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be stable in 2011 
In 2010, the pace of activity on the 
Montréal housing market echoed 
the two-speed movement that 
characterized the market in 2009. 
After having reached exceptionally 
high levels on the resale and new 
home markets during the first half of 

the year, housing demand is now all 
the more moderate since the catch-up 
and move-up effects have waned. The 
year 2010 will end with gains, on both 
the existing and new home markets. 
In 2011, activity will be stable, as the 
resale market will be characterized 
by less volatility, while the new home 
market will slow down in line with the 
easing of the resale market and the 
prevailing economic conditions.1
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1 The forecasts included in this document are based on information 
available as of October 8th, 2010.
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economic environment
The Quebec economy will expand by 
nearly 3.0 per cent in 2010, even with 
the current climate of uncertainty 
surrounding the global economic 
conditions. According to our forecasts, 
Quebec will post moderate economic 
growth, on account of the slow 
economic recovery in the United 
States, the province’s main trading 
partner. Quebec’s economy should 
grow by about 2.4 per cent in 2011.

In the Montréal census metropolitan 
area (CMA), employment growth 
came on the heels of the rebound 
in economic activity and should 
reach 3.1 per cent in 2010, and the 
unemployment rate should attain 8.6 
per cent. The number of jobs, which 
rose significantly at the beginning of 
the year, is now tending to stabilize. 
In fact, this year, the labour market 
recovered more jobs than were lost 
during last year’s slowdown. Buoyed 
up by the activity on the housing 
market, the construction and financial 
sectors benefited the most from the 
employment recovery. Moreover, 
employment in the construction 
sector surpassed the peak reached 
in 2008. Elsewhere on the Montréal 
labour market, employment in the 
trade sector, and more particularly 
in retail trade, also rebounded 
significantly. Overall, the CMA will 
register the net creation of nearly 
59,000 jobs in 2010.

Along with the less significant 
economic growth, the expansion 
of the job market will be less 
considerable in 2011. This progression 
will continue to support housing 
demand, but more moderately than 
in 2010. The number of jobs will rise 
by 1.0 per cent in 2011, while the 
unemployment rate will fall to 8.0 per 
cent.

Mortgage rates

On September 8th, the Bank of 
Canada increased the Target for the 
Overnight Rate from 0.75 per cent 
to 1.00 per cent. This is the third 25 
basis point increase since April 2010, 
when the rate was at a historical low 
of 0.25 per cent. With the overnight 
rate expected to remain flat, mortgage 
rates, particularly short term 
mortgage rates and variable mortgage 
rates, are also expected to remain 
steady at current levels.

 According to CMHC’s base case 
scenario, posted mortgage rates will 
remain flat in the second half of 2010 
and in 2011. For 2010, the one-year 
posted mortgage rate is assumed to 
be in the 3.0 to 3.7 per cent range, 
while three and five-year posted 
mortgage rates are forecast to be 
in the 3.2 to 6.1 per cent range. For 
2011, the one-year posted mortgage 
rate is assumed be in the 2.7 to 
3.7 per cent range, while three and 
five-year posted mortgage rates are 
forecast to be in the 3.5 to 6.0 per 
cent range. 

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

immigration on the rise

Thanks to the steady growth in 
international migration, net migration 
in the province will improve both 
this year and next year. In fact, this 
component will offset interprovincial 
migration, which will register a 
growing deficit over the coming 
year. Net migration in Quebec will 
therefore reach 50,000 people in 2010 
and 52,000 people in 2011, up by 1.1 
per cent and 4.0 per cent, respectively.

In fact, if the Quebec government’s 
target is met, the province should 
attract 55,000 immigrants in 2010. 
Since Montréal tends to draw the vast 
majority of newcomers to Quebec, 
this CMA will see its number of 
immigrants grow in 2010 and 2011. 
Like the province, without high 
immigration, the CMA would show 
negative net migration levels since, 
year after year, the area loses more 
people to other regions in Quebec 
and other provinces across Canada 
than it gains from them. This influx of 
newcomers will consequently support 
net migration in the area, which will 
rise to 39,492 people in 2010 and 
then to 40,000 in 2011, for increases 
of 31.3 per cent and 1.3 per cent, 
respectively.

As immigrants tend to opt for rental 
housing when they arrive, the growth 
in international migration will support 
demand in this segment of the market 
in 2010 and 2011.

resale market

The year 2010 was characterized by 
a wide pendulum swing on the resale 
market. The rebound that started 
at the end of 2009 continued at the 
beginning of this year and went on 
until May, when activity adopted a 
much more moderate pace. The home 
buying catch-up and move-up effects, 
attributable to the economic recovery 
and the anticipated rise in mortgage 
rates, have effectively tapered off. 
Overall, despite this decrease, MLS® 
sales will show a positive annual 
result in 2010, with a small increase 
of 0.5 per cent. The combination of 
the significant volume of transactions 
at the beginning of the year and 
the limited supply due to the small 
number of new listings on the market 
led to a strong increase in prices. As 
a result, the average MLS® price will 
rise by 7.7 per cent to $296,000.
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In 2011, the pace of transactions on 
the resale market will be much less 
volatile. Employment and economic 
growth will support demand for 
existing homes. However, the increase 
in transactions will be curbed next 
year by the earlier-than-planned 
purchases on the part of a number of 
buyers in 2010 and by a potential rise 
in interest rates. Overall, the resale 
market will post a relatively stable 
level of activity, with 42,600 MLS® 
sales in 2011, compared to 42,000 in 
2010. The less volatile demand in 2011 
will ease the pressure on supply, which 
will increase on account of the rise in 
new listings that will be added to the 
market. Active listings will then reach 
24,000 units, up by 11.6 per cent 
over their 2010 level (21,500 units). 
As a result, the resale market will be 
more balanced, and less and less in 
favour of sellers. This will lead to a 
less pronounced growth in prices as, 
in 2011, the average MLS® price will 
reach $303,000, up by 2.4 per cent.

With the resale market favouring 
sellers in 2010, the growth in prices 
will be significant and exceed 7 per 
cent in all segments. In 2011, the 
condominium segment will be the first 
to become balanced with supply more 
in line with demand. The single-family 
home and plex segments will remain 
seller’s markets, as supply of these 
housing types will remain limited. 
The price increases will reflect a less 
volatile demand, dampened by the 
earlier-than-planned transactions in 
2010 and a potential rise in mortgage 
rates. Prices should rise by less than 
3.5 per cent in all market segments.

New home market

Residential construction posted 
strong growth in 2010. Demand on 
the new home market was supported 
by the scarce supply observed on 
the resale market at the beginning 

of the year, the particularly low 
mortgage rates and the improved 
economic outlook. Echoing the easing 
of the resale market, home building 
also progressively lost some of its 
intensity over the second half of 
the year, particularly in the case of 
single-detached houses. In all, 21,400 
dwellings will be started this year, or 
11.2 per cent more than last year.

Residential construction in the 
metropolitan area will return to a 

less significant level in 2011, more in 
line with the pace of the economy. 
Construction is expected to get under 
way on 19,500 housing units in 2011, 
down by 8.9 per cent from 2010. This 
decline will be greater for multiple-
unit housing (-10.8 per cent) than for 
single-detached houses (-3.5 per cent), 
for which activity has already started 
to slow down in 2010.

Single-detached housing starts 
will reach 5,700 units in 2010, 
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representing an increase of 5 per 
cent over last year. Since the resale 
market will be more balanced in 2011, 
demand on the new home market 
will be less significant in this segment. 
Consequently, 5,500 single-detached 
houses should be started in 2011, or 
4 per cent fewer than in 2010. Single-
detached home construction levels 
will be lower than the average for the 
last ten years (close to 8,000 units), 
as a result of the growth in prices and 
the fact that some buyers will turn to 
more affordable dwellings. Once again, 
the North Shore will register the 
most single-detached home starts, as 
just over four in ten new houses will 
be started in this sector.

In the multiple-family housing segment, 
foundations will be laid for 15,700 
units in 2010 and 14,000 more in 
2011. Condominiums will account 
for the greatest share of residential 
construction in the Montréal 
metropolitan area, as more than 
four in ten dwellings started will be 
condominiums. In 2010, condominium 
starts will reach 10,000 units, a 
volume that matches the record level 
registered in 2004 (10,053 units). 
Given the sustained growth in prices 
and the historically low interest rates 
observed in 2010, condominiums 
represented an affordable way to 
access homeownership and attracted 
many first-time buyers. However, 
condominium construction will fall 
by 18 per cent in 2011, returning 
to its average level of activity since 
2003. This segment will have a longer 
absorption phase next year, as a 
result of the combined effect of a less 
sustained demand on the new home 
market and the arrival on the market 
of many units started in 2010. The 
Island will continue to garner half of 
the new condominiums started in the 
Montréal CMA in 2011, while close 
to one quarter of new condominiums 
will be built on the South Shore. Semi-
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detached and row houses—the other 
affordable segment—will do well in 
2010 and 2011 and account for 12 
per cent of the new dwellings started. 
These housing types will see their 
starts volume rise by 18 per cent in 
2010 and then stay relatively stable in 
2011.

As for rental housing construction, 
our forecasts call for the pace to 
stabilize in 2011, after having slowed 
down in 2010. The level of activity in 
this segment will be largely influenced 
by the slowdown in retirement home 
construction. Currently, this market 
is in an absorption phase and is facing 
limited growth in the number of 
seniors.

rental market

In 2010, the rental housing vacancy 
rate will remain stable, at 2.5 per 
cent, in the Montréal CMA. This 

stability will result from factors with 
diverging effects. On the one hand, 
the low mortgage rates will continue 
to result in a strong movement to 
homeownership in 2010. On the other 
hand, an increase in the number of 
newcomers and employment growth 
among young people aged from 15 
to 24 years will maintain demand 
for rental housing and offset the 
departure of renters to the ownership 
market. These opposing movements 
will cancel each other out to preserve 
the current situation on the rental 
market.

In 2011, the movement to 
homeownership will continue, but 
the scope of this trend will be more 
limited. In fact, with the combined 
effect of the higher net migration and 
the stable housing supply, the vacancy 
rate will decrease slightly and reach 
2.4 per cent in 2011.
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Forecast Summary
Montréal CMA

Fall 2010

2007 2008 2009 2010f % chg 2011f % chg

Resale Market1

MLS® Sales 43,666 40,441 41,755 42,000 0.6 42,600 1.4

MLS® New Listings 70,819 74,781 69,383 20,300 -70.7 23,400 15.3

MLS® Average Price ($) 251,423 262,616 274,842 296,000 7.7 303,000 2.4

New Home Market
Starts:
   Single-Detached 8,013 6,602 5,446 5,700 4.7 5,500 -3.5
   Multiples 15,220 15,325 13,805 15,700 13.7 14,000 -10.8
      Semi-Detached 758 922 1,010 n/a n/a
      Row/Townhouse 665 1,034 1,231 n/a n/a
      Apartments 13,597 13,264 13,084 n/a n/a
   Starts - Total 23,233 21,927 19,251 21,400 11.2 19,500 -8.9

Average Price ($):
   Single-Detached 310,127 340,757 355,089 366,000 3.1 373,000 1.9
   Semi-Detached 213,425 239,340 257,248 270,000 5.0 278,000 3.0

New Housing Price Index (% chg.) 4.3 4.9 2.3 2.4 - 2.1 -

Rental Market2

October Vacancy Rate (%) 2.9 2.4 2.5 2.5 - 2.6 -
Two-bedroom Average Rent (October) ($) 647 659 669 678 - 685 -

Economic Overview
Mortgage Rate (1 year) (%) 6.90 6.70 4.02 3.47 - 3.20 -
Mortgage Rate (5 year) (%) 7.07 7.06 5.63 5.59 - 5.20 -
Annual Employment Level 1,902,600 1,900,100 1,880,400 1,912,800 1.7 1,935,000 1.2
Employment Growth (%) 2.5 -0.1 -1.0 1.7 - 1.2 -
Unemployment rate (%) 7.0 7.4 9.2 9.0 - 8.3 -
Net Migration 19,597 25,495 30,068 40,000 33.0 44,400 11.0
MLS® is a registered trademark of the Canadian Real Estate Association (CREA)
1Source: QFREB by Centris®

2 Privately initiated rental apartment structures of three units and over

Source: CMHC (Starts and Completions Survey, Market Absorption Survey), adapted from Statistics Canada (CANSIM), Statistics Canada (CANSIM), QFREB by Centris®. CMHC Forecast (2010-2011)   
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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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2010 CANADIAN HOUSING OBSERVER, with a feature on Housing and the Economy  
National in scope, comprehensive in content and analytically insightful, the Canadian Housing Observer 
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