have
been trending consistently
downward since the 2002 peak. The
number of single starts last year and
the number forecasted for this year
and next are representative of a
continuation in this downward trend
that has always been part of the local
housing market cycle. Like most
markets there tends to be a
significant amount of cyclicality in
the Halifax housing market as
demand rises and falls with the
changes in economic and
demographic conditions.

Single starts are expected to fall
nearly 24 per cent in 2009 before
recovering by more than ten

per cent in 2010. There will be less
than 1,000 single starts in Halifax
this year for the first time since
1991. The previous recent low was
in 2006 with 1,056 single starts.

Many demand factors remain quite
strong in the HRM. Employment
and wage levels will be near record
highs, interest rates are historically
low, market conditions are favorable
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to buyers and while the population
will grow more slowly, it will
nonetheless continue to see positive
growth. These factors, however, will
grow much more slowly or not at all
in 2009 and will subsequently
impact the potential for growth.
What is hindering both demand and
potential growth is a heightened
level of uncertainty regarding the
extent of the economic downturn.
The combination of these
contributing factors will result in
overall reduced demand for both
new and existing homes.

Reduced levels of overall demand
are resulting in changes in the
market place. Most notably there
has been a shift by consumers for
less expensive homes. In the first
quarter of 2008, 54 per cent of new
single-detached home sales averaged
more than $300,000 in price. This
percentage share has already
dropped to 47 per cent in the first
quarter of 2009. This trend is
expected to continue resulting in a
change in the mix of homes being
built and sold. This will put
downward pressure on overall
average home prices in the city.
While a typical apples-to-apples
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home may not cost less to build
from year-to-year, the fact there
likely will be more smaller and less-
expensive homes built will result in
the overall average price remaining
basically unchanged at approximately
$330,000 in 2009. Next year, as
demand begins to improve, there will
be some upward pressure on prices
resulting in an increase to
approximately $335,000 for an
average, new, single-detached home.

Multi-residential construction cooled
considerably in 2008. Apartment
style starts were down 34 per cent
with only 639 new units breaking
ground. Demand for multiples has
declined due to many of the same
factors impacting the singles market.
Uncertainty, however, is playing a
more significant role in this segment
of the market. The greater amount
of investment risk involved in larger-
scale projects is causing many
developers and builders to exercise
caution and take a “wait-and-see”
approach in the current
environment. In 2007 and 2008,
projects were delayed, at least in
part, because of competition for
labour. In the latter part of 2008
and throughout the forecast period,
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Record Pace of MLS® Sales to Cool

Annual MLS® Sales & Average Price, Halifax-Dartmouth Real Estate Board Area
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projects will continue to be delayed,
but now it will be more a result of
weaker demand and increased
caution on the part of investors.
This will contribute to further
weakness in apartment starts with
only 600 units starting in 2009.
Expect to see increased activity in
2010 as apartment starts increase to
800.

Semi-detached and row-style units
will be one area of the market that
will remain relatively stable. Expect
to see approximately 280 semi and
row starts in both 2009 and 2010
which will be close to levels
recorded in 2008. This style of
home remains popular due to a
relatively lower price point (i.e., than
for singles) yet offers ample space,
requires less maintenance and is
even more energy efficient.

Existing Home Sales Will
Continue to Decline

In 2008, existing home sales
declined nearly || per cent
compared to the record set in 2007.
The existing homes market
responded very quickly to the
elevated levels of economic
uncertainty that became more
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prominent in the latter part of 2008.

Sales were trending downwards
through the first three quarters of
2008 by approximately seven

per cent. However, in the fourth
quarter of 2008, sales were off over
26 per cent. Through the first
quarter of 2009, sales are also off
over 26 per cent.

While the economic fundamentals
are relatively stable in Halifax, the
economic environment is causing
many buyers to delay decisions to
buy or move. In an environment of
heightened uncertainty, any
additional risk is being avoided. The
result, of course, is a reduced level

of demand for both new and
existing homes.

Existing home sales are, therefore,
expected to decline in 2009 by
another || per cent before
rebounding by approximately seven
per cent in 2010. With reduced
levels of demand resulting in fewer
sales, expect to see price growth
remain subdued as well. The price
of an average existing home is
forecast to remain virtually
unchanged at $230,000 in 2009
before increasing slightly in 2010 to
approximately $235,000.

The number of existing homes that
will be listed in 2009 is likely to be
substantially unchanged from the
levels seen in 2008. The difference,
however, will be that fewer of these
homes will sell and that will result in
a lower sales-to-new listings ratio. In
other words, market conditions
which have already changed will
remain more favorable to buyers
over the forecast period. Combine
this factor with the fact that
employment is strong, wages are
stable, interest rates are low,
migration remains positive and price

Average rental apartment vacancy rate, Halifax CMA

2% A

0%

X H oo A O D
A A OO A S N S
NEENEENEENEENEEN

Source and Forecast: CMHC

N

Current |0-year average = 3.4%

NN
L '

Canada Mortgage and Housing Corporation



Housing Market Outlook - Halifax CMA - Date Released: Spring 2009

Rental Affordability Indicator,
Halifax CMA
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growth has moderated and the
result is a firmly established buyers
market for 2009.

Little Change Expected
in Vacancy Rates

The rental market is one real estate
market that may benefit from a
weakened economy, particularly in
Halifax. Expect to see vacancy rates
remain substantially unchanged in
2009 at approximately 3.4 per cent
before decreasing slightly in 2010 to
3.3 per cent. Expect average rents
to rise moderately by approximately
two per cent per year in both 2009
and 2010. An average two-bedroom
unit rented for $833 per month in
2008 and will likely rent for $850
and $865 per month in 2009 and
2010, respectively.

The rental market will be well-
positioned to withstand the impact
of economic uncertainty. As
discussed above, in the current
environment, potential home buyers
are more likely to delay the decision
to purchase a new or existing home.
For those currently in the rental
market, this means staying where
they are and consequently bolsters
the demand for rental units.

Continued gains in migration in
Halifax will also be supportive of the
rental market and provide a stable
source of demand for apartments as
newcomers have a higher tendency
to rent. Furthermore, the Halifax
rental market is one of few centres
across the country to see improving
affordability. This simply means that
average rents have been rising more
slowly than average income levels.
The result has been that the rental
market in Halifax offers value to
renters and that demand for rental
units has remained and will remain
stable. The Halifax rental market,
with its relative affordability, will
continue to offer significant
competition for the condominium
market and for other forms of entry
level housing.

In recent years a significant number
of new apartments have been added
to the Halifax market and another

700 remain under construction. In
spite of all of this new construction,
the vacancy rate has averaged just

over three per cent and is expected
to remain near that level. The effect
of additional supply will be offset by

stable or increasing demand resulting

in little change in the vacancy rate in
the forecast period.

Canada Mortgage and Housing Corporation

Average rents will continue to grow
only modestly in spite of stable
demand. Competition for tenants
will increase along with demand due
to increases in supply. The move-up
market is active in Halifax as tenants
continue to move from slightly older
to slightly newer apartments in all
price ranges. The result of this
activity will be that older buildings
will face increasing levels of
competition for tenants and will have
less opportunity to raise rents. Rent
increases will be limited to increases
in operating costs in the forecast
period.

Newer buildings will continue to
push the limits in terms of average
rents. This is due to continuously
rising costs of new construction and
development. Larger buildings
require longer construction periods,
more specialized labour and are
more costly to design and construct.
Consequently, developers enhance
the products with top-quality
finishings in order to attract tenants
at the higher rent levels.
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Forecast Summary

Halifax CMA

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

Starts:
Single-Detached
Multiples

Semi-Detached

Row/Townhouse

Apartments
Starts - Total

Average Price (3):
Single-Detached

Median Price ($):
Single-Detached

New Housing Price Index (% chg.)

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

Mortgage Rate (| year) (%)
Mortgage Rate (5 year) (%)
Annual Employment Level
Employment Growth (%)

Unemployment rate (%)
)

Net Migration

Spring 2009
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Economic Overview
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MLS®is a registered trademark of the Canadian Real Estate Association (CREA).
Source: CMHC (Starts and Completions Survey, Market Absorption Survey), adapted from Statistics Canada (CANSIM ), Nova Scotia Association of REALTORS®,

Statistics Canada (CANSIM)
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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 | 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
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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 | 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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