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Continued Growth 
in Employment to 
be Supportive of 
Housing
Provincially, the labour force and 
employment are expected to rise 
moderately in 2010, while in Halifax, 
growth is expected to be more 
significant.  Halifax will continue to 

see steady growth in the economy 
and this will translate into improving 
conditions in the local housing market.

The local economy in Halifax 
continues to benefit from positive 
migration patterns.  With more people 
moving to Halifax than moving away, 
the labour force has been growing.  
Almost every month of 2009 saw 
greater numbers of people looking for 
work in Halifax and by the summer 
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Overall Housing Starts to Rebound in 2010

Annual Housing Starts by Type of Structure, Halifax CMA
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months there were more people 
looking for work than ever before.  
Fortunately, most of these job seekers 
found employment which resulted 
in a record level of employment in 
Halifax.  Employment was up by three 
to four per cent in 2009 compared 
to 2008.  Employment may ease off of 
record highs during certain months in 
the forecast period, however overall 
employment is expected to continue 
to show positive growth in 2010.

Employment is being bolstered by 
the construction industry and the 
public sector.  Large construction 
projects and large military contracts 
have contributed to strength in these 
industries.  The largest employment 
sector in Halifax is the services 
sector which has seen slow but 
steady growth of approximately three       
per cent so far in 2009.  The opening 
of some new or trendy retail stores 
has contributed to the growth in this 
sector.  Areas experiencing weakness 
are the finance, trade and primary 
goods sectors which are struggling 
due to global economic issues and 
reduced demand for exports.

Wages are also expected to continue 
to move upwards.  As of August 
2009, seasonally adjusted average 
weekly earnings have risen by over six                
per cent compared to the 2008 
average.  Average earnings now 
exceed $39,000 per year compared to 
just under $37,000 in 2008.

Record employment levels and wages 
will be supportive of housing activity 

in Halifax for the remainder of 2009 
and 2010.  Continued in-migration 
and near historic low interest rates 
will also contribute to increased 
housing demand in the Halifax 
Regional Municipality (HRM).  In the 
near-term, some lingering effects of 
the weakened economy will keep 
demand subdued.  In the medium-
term, however, expect to see demand 
and activity begin to increase again in 
2010.

Mortgage Rates
The Bank of Canada cut the Target 
for the Overnight Rate in the early 
months of 2009. The rate was 1.50  
per cent at the start of 2009 and has 
since fallen to 0.25 per cent.  The Bank 
has committed to keeping this rate 
at 0.25 per cent through the middle 
of 2010 unless inflationary pressures 
warrant an increase. 

Mortgage rates have fallen over the 
course of 2009, but are now expected 
to remain relatively stable for the 
rest of the year.  Posted mortgage 
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Growth in New Single-Detached Home Sales by Submarket
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rates will gradually increase through 
2010, but will do so at a slow pace.   
For 2010, the one-year posted 
mortgage rate will be in the 3.50-4.25                    
per cent range, while three and 
five-year posted mortgage rates 
are forecast to be in the 4.50-6.00            
per cent range.

New Home Construction 
to Rebound in 2010
New home construction in Halifax 
will rebound by 16 per cent in 
2010.  This level of activity follows a 
decline of 16 per cent in 2008 and 
an expected decrease this year of 
15 per cent. Expect single-detached 
starts to decline 24 per cent this year 
before rising 11 per cent in 2010.  In 
the multi-residential segment, expect 
starts to decline three per cent this 
year and rebound 20 per cent in 2010.

This year began with considerable 
weakness in housing starts in Halifax.  
Total starts saw declines as great as 
66 per cent and 54 per cent in March 
and April, respectively.  Since that 

time, activity has leveled off and began 
to show signs of improvement.  The 
months of August and September saw 
significant growth compared to the 
same period last year.

Single starts recorded the greatest 
declines in the first couple months 
of the year and since then have 
gradually begun to improve.  While 

the weakened economy contributed 
to weakness in the demand for 
housing, the downward trend for 
single-detached housing did not 
begin with the economic downturn.  
Single starts have been trending 
consistently downward since the peak 
of construction activity in 2002.  The 
anticipated 900 starts in 2009 and 
1,000 starts in 2010 are the lowest 
levels since 1991; however they are 
not sharply below the most recent 
low of 1,056 single starts recorded in 
2006.

Not surprisingly, in the current 
economic environment there has 
been a shift in consumer preferences.  
As of August, single starts in the 
four submarkets with average prices 
above $300,000 have seen significant 
declines.  These areas saw declines 
of 36 per cent, while the three 
submarkets with average prices below 
$300,000 saw an increase of over 
50 per cent.  This also resulted in 
average new single-detached home 
prices declining by approximately 
two per cent as of August.  While this 
rate of change is not expected to 

2,000

3,000

4,000

5,000

6,000

7,000

8,000

2001 2002 2003 2004 2005 2006 2007 2008 2009(f) 2010(f)

$120,000

$140,000

$160,000

$180,000

$200,000

$220,000

$240,000

$260,000
Sales Average Price

Source: Nova Scotia Association of REALTORS®, CMHC Forecast
MLS®  is a registered trademark of the Canadian Real Estate Association

Figure 4

Record Pace of MLS® Sales to Cool

Annual MLS® Sales & Average Price, Halifax-Dartmouth Real Estate Board Area
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continue, the general trend towards 
less expensive homes is likely to 
persist.  Furthering this trend is the 
continued popularity of semi-detached 
and town houses.  Declines in this 
segment of the market have been far 
less pronounced than for singles and 
are expected to rebound at a slightly 
faster pace.

As the global economy begins to show 
more signs of growth and confidence 
returns to the marketplace, the 
demand for housing will increase.  
Combine this with record 
employment, strong wage growth and 
low interest rates and the pace of new 
construction in Halifax will pick up.

The bulk of the weakness in housing 
starts in 2008 was due to the multi-
residential segment.  Investors in this 
segment considered the economic 
environment and made decisions 
to delay projects.  The result was 
a decline of over 28 per cent in 
2008.  The impact of those delays 
has persisted in 2009 as starts fell a 
further 22 per cent as of August.  With 
some apartment projects starting 
in the third quarter and others 
poised to start in the fourth quarter, 
it is expected that the decline will 
moderate to approximately three    
per cent as investors begin to test the 
waters.  The “wait-and-see” approach 
has been replaced with a “proceed 
with caution” approach.

As projects move ahead in 2009 and 
2010, the demand for labour will 
begin to increase.  There is a notable 
number of projects in the queue in 
the HRM and competition for labour 
will intensify as developers/builders 
seek to begin construction.

 

Existing Home Sales to 
Increase in 2010
Existing home sales will remain 
weak in 2009 before rebounding 
in 2010.  MLS® sales are expected 
to decline by approximately 11                           
per cent in 2009 before climbing by 
over six per cent in 2010.  Average 
home prices will continue to rise 
reaching approximately $237,500 in 
2009 and will increase to $243,500 in 
2010.

Economic weakness in the latter 
part of 2008 and in 2009 has 
resulted in reduced sales activity in 
the existing homes market.  MLS® 
sales fell nearly 11 per cent in 2008 
and a further 13 per cent through 
the first eight months of 2009.  The 
declines, however, have not been 
even throughout the year.  In the 
fourth quarter of 2008 and in the 
first quarter of 2009, existing home 
sales were down by over 26 per cent 
compared to the same periods in 
the previous years.  Since this time, 
the declines have become much less 
pronounced and the rate of decline 
has slowed to 13 per cent on a year-
to-date basis (as of August).

Potential home buyers have been 
exercising caution and have delayed 
decisions to buy or move.  As a result, 
additional risk has been avoided.  It is 
expected, however, that consumers 
will begin to take advantage of the 
current buyers’ market conditions and 
as a result sales should begin to creep 
back up in the latter part of 2009 and 
into 2010.

The number of homes that were 
listed for sale as of August 2009 is 
just off the pace that was set in 2008.  
Active are actually five per cent higher 
than last year and is indicative of a 
lower level of sales activity.  Expect 
new listings to remain substantially 

unchanged as homeowners continue 
to test the market for buyers.

Existing home sales will remain well 
below the record levels set in 2007 
when sales reached nearly 7,000 in 
the HRM.  Sales are not expected 
to exceed 6,000 in 2009 or 2010.  
The weaker levels of demand will 
result in slower price growth than 
has been seen in recent years.  From 
1999 to 2008 the average price of 
an existing home increased seven                    
per cent per year.  In the forecast 
period, expect relatively weaker levels 
of demand to result in price growth 
of approximately 3.3 per cent in 2009 
and 2.5 per cent in 2010.

Recent market forces have combined 
to create an existing homes market 
that is more favorable to buyers than 
sellers.  The market is more favorable 
to buyers when sales are down, listings 
are up and price growth is slower.  
Furthermore, current economic 
trends are beneficial to buyers as well; 
employment and wages are at or near 
record highs, net-migration remains 
positive and interest rates remain very 
low.

 

Vacancy Rates to Decline 
in 2010
Vacancy rates increased in 2008 and 
2009 due to increased supply.  This 
trend is expected to continue through 
the end of 2009, but in 2010 expect 
to see vacancy rates decrease.  The 
vacancy rate is expected to remain 
unchanged in the fall of 2009 at 3.4 
per cent due to offsetting supply 
and demand factors.  In 2010, lower 
levels of new apartments will result 
in the vacancy rate declining to 
approximately 3.2 per cent.  Average 
rents are expected to continue on 
their slow and steady pace of growth 
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increasing approximately two per cent 
in both 2009 and 2010 to $850 and 
$865 per month, respectively, for a 
two-bedroom apartment.

Throughout 2007 and 2008 there 
was an average of 1,600 apartment-
style units under construction in 
the HRM.  For 2008, this rapid pace 
of construction resulted in the 
highest number of annual apartment 
completions in over 15 years.  As of 
August, the number of completions 
in 2009 was matching that of 2008.  
The impact of these completions was 
higher vacancy rates in both the fall 
of 2008 and the spring of 2009.  The 
increase in supply will continue to 
impact the vacancy rate in the fall of 
2009 as rates remain unchanged due 
to offsetting steady demand.

In the final months of 2008 and 
through the first half of 2009, the pace 
of new construction slowed.  As of 
August 2009, there was an average of 
just over 1,000 apartment-style units 
under construction.  This decrease in 
construction will impact the supply of 
new apartments in 2010 and result in 
some downward pressure on vacancy 
rates.

Offsetting the recent increase in 
supply has been sustained demand for 
rental units.  The recent trend towards 
positive net-migration in the province 
and demographic shifts resulting in 
higher numbers of smaller households 
will continue to impact the demand 
for rental units.

The economic weakness seen in 2009 
has also impacted rental demand.  
In recent months, potential home 
buyers have been more likely to delay 
their decision to purchase a new or 
existing home.  For those currently in 
the rental market, this means staying 
where they are and consequently this 
bolsters the demand for rental units.  

Furthermore, the rising costs of 
new and existing homes make rental 
units an attractive alternative.  This is 
particularly true given that the Halifax 
rental market continues to be 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 
continues to offer 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 spite of the continuously rising 
costs of labour, materials and 
development, the increase in 
supply will result in higher levels of 
competition for tenants.  This in turn 
will keep average rent increases in the 
two per cent range over the next two 
years.
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Forecast Summary
Halifax CMA

Fall 2009

2006 2007 2008 2009f % chg 2010f % chg

Resale Market
MLS® Sales 6,239 6,945 6,205 5,550 -10.6 5,900 6.3

MLS® New Listings 10,701 10,247 10,710 10,500 -2.0 10,800 2.9

MLS® Average Price ($) 201,830 215,668 229,916 237,500 3.3 243,500 2.5

New Home Market
Starts:
   Single-Detached 1,056 1,207 1,180 900 -23.7 1,000 11.1
   Multiples 1,455 1,282 916 890 -2.8 1,070 20.2
      Semi-Detached 154 166 108 100 -7.4 100 0.0
      Row/Townhouse 154 147 169 180 6.5 170 -5.6
      Apartments 1,147 969 639 610 -4.5 800 31.1
   Starts - Total 2,511 2,489 2,096 1,790 -14.6 2,070 15.6

Average Price ($):
   Single-Detached 292,665 332,821 329,765 335,000 1.6 342,500 2.2

Median Price ($):
   Single-Detached 267,000 305,000 299,900 300,000 0.0 310,000 3.3

New Housing Price Index (% chg.) 4.3 5.8 7.9 1.8 - 1.6 -

Rental Market
October Vacancy Rate (%) 3.2 3.1 3.4 3.4 0.0 3.2 -0.2
Two-bedroom Average Rent (October) ($) 799 815 833 850 - 865 -

Economic Overview
Mortgage Rate (1 year) (%) 6.28 6.90 6.70 4.03 -2.67 3.83 -0.20
Mortgage Rate (5 year) (%) 6.66 7.07 7.06 5.55 -1.51 5.75 0.20
Annual Employment Level 204,800 208,400 209,400 215,000 2.7 217,500 1.2
Employment Growth (%) 1.1 1.8 0.5 2.7 2.2 1.2 -1.5
Unemployment rate (%) 5.1 5.3 5.2 5.9 - 5.7 -

Net Migration (1) 2,295 4,999 1,800 1,800 0.0 2,200 22.2

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

(1) 2008 migration data is forecasted

Source: CMHC (Starts and Completions Survey, Market Absorption Survey), adapted from Statistics Canada (CANSIM), Nova Scotia Association of REALTORS®, Statistics Canada (CANSIM)



7Canada Mortgage and Housing Corporation

Housing Market Outlook - Halifax CMA - Date Released - Fall 2009

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 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.

©2009 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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