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Market at a Glance
�� New home construction and resale activity will slow into the first half of 

next year, setting the stage for an improvement during the second half of 
2013.

�� On an annual basis, home starts are set to increase by 8.7 per cent this year, 
before moderating by almost 15 per cent to 5,385 units in 2013. 

�� MLS sales will total 14,000 homes in 2013 and price growth will slow to 0.8 
per cent.

�� Ottawa employment growth will remain modest in the short term before 
showing more strength during the second half of 2013. 
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* Ontario part of Ottawa-Gatineau CMA

Figure 1

2,176
2,254 2,356

2,208 2,290 2,187
1,800 1,985

1,219
1,279

1,686

1,135 1,854
1,473 2,800

1,650

2,000

3,000

4,000

5,000

6,000

7,000

8,000

H
o

us
in

g 
Ty

pe
 -

O
tt

aw
a 

C
M

A

Housing Starts Consistent with the 
Wants of  Changing Demographics 

Apartments
Semis & Rows
Singles

2,479 2,973 2,956 2,471 2,302 2,134 1,700 1,750

0

1,000

,

2006 2007 2008 2009 2010 2011 2012F 2013F

S
ta

rt
s 

by
 

Source: CMHC

The forecasts included in this document are based on information available as of October 17, 2012.



2Canada Mortgage and Housing Corporation

Housing Market Outlook - Ottawa (Ontario part of Ottawa-Gatineau CMA) - Date Released: Fall 2012

Resale Home Market

The number of existing home sales 
in the Ottawa CMA will decline 
slightly by 1.7 per cent in 2012 and is 
anticipated to further decline by 2.1 
per cent in 2013. However, over the 
forecast horizon the Ottawa sales 
story does vary. In the immediate 
term, modest job growth and tighter 
mortgage market conditions will 
exert downward pressure on housing 
demand. While new mortgage rules 
introduced in July will have a stabilizing 
effect on the housing market longer 
term, the new rules will moderate 
sales slightly in the short run. 

Tighter mortgage rules combined 
with high home prices will continue 
to limit first time buyer demand. 
While some buyers will be able to 
substitute into a lower priced home, 
others will likely postpone their home 
purchase decision. However, a gradual 
improvement in job and income 
growth during the latter part of next 
year, combined with modest price 
increases should support Ottawa 
resale activity by the second half of 
2013. 

Ottawa income growth has not kept 
pace with home price growth in 
recent years. According to the latest 
CMHC calculation, required income 
to buy an average resale home in 
Ottawa relative to actual income 
illustrates that housing has generally 
become more expensive in recent 
years. However by the second half 
of 2013 incomes will be growing 
much faster than prices – supporting 
demand for housing.

A strong increase of 7.1 per cent 
in listings in 2012 has bolstered 
the inventory of homes in the 
marketplace. High home prices have 
encouraged vendors to list their 
homes for sale. Listings will remain 
at a high level of over 26,000 units 
next year. As a result, the seasonally 
adjusted sales to new listings ratio, 
which measures the balance between 
demand and supply, will ensure 

Ottawa’s resale market remains 
balanced over the forecast horizon. 

The average price of a resale home 
increased by 2.4 per cent in 2012 and 
is forecast to increase by only 0.8 per 
cent in 2013. As inventories continue 
to grow, the downward pressure on 
prices will become apparent. In 2013, 
it is expected that price growth will 
trail the rate of inflation. This is a 
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significant deviation from the near-
term trend, which has seen the rate 
of price growth exceed the rate of 
inflation. 

Rental Market to tighten

The rising cost of ownership housing 
in recent years will support rental 
demand and help keep vacancy rates 
near low levels. Strong rental demand 
has pushed rents higher. The average 
rent of a two-bedroom apartment 
rose 4.1 per cent from 2011. Worthy 
of note is that the average rent of a 
two-bedroom apartment is up 13.5 
per cent since 2008. This rate of 
increase is expected to moderate 
to 2.7 per cent in 2013. High home 
prices and tighter mortgage rules 
now in place, may encourage some 
potential first time buyers to rent 
rather than purchase in the immediate 
term.

New Home Market

A notable change in the make-
up of the new home market

As the tastes of the Canadian 
consumer continue to transition 
towards higher density communities 
and multi-unit dwellings, builders 
continue to modify their product 
offerings towards multi-unit buildings. 
2012 saw a dramatic transition 
towards the construction of multi-unit 
homes and away from single-family 
homes. Total new home starts will 
increase by 8.7 per cent in 2012, but 
are expected to decrease in 2013 by 
14.5 per cent. This projected decline 
for 2013 can be associated with the 
general transition to a more balanced 
marketplace in conjunction with the 

movement back to construction levels 
consistent with demographic demand. 

This year, the construction of new 
single-family homes will decline by 
over 20 per cent, while the number 
of new apartments will increase 
by 90 per cent. Consistent with 
the emerging socioeconomic and 
demographic trends, CMHC forecasts 
new homebuyers to continue 
sustaining higher-density and more 
affordable housing choices. Worthy of 
note is that the average price of a new 
single-detached home increased by 1.6 
per cent in 2012 to $486,000, and is 
anticipated to grow by a further 0.8 
per cent in 2013. 

2012 and 2013 will mark the first 
period in 15 years where single-family 
housing starts are less than 2000 
units. This level of starts, however, still 
constitutes 27 per cent of all new 
home starts in 2012. Multiple-unit 
dwellings comprise the other 73 per 
cent and of those, apartments make 
up the largest group at 2,800 new 
units in 2012. Nevertheless, while 

multi-family construction continues 
to capture a dominant share of 
construction, some moderation is 
expected in 2013 given the high 
number of apartment units under 
construction.

The majority of this apartment 
growth has occurred in the 
downtown core and aims to attract 
young professionals looking to 
work downtown and retired baby-
boomers looking to downsize and 
transition to less maintenance 
intensive living arrangements. The 
increasing popularity of condominium 
apartments will continue capturing 
investor’s interest, given low vacancy 
rates and modest growth in purpose-
build rental construction. 

Economic Overview

Ottawa’s job growth will be modest 
in 2013 versus historic norms. 
Continued economic uncertainty 
has placed downward pressure on 
economic growth forecasts. The fiscal 
positions of the provincial and federal 
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governments will remain a key issue 
for the local economy which relies on 
public sector job creation. While the 
public sector will contribute less to 
overall growth in the local economy, 
Ottawa’s unemployment rate will 
continue to be lower than both the 
Provincial and National averages. 

The unemployment rate for the 
Ottawa region will jump in 2012 
to 6.1 per cent from 5.6 per cent 
in 2011. It is expected to continue 
ascending to 6.3 per cent in 2013. 
Despite the fact the annual level of 

employment for the region grew by 
2.8 per cent, the labour force grew 
at a higher rate as many individuals 
decided to return to the labour 
market.

Net Migration to the region 
continues to be strong as the region 
added 10,000 new residents and is 
forecast to add 9000 more in 2013. 
Worthy of note is that Ottawa’s 
recent immigrants continue to be on 
average more educated than their 
previous immigrant counterparts. 
This education and associated skills 

will allow them to perform well in 
an evolving labour market and to 
compete for well paying jobs and, 
therefore, will provide a boost to the 
homeownership market. 

Mortgage Rate Outlook

Mortgage rates to remain low

Although there is significant 
uncertainty, mortgage rates are not 
expected to change in 2012. Slight 
increases are expected in 2013, but 
rates will remain low by historical 
standards.

According to CMHC’s base case 
scenario, for 2012, the one-year 
mortgage rate is forecasted to be 
within 2.75 per cent to 3.50 per 
cent. For 2013, the one-year posted 
mortgage rate is expected to rise and 
be in the 3.00 per cent to 4.00 per 
cent range, while the five-year posted 
mortgage rate is forecasted to be 
within 5.00 per cent to 5.75 per cent, 
consistent with higher employment 
and economic growth prospects in 
2013.
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Forecast Summary
Ottawa CMA

Fall 2012

2009 2010 2011 2012f % chg 2013f % chg

Resale Market
MLS® Sales 14,923 14,586 14,551 14,300 -1.7 14,000 -2.1
MLS® New Listings 22,290 25,061 25,949 27,800 7.1 26,100 -6.1
MLS® Average Price ($) 304,801 328,439 344,791 353,000 2.4 356,000 0.8

New Home Market
Starts:
   Single-Detached 2,471 2,302 2,134 1,700 -20.3 1,750 2.9
   Multiples 3,343 4,144 3,660 4,600 25.7 3,635 -21.0
      Semi-Detached 299 362 361 250 -30.7 285 14.0
      Row/Townhouse 1,909 1,928 1,826 1,550 -15.1 1,700 9.7
      Apartments 1,135 1,854 1,473 2,800 90.1 1,650 -41.1
   Starts - Total 5,814 6,446 5,794 6,300 8.7 5,385 -14.5

Average Price ($):
   Single-Detached 406,647 431,729 478,292 486,000 1.6 490,000 0.8
   Semi-Detached 458,781 397,907 425,223 - n/a - n/a

Median Price ($):
   Single-Detached 382,900 419,990 455,990 460,000 0.9 465,000 1.1
   Semi-Detached 425,000 337,400 352,900 - n/a - n/a

New Housing Price Index (% chg) (Ottawa-Gatineau) 1.5 4.0 3.0 2.4 - 2.0 -

Rental Market
October Vacancy Rate (%) 1.5 1.6 1.4 1.1 -0.3 1.0 -0.1
Two-bedroom Average Rent (October) ($) 1,028 1,048 1,086 1,130 4.1 1,160 2.7

Economic Overview
Mortgage Rate (1 year) (%) 4.02 3.49 3.52 3.37 - 3.78 -
Mortgage Rate (5 year) (%) 5.63 5.61 5.37 5.26 - 5.37 -
Annual Employment Level 503,600 519,000 521,900 536,750 2.8 538,750 0.4
Employment Growth (%) -1.3 3.1 0.6 2.8 - 0.4 -
Unemployment rate (%) 5.6 6.5 5.6 6.1 - 6.3 -
Net Migration 9,482 9,964 10,587 10,000 -5.5 9,000 -10.0

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
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CMHC—Home to Canadians

Canada Mortgage and Housing Corporation (CMHC) has been Canada's national housing agency for more than 65 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 
housing solutions 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.

©2012 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 chic@cmhc.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. 



On June 1, 2012, 
CMHC’s Market Analysis 
Centre turned 25!

CMHC’s Market Analysis Centre 
has a strong history as the 
Canadian housing industry’s 
“go-to” resource for the most 
reliable, impartial and up-to-date 
housing market data analysis and 
forecasts, in the country.

FREE REPORTS AVAILABLE ON-LINE

n	 Canadian Housing Statistics

n	 Housing Information Monthly

n	 Housing Market Outlook, Canada

n	 Housing Market Outlook, Highlight Reports – Canada and Regional    

n	 Housing Market Outlook, Major Centres

n	 Housing Market Tables: Selected South Central Ontario Centres

n	 Housing Now, Canada

n	 Housing Now, Major Centres

n	 Housing Now, Regional

n	 Monthly Housing Statistics

n	 Northern Housing Outlook Report   

n	 Preliminary Housing Start Data

n	 Renovation and Home Purchase Report  

n	 Rental Market Provincial Highlight Reports  

n	 Rental Market Reports, Major Centres

n	 Rental Market Statistics  

n	 Residential Construction Digest, Prairie Centres

n	 Seniors’ Housing Reports           

Get the market intelligence you need today!
Click www.cmhc.ca/housingmarketinformation 
to view, download or subscribe.

Housing market  
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Housing for Older Canadians –  
The Definitive Guide to the Over-55 Market
n  Independent Living
n  Aging in place
n  A Series of Online Guides

Find out more
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HOUSING FOR OLDER CANADIANS: 
The Definitive Guide to the Over-55 Market

VOLUME             Planning the Project

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. 
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