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Market Outlook at a Glance
�� MLS® sales in the Ottawa CMA will soften this year but pick up once more 

in 2014, as first-time-homebuyer activity gradually strengthens. 

�� Ottawa prices will post modest growth this year, as market supply and 
demand conditions remain balanced. 

�� After a significant spike in construction in 2012, new home starts are set to 
moderate this year by 17 per cent but will pick up slightly next year. 
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The forecasts included in this document are based on information available as of April 26, 2013.

* Ontario part of Ottawa-Gatineau CMA
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Resale Market

Sales to soften this year 
before rebounding in 2014
Existing home sales in the Ottawa 
CMA are expected to soften in 2013 
before seeing a gradual pick-up in 
2014. Sales have begun to moderate 
since September 2012. In particular 
year-to-date condominium resale 
activity has slowed, but to a lesser 
extent than freehold sales. To April, 
freeholds have seen their sales drop 
approximately 9 per cent compared to 
a year earlier vs. almost a 5 per cent 
decline for condos. 

Given that freehold sales represent 
the bulk of all existing home sales 
in Ottawa, their deceleration will 
continue driving the overall sales 
moderation. The softening in demand 
will occur, given a moderation in 
first-time homebuyer activity and 
continued consumer uncertainty 
in the region. Although seasonally 
adjusted sales will follow a downward 
trend this year, 2014 will see some 
improvement in activity. Historically 
low mortgage rates and the stability of 
the Ottawa CMA employment picture 
should support move-up buyer and 
downsizers’ activity over the forecast 
horizon. 

Expected balanced market 
conditions and softer price 
growth 
The supply side of the existing home 
market will remain solid. Listings for 
freehold homes have grown by 6 per 
cent through April this year, while 
condominium homes have increased 
by almost 16 per cent or 325 more 
units. Consequently, the sales-to-new 
listings ratio will trend downward this 
year, remaining in the cooler half of 
the balanced market territory range. 

Given an expected improvement in 
sales activity next year, the sales-to-
new-listings ratio will reposition itself 
halfway into balanced market territory, 
where there is approximately one 
house sold for every two listed. 

This supply-demand environment will 
result in some relative flattening of 
prices this year, before rebounding 
at a stronger pace next year as 

sales begin to reach a similar rate 
of growth as listings. Expect prices 
to increase by 0.5 and 1.2 per cent 
this year and next. While prices are 
predicted to grow at a modest pace, 
required income to actual income 
will be maintained at a stable level 
this year as average household 
incomes will remain relatively healthy. 
The additional firming of prices into 
2014 at a slightly higher rate than 
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household income will exert some 
modest pressure on affordability. 

New Home Market

New home construction 
to trend lower
Expect total starts to decrease by 17 
per cent this year and increase slightly 
in 2014. Following robust growth in 
new home building activity in 2012, 
housing starts this year are expected 
to retreat. Slower multiple family 
home construction will be driving 
the moderation, primarily due to a 
decline in apartment starts. Worthy 
of note is that although the number 
of apartment units this year will be 
lower than last year’s record growth, 
this dwelling type will remain at a high 
level. 

With the exception of semi-
detached construction that will 
post positive growth, all the other 
lower density housing activity will 
moderate. Row construction will 
scale back considerably, while single-
detached housing starts will decline 
at a relatively more moderate 
pace, remaining nonetheless below 
historical averages. 

Single-detached home 
starts to recover market 
share in 2014
While the ongoing trend-shift away 
from single-detached housing starts 
toward multifamily dwelling units will 
continue to take place in Ottawa, 
single home construction will rebound 
slightly once more in 2014. Over the 
forecast horizon, single-detached 
home starts in the Ottawa CMA are 
not forecast to return to previous 
highs but will remain at or just below 
the 1,500 mark. 

Contributing to the decline in single-
family construction is the price gap 
between a new single-detached 
home and an existing one. Year-to-
date, this gap is approximately 25 per 
cent, which may lead some buyers 
to shift to multi-dwelling units or 
opt for buying a single home on 
the resale market. Yet, the share of 
single-detached home starts will rise 
to approximately 30 per cent of the 
market from 26 per cent in 2012. 
Improving employment and income 
prospects into 2014 and expected 
continued growth in household 
formation will support this increase in 
market share. 

Baby boomers to 
support higher-density 
construction
Apartment construction will capture 
the largest portion of multi-dwelling 
activity, but should scale back from 
the unprecedented level seen this 
past year. With several condominium 
projects in the pipeline set to 
break ground this year, apartment 
starts are forecast to clock in at 

2,000 units. Contrary to the strong 
apartment construction in 2012, 
row construction started trending 
down already in the past year, and is 
predicted to moderate further this 
year before picking up in 2014. 

The demographic picture of the 
Ottawa CMA population, coupled 
with changing buyer preferences, city 
intensification efforts and affordability, 
are driving construction towards 
more high-density dwelling units. 

Furthermore, the most recent Census 
showed that the 55+ age group 
grew strongest from the previous 
Census, with its share rising by 2 per 
cent to capture one quarter of total 
population. Many members of this 
age group demand maintenance-free 
multi-dwelling units. As a result, higher 
density home construction is gaining 
market share, both in the city core 
and in suburban areas, and single-
detached starts are moving towards 
the outer city limits.

40000

60000

80000

100000

120000

H
o

us
eh

o
ld

 I
nc

om
e 

(C
ur

re
nt

 D
ol

la
r)

Required Income Actual Income

Ottawa Actual vs. Required Income

0

20000

40000

60000

80000

100000

120000

1990 1992 1994 1996 1998 2000 2002 2004 2006 2008 2010 2012f 2014f

H
o

us
eh

o
ld

 I
nc

om
e 

(C
ur

re
nt

 D
ol

la
r)

Required Income Actual Income

Source: CMHC, Statistics Canada, CREA

Ottawa Actual vs. Required Income

Figure 4



4Canada Mortgage and Housing Corporation

Housing Market Outlook - Ottawa (Ontario part of Ottawa-Gatineau CMA) - Date Released - Spring 2013

Economic Overview

Employment growth to 
remain stable
Employment is to remain resilient 
in the Ottawa CMA, but compared 
to the previous year will grow at a 
more modest pace in 2013 before 
accelerating in 2014. While the 2012 
employment expansion was supported 
by growth in services, trade and 
construction, the Trade and IT sectors 
are expected to pick up the slack from 
softening growth in other sectors. 

Even though growth is anticipated in 
the coming months, some remaining 
uncertainty with regard to the 
magnitude of federal job cuts in the 
capital will continue to weigh on 
business sentiment and hiring this 
year. However, as market sentiment 
improves in 2014, in both the U.S. and 
Ontario, local employment growth 
will rebound 1.9 per cent slightly 
surpassing the Ontario average.

Supporting employment growth will 
be the coming online of the LRT 
project, the largest infrastructure 
project in Ottawa`s history, with a 
budget of $2.1bn over 7 to 10 years. 
In addition, several other development 
projects will be underway by 2014 
will give a boost to employment and 
consumption spending for small and 
big ticket items in the city. Finally, 
the City’s “Ottawa-on-the-move” 
program will see $340 million of 
capital projects completed from 2012 
to 2014 solidifying local employment 
growth. 

Labour force to grow 
more rapidly by 2014
Labour supply is predicted to slightly 
outpace demand this year, with the 
labour force growing at a modest 
0.6 per cent compared to 2012. As 

economic growth firms next year, 
more people will be attracted to enter 
the labour force, causing it to grow 
at a stronger pace at 1.7 per cent. 
As growth in employment surpasses 
the labour force expansion, the 
unemployment rate will trend down. 
Consequently, the unemployment rate 
will be 6.4 and 6.2 per cent for 2013 
and 2014 respectively. 

Average labour wages are forecast 
to grow, albeit at a slower pace this 
year compared to the last year as job 
applicants compete for a more limited 
amount of job postings. As the number 
of job seekers rises more strongly in 
2014 compared to this year, there will 
be a more modest growth in average 
weekly earnings. 

Ottawa migration to 
remain robust
Ottawa’s fairly stable employment 
picture will support the capital city`s 
pull for migrants. The LRT project will 
attract both experts and lower-skilled 
workers into the city over its lifespan. 
Ottawa’s relatively higher average 
weekly earnings compared to some 

of the other CMAs will make it an 
attractive destination for job seekers 
from other provinces and many 
newcomers to Canada. In addition, 
it is anticipated that recent changes 
in the immigration policy towards 
a younger and more educated 
immigrant cohort would support 
in-migration into Ottawa boosting 
demand for homeownership. Overall, 
net migration is forecast to remain at 
solid levels this year and next. 

Mortgage Rate 
Outlook

Mortgage rates to see 
modest and gradual 
increases, but will remain 
low
In line with the consensus among 
private-sector forecasters, increases in 
the Target Overnight Rate by the Bank 
of Canada are not anticipated before 
mid-2014, later than anticipated at 
the time of the 2013 First Quarter 
Housing Market Outlook. This 
reflects the downward revisions in 
GDP forecasts since the publication 
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of the First Quarter Housing 
Market Outlook, particularly the 
expectations of a slower economy in 
2013. The expected delay in interest 
rate increases will continue to be 
supportive of housing market activity 
over the forecast horizon.

According to CMHC’s base case 
scenario for 2013, the one-year 
mortgage rate is forecast to be within 

3.00 per cent to 3.25 per cent with 
an average of 3.13 per cent, while 
the five-year posted mortgage rate is 
anticipated to be within 5.00 per cent 
to 5.50 per cent with an average of 
5.28 per cent. For 2014, the one-year 
posted mortgage rate is expected to 
rise and be in the 3.25 per cent to 
3.75 per cent range with an average 
of 3.42, while the five-year posted 
mortgage rate is forecast to be within 

5.25 per cent to 5.75 per cent with an 
average of 5.53 per cent, consistent 
with higher economic growth 
prospects in 2014.
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Forecast Summary
Ottawa CMA
Spring 2013

2010 2011 2012 2013f % chg 2014f % chg

New Home Market
Starts:
   Single-Detached 2,302 2,134 1,592 1,485 -6.7 1,500 1.0
   Multiples 4,144 3,660 4,434 3,515 -20.7 3,525 0.3
      Semi-Detached 362 361 286 315 10.1 325 3.2
      Row/Townhouse 1,928 1,826 1,379 1,200 -13.0 1,400 16.7
      Apartments 1,854 1,473 2,769 2,000 -27.8 1,800 -10.0
   Starts - Total 6,446 5,794 6,026 5,000 -17.0 5,025 0.5

Average Price ($):
   Single-Detached 431,729 478,292 482,586 505,266 4.7 516,500 2.2

Median Price ($):
   Single-Detached 419,990 455,990 461,900 472,518 2.3 482,000 2.0

New Housing Price Index (% chg) (Ottawa-Gatineau) 4.0 3.0 2.6 1.7 - 2.0 -

Resale Market
MLS® Sales 14,586 14,551 14,497 14,100 -2.7 14,350 1.8

MLS® New Listings 25,061 25,949 28,332 30,000 5.9 28,000 -6.7

MLS® Average Price ($) 328,439 344,791 352,610 354,500 0.5 358,750 1.2

Rental MarketRental Market
October Vacancy Rate (%) 1.6 1.4 2.5 2.9 0.4 2.7 -0.2
Two-bedroom Average Rent (October) ($) 1,048 1,086 1,115 1,145 2.7 1,180 3.1

Economic Overview
Mortgage Rate (1 year) (%) 3.49 3.52 3.17 3.00 - 3.25 - 3.25 - 3.75 -
Mortgage Rate (5 year) (%) 5.61 5.37 5.27 5.00 - 5.50 - 5.25 - 5.75 -
Annual Employment Level 519,000 521,900 539,100 541,000 0.4 551,500 1.9
Employment Growth (%) 3.1 0.6 3.3 0.4 - 1.9 -
Unemployment rate (%) 6.5 5.6 6.2 6.4 - 6.2 -
Net Migration 10,035 7,796 7,800 10,000 28.2 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 or follow us on Twitter, YouTube and Flickr. 
 
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. 
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For more information on MAC and the wealth of housing market information available to you, visit us today at 
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©2013 Canada Mortgage and Housing Corporation. All rights reserved. CMHC grants reasonable rights of use of this publication’s 
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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. 
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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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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	 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  
intelligence  
you can count on

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. 

Affordable Housing Web Forums
CMHC’s Affordable Housing Web Forums are distance-learning seminars  
that bring interested participants and industry experts together using  
phone and web technology. You can participate, listen, see and learn  
without the expense of travelling. 
Register on-line!  

www.cmhc.ca/ahc
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