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Market at a Glance
 � Existing home sales will grow and reach 1,990 and 2,100 units this year and 

next year respectively as prospects for strong labour market recovery offset the 
slight decline in homeownership affordability.

 � Expect average MLS® price growth of 5.5 per cent this year. In 2011, the rate of 
change in prices will slow as new listings outpace sales.

 � Housing starts will decline 18 per cent in 2010 before increasing next year as 
the local economic recovery gains traction.

 � Sudbury’s total employment will increase by 1.3 per cent in 2011, as gains in 
service-sector employment are expected to offset weaknesses in the goods-
producing sector. 
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5 Forecast Summary

1 The forecasts included in this document are based on information available as of April 23, 2010.

Figure 1

Sudbury Single-Detached Home Starts
to Improve Slightly Next Year
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http://www.cmhc.ca/en/hoficlincl/homain/index.cfm
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Resale Market

Expect MLS®1 Sales to Cool Off 
in the Second Half of This Year

Sudbury existing home sales will move 
higher this year on the strength of 
early 2010 demand. Existing home 
sales in Sudbury have regained 
some lost ground as the prospect 
of higher mortgage carrying costs 
has accelerated the home purchase 
decision. With the Bank of Canada 
poised to raise its key interest rate in 
the second quarter, mortgage carrying 
costs for a typical home in Sudbury 
will start to drift higher creating more 
diffi culty for potential homebuyers 
to qualify and this will dampen sales 
in the second half of the year. The 
pending harmonized sales tax (HST) 
also appears to be motivating some 
buyers and sellers to close deals 
before it takes effect on July 1.  

By 2011, however, MLS® sales are 
expected to move higher amid 
stronger labour market recovery. The 
timing of the economic recovery will 
be different for Sudbury compared 

with other major centres across 
Ontario. While most centres in the 
province will see strong recovery this 
year, Sudbury’s recovery is expected 
to materialize next year because 
it’s been lagging behind the rest of 
Ontario. This will counter the decline 
in affordability as measured by actual 
income versus required income for 
Sudbury in 2011.

Balanced Market Condition Will 
Prevail in the Next Two Years

New listings of existing homes will 
reach a record high in the coming 
months. Rising home prices will 
encourage more homeowners to put 
their homes for sale amid still strong 
demand. With new listings rising faster 
than sales, conditions in the resale 
market are expected to move toward 
balanced territory in late 2010 and 
into 2011. 

As the gap between sales and new 
listings narrows, the rate of change 
in average MLS® price will slow by 
year-end.  In 2011, price growth is 
projected to moderate even further as 
listings continue to outpace sales. As 
a result, prospective buyers will enjoy 
more choice in the marketplace and 
will not be under as much pressure 
to act versus the heated market 
experience during the latter part of 
the past decade.  

Figure 2

Sudbury Resale Market Sales to Recover Slightly in 2010
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Figure 3

Sudbury Income Growth Levels Off
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1 MLS® is a registered trademark of the Canadian Real Estate Association.



3Canada Mortgage and Housing Corporation

Housing Market Outlook - Greater Sudbury CMA - Date Released: Spring 2010

New Home Market

Housing Starts Will Return to 
Long Term Demographic Level

The high level of construction activity 
witnessed in Sudbury to date is not 
likely to be sustained as mortgage 
rates are expected to rise and 
choice in the resale market improves. 
Therefore, expect housing starts to 
decline this year before edging higher 
next year as the new home market 
returns to its long-term demographic 
level on the strength of an improving 
economy.

Housing starts in Sudbury have been 
resilient in the face of an uncertain 
economic environment induced by 
the global economic downturn and 
the continued strike at Vale Inco. 
Construction has maintained a strong 
pace so far this year, with housing 
starts remaining well above long-
term average. This recent strength in 
housing starts refl ects a revamping of 
inventories to meet growing demand 
after a period when residential 
construction was at a mere standstill 
due to the economic downturn in late 
2008 and early 2009. 

Single-Detached Starts to 
Moderate in 2010

Activity in the pricier single detached 
sector is expected to ease in late 
2010 as  prospective buyers react 
to rising mortgage rates and strong 
competition from the existing homes 
market. In essence, the recent increase 
in new listings provides more choice 
in the market place and as a result this 
will lure many fi rst-time homebuyers 
away from the new homes market.

On the rental front, new apartment 
starts are expected to increase this 

year as rising mortgage carrying costs 
will slow the movement of renter 
households into the homeownership 
market. In 2011 however, apartment 
starts will decrease as a strong 
rebound in economic activity partially 
offsets the slight decline in affordability.  
On the supply side, the large number 
of rental units completed in 2009 
and 2010 will work to put upward 
pressure on the vacancy rates and thus 
supporting low apartment starts in 
2011.  On balance, increased demand 
for rental will offset added supply 
driving vacancy rates back down. 

Economy 

Employment to Edge Higher in 
2011

The Greater Sudbury Area economy 
will continue to experience a 
slowdown in job creation this year due 
to weakness in the goods-producing 
sector. Total employment will decline 
this year but is expected to edge 
higher in 2011 as the global economic 
recovery strengthens, which bodes 
well for commodities such as nickel 

– Sudbury’s major export product. 
In fact, the latest commodity market 
data shows that nickel traded at about 
$12 US per pound – a price that is 
three times higher than its two-year 
low.  The rise in commodity prices 
and potential increases in business 
investment will partially offset 
expected job losses in the mining 
sector. The nine-month strike of the 
major employer in the mining industry 
in the Greater Sudbury Area may delay 
the local economic recovery as the 
effects spread across other related 
industries. The strike has affected 
production, tempering confi dence in 
the Sudbury economy – and according 
to the Sudbury Area Mining Supply 
and Service Association’s (SAMSSA) 
estimate, approximately 4,000 jobs in 
the industry have been lost due to the 
strike.

However, there is good news on 
the service sector front.  Consumer 
spending on big ticket items has 
showed signs of recovery and 
consumer bankruptcies appear to 
have peaked. Signs of a recovery in 
consumer spending is witnessed with 

Figure 4

Jobs Growth Levelling Off In Sudbury
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the planned opening of Lowe’s and a 
second Wal-Mart store in the next 
two years will help mitigate job losses 
in the region.

Weak Full-Time Employment 
Remains a Drag on Housing 
Market Activity

Generally, there is a lagged effect of 
employment on housing markets 
which partially explains why Sudbury’s 
housing market is still recovering from 
last year’s unfavourable employment 
picture and continues to lag the 
activity in the rest of the province. 
Sudbury’s labour market has not been 
insulated from the effects of the recent 
global economic downturn, with 
employment gains during the fi rst half 
of 2009  not been enough to offset 
the huge losses seen in the latter 
half of the year. As a result, overall 
employment in the area was down in 
2009. The majority of the jobs lost in 
2009 were full-time positions, which 
have a greater impact on the housing 
market than part-time positions. 

Migration into Sudbury Will 
Slow, but to Remain Positive

Although at a slower pace relative to 
other major centers in Ontario, the 
population of the Greater Sudbury 
Area will continue to grow supported 
by less migratory outfl ows to the 
rest of Canada and intra-provincial 
migration of seniors into the region. 
According to Statistics Canada’s 
latest demographic profi le report, the 
Greater Sudbury Area is considered 
one of the most attractive destinations 
for retirement living – keeping the 
demand for condominiums and 
bungalows healthy. While the youth 
population is anticipated to decline 
as the high unemployment rates 

prompt them to leave the region, the 
population of seniors in Sudbury is 
projected to more than double in the 
next two decades.  

On balance, net migration into 
Greater Sudbury will add about 250 
people each year over the forecast 
period. However, this expected rate 
of change in Sudbury’s migration level 
is well below the long-term average. 
Meanwhile, at the provincial level, net 
migration is expected to rise this year 
and next as global economic growth 
reduces uncertainty and encourages 
more international traveling. Over 
the forecast period, Ontario will lose 
fewer migrants to the west as the 
provincial economic outlook becomes 
more favourable.

Mortgage Rate Outlook

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.  Looking ahead, 
we expect that short-term interest 

rates will begin to rise in the second 
half of 2010.

With the overnight rate expected 
to increase in the coming months, 
mortgage rates have begun to rise. 
According to CMHC’s base case 
scenario, posted mortgage rates will 
gradually increase throughout the 
course of 2010, but will do so at a slow 
pace.  For 2010, the one-year posted 
mortgage rate is assumed to be in the 
3.6-4.8 per cent range, while three and 
fi ve-year posted mortgage rates are 
forecast to be in the 4.2-6.7 per cent 
range.  For 2011, the one-year posted 
mortgage rate is assumed be in the 5.0-
6.0 per cent range, while three and fi ve-
year posted mortgage rates are forecast 
to be in the 5.6-7.2 per cent range.

Rates could, however, increase 
at a faster pace if the economy 
recovers more quickly than presently 
anticipated.  Conversely, rate increases 
could be more muted if the economic 
recovery is more modest in nature.

Figure 5

Mortgage Rates Edge Higher

4

6

8

10

12

14

16

1990 1992 1994 1996 1998 2000 2002 2004 2006 2008 2010F

Source: Bank of Canada, CMHC Forecast

 C
o

nv
en

ti
o

na
l, 

5-
Y

ea
r 

A
ve

ra
ge

 
M

o
rt

ga
ge

 R
at

e 
(P

er
ce

nt
)

5-Year Average Rate

5-Year Average Rate Forecast



5Canada Mortgage and Housing Corporation

Housing Market Outlook - Greater Sudbury CMA - Date Released: Spring 2010

Forecast Summary
Greater Sudbury CMA

Spring 2010

2007 2008 2009 2010f % chg 2011f % chg

Resale Market
MLS® Sales 2,762 2,754 1,977 1,990 0.7 2,100 5.5
MLS® New Listings 3,989 3,834 4,307 4,700 9.1 4,800 2.1
MLS® Average Price ($) 150,434 182,536 200,947 212,000 5.5 222,000 4.7

New Home Market
Starts:
   Single-Detached 514 469 224 210 -6.3 260 23.8
   Multiples 73 74 226 160 -29.2 150 -6.3
      Semi-Detached 28 32 8 10 25.0 10 0.0
      Row/Townhouse 37 19 74 0 n/a 0 n/a
      Apartments 8 23 144 150 n/a 140 250.0
   Starts - Total 587 543 450 370 -17.8 410 10.8

Average Price ($):
   Single-Detached 307,314 336,847 370,755 360,426 -2.8 367,634 2.0

Median Price ($):
   Single-Detached 289,000 322,450 339,900 341,797 0.6 345,215 1.0

New Housing Price Index (% chg) (Thunder Bay-Sudbury) 4.3 5.5 0.7 2.5 - 3.0 -

Rental Market
October Vacancy Rate (%) 0.6 0.7 2.9 3.6 0.7 3.3 -0.3
Two-bedroom Average Rent (October) ($) 749 800 830 850 - 870 -

Economic Overview
Mortgage Rate (1 year) (%) 6.30 6.90 4.02 4.23 0.20 5.56 1.34
Mortgage Rate (5 year) (%) 6.70 7.10 5.63 6.20 0.57 7.06 0.86
Annual Employment Level 80,800 81,300 79,100 75,000 -5.2 76,000 1.3
Employment Growth (%) 3.9 0.5 -2.6 -5.2 1.3
Unemployment rate (%) 7.3 5.8 9.0 10.2 - 9.5 -

Net Migration (1) 836 412 450 250 -44.4 150 **

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), CREA, Statistics Canada (CANSIM)
NOTE: Rental universe = Privately initiated rental apartment structures of three units and over
(1) 2009 migration numbers are forecasts
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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 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.

©2010 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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