








Furthermore, the Alternative scenario anticipates a rise in
housing starts commencing in 2024, peaking at 681,600
units in 2029, followed by a gradual decline until the end of
the forecast period. The CMHC housing supply gap amounts
to a 148% increase in housing starts over the BuildForce

Baseline number of total stock added over the forecast period.

When comparing projected housing starts at the start and end
points of the forecast, housing starts in 2033 will be 185%
higher than levels recorded in 2023.

To achieve these ambitious housing targets, a significant
expansion of the residential workforce is imperative. In 2023,
the residential sector employed approximately 566,190 onsite
construction skilled trades and supervisory personnel. To

g
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meet the Alternative scenario’s housing goals, the onsite
workforce must grow to 1.038 million by 2033, representing
an 83% increase over the 2023 baseline. In parallel, non-
residential employment must also increase to enable
residential construction to proceed. The Baseline scenario
projects non-residential employment will be 7% higher

in 2033 than at the 2023 baseline. Under the Alternative
scenario, employment is projected to rise by 19%, a
12-percentage point increase over the Baseline scenario.

When measuring the start and endpoints of the forecast
scenario, total construction investment under the Alternative
scenario is projected to be 54% higher in 2033 than at the
2023 starting point.
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TABLE 4: CMHC HOUSING SUPPLY GAP BY PROVINCE AND BUILDFORCE CANADA HOUSING STARTS PROJECTIONS, CANADA

BuildForce housing

CMHC target

BuildForce housing

REGION starts (Baseline)* (above Baseline)** starts (Alternative)***
Canada 2,308,980 3,450,000 5,758,980
Newfoundland and Labrador 12,900 60,000 72,900
Prince Edward Island 12,600 - 12,600
Nova Scotia 53,200 70,000 123,200
New Brunswick 37,800 - 37,800
Quebec 341,620 860,000 1,201,620
Ontario 949,180 1,480,000 2,429,180
Manitoba 69,870 170,000 239,870
Saskatchewan 50,630 60,000 110,630
Alberta 369,310 130,000 499,310
British Columbia 411,850 610,000 1,021,850

*Source: BuildForce Canada, National Highlights 2024-2033
** Source: CMHC, Housing shortage in Canada: Updating how much housing we need by 2030
***Source: BuildForce Canada, Alternative scenario, 2024, based on the CMHC target

patterns. It also encompasses impacts on both residential

and non-residential employment requirements, acknowledging
that residential projects typically commence with a non-residential
component of activity. Moreover, the economic impact of the
additional homebuilding will have indirect impacts on all sectors
of Canada’s economy (i.e., beneficiaries of this work will spend
money in the economy and create additional demands

across the entire economy). This holistic approach ensures

a comprehensive assessment of the labour force needs to

meet these ambitious housing targets.

BUILDFORCE ALTERNATIVE SCENARIO,
2024-2033

The Alternative scenario assumes supply chains and the

ALTERNATIVE SCENARIO, 2024-2033

CANADA UNITS
CMHC Housing Supply Gap 3,450,000
Baseline Projected Housing Starts 2,308,980
Alternative Projected Housing Starts 5,758,980

availability of raw materials will remain robust and sufficient,
thereby allowing construction to proceed as planned within

the forecasted timeframes. It also assumes that the required
recruitment of labour to complete the additional housing

within the forecast period will be achieved. This presupposition
is crucial, as it underpins the feasibility of meeting the projected
construction schedules and targets.

IMPACT ON HOUSING STARTS

The BuildForce Baseline scenario forecasts that just over 2.3
million housing units will be built between 2024 and 2033. In
2023, the composition of these units were 62% multi-units, 11%
row homes, 4% semi-detached units, and 23% single-detached
homes. Over the forecast period, a gradual shift in housing
form is expected. By 2033, the Baseline scenario projects a
growth in the share of singles to 30%, a slight increase for
semi-detached and row homes to 5% and 12% respectively,
and a decrease in the share of multi-units, down to 53% of

total starts over the forecast period.

Under the Alternative scenario, an additional 3.45 million
housing units will be built by 2033, which amounts to a

149% increase over the forecast period when compared to
the Baseline scenario’s total housing starts estimate. When
measuring housing starts in 2033 against levels in 2023,
housing start levels in 2033 will be 184% higher than at the
2023 baseline. Housing starts will rise from just over 233,000
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in 2023 to approximately 662,000 by 2033. The mix of

housing starts will also shift to accommodate the housing
supply gap targets. By 2033, single-detached units are expected
to account for just 17% of total housing starts, semi-detached
units and rows at 4% and 11% respectively, whereas multi-units
rise to 68%.

Figure 3 shows the mix of housing proposed under the
Alternative over the Baseline scenario.

FIGURE 3: ALTERNATIVE OVER BASELINE, HOUSING STARTS BY MIX,
2024-2033, CANADA
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IMPACT ON RESIDENTIAL ONSITE
EMPLOYMENT

There were approximately 566,190 individuals employed in onsite
construction in 2023 in the national residential construction
industry. Approximately 13% worked in residential maintenance,
39% in renovations, and 48% in new home construction. The
Baseline scenario calls for an increase in overall employment of
2% over the forecast period. Maintenance and renovation-related
employment increase to 14% and 43% respectively, whereas new
home construction declines to 43%.

To keep pace with the additional construction contemplated

to overcome the housing supply gap, the Alternative scenario
projects employment will need to be 83% higher in 2033 than
2023 levels. Under this scenario, residential maintenance in 2033
will account for a 10% share of total employment, renovations
29%, and new home construction 61%. See Figure 4.

FIGURE 4: ALTERNATIVE OVER BASELINE, RESIDENTIAL EMPLOYMENT
IMPACTS, 2024-2033, CANADA
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IMPACT ON NON-RESIDENTIAL
ONSITE EMPLOYMENT

The additional residential construction demands related to
addressing the housing supply gap will also impact non-residential
employment. The Baseline scenario projects employment in the
sector will expand by 7% by 2033 over the 2023 baseline. Under
the Alternative scenario, employment will expand by 19%, a
12-percentage point increase over the Baseline scenario.

Total onsite construction employment under the Alternative
scenario is projected to rise to 1.77 million in 2033, up from
1.18 million in 2023. Figure 5 charts the expected rise in total
construction employment over the forecast period.



FIGURE 5: ALTERNATIVE OVER BASELINE, EMPLOYMENT GAINS,
TOTAL CONSTRUCTION INDUSTRY 2024-2033, CANADA
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From an employment standpoint, the residential sector is
expected to undergo the most significant changes. In the

initial phase, workers involved in residential maintenance and
renovation activities are likely to shift towards new housing
projects. However, this movement is anticipated to diminish over
time.

Of greatest concern for the industry will be what to do with the
surplus workers that may exist at the end point of the forecast
as investment levels return to more normal levels of activity.
While achieving these housing targets is extremely optimistic,
particularly in such a short time frame, if successful, the
residential sector may find itself with a large surplus of skilled
workers by 2034. Careful labour force management will be
required to ensure pathways exist for the seamless transition of
these workers into other sectors of the economy.

IMPACT ON RESIDENTIAL AND
NON-RESIDENTIAL INVESTMENT

The additional construction contemplated to meet the housing
supply gap will also contribute to overall investment gains in
Canada’s economy.

Under the Baseline scenario, residential construction investment
is down in 2024 from 2023 levels, but rises over 2023 in 2025.
Thereafter, it continues to grow to a peak in 2029, and then
moderates slightly in the latter years of the forecast period.

The Baseline scenario calls for investment levels to be 9%
higher in 2033 than 2023 levels.

The Alternative scenario projects investment levels will rise
steadily commencing in 2024 and peak in 2033. Over the forecast
period, overall investment in 2033 is expected to be 109% higher
than 2023 levels.

Non-residential investment, which is projected to increase by 2%
over the forecast period under the Baseline scenario, rises to 16%
under the Alternative scenario, a 14-percentage point increase.
See Figure 6.

FIGURE 6: ALTERNATIVE OVER BASELINE, CONSTRUCTION
INVESTMENT, 2024-2033, CANADA
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The following sections of this report consider the implications
of the Baseline and Alternative scenarios on the residential
construction sectors in each province.



NEWFOUNDLAND AND LABRADOR

SCENARIO HIGHLIGHTS, 2024-2033
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Provincial Trends
Population Age Structure

Like most provinces, Newfoundland and Labrador is experiencing
a shift in its population age structure.

Figure 7 shows that the share of the population that is 65 years
and older is expected to rise, with 27% of the province’s residents
being older than 64 by 2033 — up from 24% in 2023. Meanwhile,
the share of younger workers (i.e., those aged 15 to 24) is
expected to remain constant at 11% over the same period.

FIGURE 7: POPULATION AGE STRUCTURE CHANGE, 2023 AND 2033
NEWFOUNDLAND AND LABRADOR
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This trend will create challenges regarding future labour force
recruitment as the number of workers leaving the labour
force exceeds those available to replace them. This will place
significant pressure on all industries as the competition for
younger workers intensifies.

Meanwhile, Newfoundland and Labrador is faced with the
additional challenge of an aging population. This problem
is common to the Atlantic provinces. Its natural rate of
population growth has been negative since 2012 and is
trending downward.

As a result, net in-migration has become the sole source

of population growth in the province. Since 2019, the
province has welcomed 13,350 permanent residents through
immigration.? Levels spiked in 2023 when the province saw a
major influx of both permanent and non-permanent residents.
Many in the latter group are students who could choose to
obtain permanent residency status after graduation.

Although these rates of growth are unlikely to be sustained,
Newfoundland and Labrador will also benefit from the
federal government’s increased immigration targets for
2024 and 2025. Increasingly, immigration will be essential to
supporting growth in the province's core working-age group
of 25- to 54-year-olds.

Figure 8 shows the various factors affecting population
growth in Newfoundland and Labrador over the
forecast period.

8 Immigration, Refugees and Citizenship Canada (IRCC), Canada - Admissions of Permanent Residents by Province/Territory of Intended Destination and Immigration Category, January 2015 - November 2023
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HOUSING STOCK AND RENTAL
VACANCY RATES

Statistics Canada reports there were 76,998 housing dwellings
in the province in Q3 of 2023. The mix of the housing is captured
in Table 6.

TABLE 6: HOUSING STOCK IN THE PROVINCE, Q3-2023,
PRINCE EDWARD ISLAND

TOTAL UNITS % SHARE
Total dwellings 76,998 100%
Single-detached 52,988 69%
Semi-detached 4,096 5%
Row 3177 4%
Multi-units 13,609 18%

Source: Statistics Canada, Table 36-10-0688-01. Data on mobile homes not reported.

Vacancy Rates

CMHC reported the rental vacancy rate in communities with
populations larger than 10,000 in the province was 0.8% in October
2022. This is down from 2021 levels, when the rate was 1.5%. In
Charlottetown, the largest Census Metropolian Area in the province,
the vacancy rate was also 0.8% in October 2022.

BUILDFORCE CANADA
PROVINCIAL BASELINE SCENARIO,
2024-2033

Household formation levels have charted a strong upward trend

in Prince Edward Island largely due to high levels of immigration,
and to the province’s relatively low cost of living compared to other
regions of the country.

The influx of arrivals from elsewhere in Canada and abroad helped
to elevate housing starts to a peak of 1,500 units in 2019. That
figure is more than double the level reported as recently as 2016.
New housing investment levels responded accordingly.

Although they have subsided since, new-home construction levels
have remained elevated at more than 1,000 units in each year
through 2023. The most recent surge in household formation
recorded in 2022 and 2023 will help to return new-housing
construction levels to growth and sustain them at elevated levels
of more than 1,300 units annually for most of the forecast period.
Much of this growth occurs in the single-family home component,
where starts are projected to increase in every year to 2032.
Multi-unit starts are expected to see more fluctuation across the
forecast period, with demand driven by low rental vacancy rates,
high demand from newcomers, and the comparative affordability
of these unit types.

Residential Investment

Investment in the province's residential sector will be driven

by strong growth in the new housing and renovations and
maintenance components. Despite the impact of higher interest
rates on consumer demands, new housing is expected to rise in
2024 and then continually rise to 2031. Renovation investment
remains neutral in 2024, but then rises continuously to 2033. By
2033, investment levels in both new housing and renovations are
projected to increase by 25% and 31%, respectively. Figure 14
shows housing investment over the forecast period.

FIGURE 14: BASELINE RESIDENTIAL INVESTMENT, 2024-2033
PRINCE EDWARD ISLAND
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Housing Starts

Over the forecast period, an estimated 12,300 housing unit starts
are expected. The dominant type of housing unit in the province
remains single-detached homes. The increase in immigration to
the province over the past several years has put pressure on the
housing market, leading to an increase in the number of multi-unit
homes built. While single-detached homes are expected to remain
prominent, apartment and row homes will see a marginal increase
in the medium term, but then decline in the latter years of the
forecast as housing supply adjusts to population requirements.

Through most of the 2010s, multi-unit housing accounted for
between 30% to 45% of total housing starts. By 2024, multi-units
are projected to account for 60% of total housing starts, with multi-
units making up 30% of the total. However, this trend is expected to
moderate over the forecast period, declining to 47% by 2033, with
multi-units retreating to 28%. Figure 15 shows the mix of housing
projected to be built over the forecast period in the province.
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FIGURE 15: BASELINE, HOUSING STARTS BY TYPE, 2024-2033,
PRINCE EDWARD ISLAND
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Residential Onsite Employment

Employment in PEI's residential sector has been increasing over the
past several years, peaking in 2022 on the strength of a significant
rise in housing starts. Since then, employment has declined slightly
due in part to a downturn in demand resulting from the interest rate
increases seen in 2022 and 2023.

Over the forecast period, employment is projected to decline
slightly in 2024 but then rise throughout to 2032. New housing
remains the largest employment segment, accounting for more
than half of all residential employment in Prince Edward Island.
Over the forecast period, new housing employment is projected to
rise by 18%. While a smaller component, renovation employment
is expected to rise throughout the forecast, increasing by 21% over
2023 levels. Maintenance employment, which has been elevated

FIGURE 16: BASELINE, RESIDENTIAL EMPLOYMENT BY SEGMENT,
2024-2033, PRINCE EDWARD ISLAND
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due to above average demands created by Hurricane Fiona, is
projected to return to historically normal levels by 2026.

See Figure 16 for employment changes by residential
construction segment.

COMPETING PRESSURES

Strong regional demands for residential construction workers from
neighbouring provinces will maintain workforce pressures in Prince
Edward Island throughout most of the forecast period. The transition
away from fossil fuels for heating will also create competing demand
for workers. Approximately 59% of the province’'s homes rely on fossil
fuels for their heating needs, with 37% of homes currently heated

by heating oil. While approximately 41% of the province’s homes

are heated by electric heating equipment, a vast majority are using
inefficient electric baseboard heaters, with only 3% currently heated
by heat pumps. Converting away from fossil fuel heating sources to
electrical sources will place significant demands on the renovation
and maintenance workforce.

BuildForce Canada is releasing a separate report that estimates
additional employment requirements from transitioning from fossil-
fuel heating and cooling to greener alternatives. The report also
builds in assumptions around energy-efficiency renovation projects
that would be required to minimize heat loss.

Preliminary results from this report estimate that Prince Edward
Island could require an additional 250 tradespeople to undertake
this work by 2032. Key trades and occupations impacted by this
work include refrigeration and air conditioning mechanics,
insulators, electricians, trades helpers and labourers, and
contractors and supervisors.

The availability of key tradespeople to build new housing and
renovate PEl’s current housing stock may come into competition
with efforts to transition the province’s existing housing stock
toward efficient green-energy heating equipment.
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SCENARIO HIGHLIGHTS, 2024-2033

BASELINE SCENARIO

ALTERNATIVE SCENARIO

20,950 g HO 21,430

\/
2023 EMPLOYMENT % 2033 EMPLOYMENT

Source: BuildForce Canada, 2024

Provincial Trends
Population Age Structure

Like most provinces, Nova Scotia is experiencing a shift in its
population age structure.

Figure 17 shows that the share of people aged between 15 and
24 years of age and who are about to enter the province's labour
force comprised 12% of the population in 2023. That figure is
expected to drop to 11% by 2033. Over the same period however,
the share of the population over 65 years of age and mainly
retired is projected to grow from 22% to 23%.

This trend will create challenges regarding future labour force

FIGURE 17: POPULATION AGE STRUCTURE CHANGE, 2023 AND 2033
NOVA SCOTIA
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recruitment. All industries will be competing for a relatively
smaller pool of youth over the next 10 years.

Meanwhile, Nova Scotia is faced with the additional challenge

of an aging population. The province’s natural rate of population
growth has been negative since 2013, and is trending downward.
See Figure 18.

As a result, net in-migration has become the sole source of
population growth in the province. Since 2019, the province has
welcomed 43,420 permanent residents through immigration.
Levels spiked in 2022 when the province saw a major influx

of both permanent and non-permanent residents. Many in the
latter group are students who could choose to obtain permanent
residency status after graduation.

FIGURE 18: COMPONENTS OF POPULATION CHANGE, 2024-2033
NOVA SCOTIA
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HOUSING STOCK AND RENTAL
VACANCY RATES

Statistics Canada reports there were 486,039 housing dwellings
in the province in Q3 of 2023. The mix of the housing is captured
in Table 7.

TABLE 7: HOUSING STOCK IN THE PROVINCE, Q3-2023,
NOVA SCOTIA

TOTAL UNITS % SHARE
Total dwellings 486,039 100%
Single-detached 310,980 64%
Semi-detached 23,230 5%
Row 12171 3%
Multi-units 121,994 25%

Source: Statistics Canada, Table 36-10-0688-01. Data on mobile homes not reported.

Housing Affordability

According to the Canadian Real Estate Association, the average
cost of a home in Nova Scotia was $390,000 in November 2023.
This makes Nova Scotia Canada’s sixth-most affordable housing
market.

Vacancy Rates

CMHC reported a rental vacancy rate of 1% in communities
with populations over 10,000 in the province in October 2022.
This was down from the rate of 1.2% recorded in 2021. The
rate in Halifax, the province’s largest Census Metropolitan Area,
remained at 1% in 2022.

BUILDFORCE CANADA
PROVINCIAL BASELINE SCENARIO,
2024-2033

Housing starts enter the forecast period on a downward trend.
After reaching a high of just under 6,000 units in 2021, start levels
contracted as interest rates rose in late 2022 and through 2023.
Contractions have been greatest among single-family homes,
which tend to be more expensive than multi-unit builds. As a result,
single-detached units have contracted as a share of total housing
starts in the province.

The outlook calls for a contraction in residential investment into
2024 as housing starts recede further. Investment is projected to
return to growth after 2025 and remain at an elevated level through

2031. Growth is strongest among construction of single-
detached units during this period, which reach a peak in 2031.
Multi-unit starts, meanwhile, remain at an elevated level to
2028 before contracting through to the end of the decade with
slowing population growth. These are supported by historically
low rental vacancy rates in some urban areas, as well as an
influx of permanent and temporary residents from outside

the country, many of whom choose to rent properties before
buying. Over the forecast period, a total of 53,200 units are
expected to be built.

Finally, renovation activity is projected to experience growth
through the forecast period as interest rates stabilize and
incomes adjust.

Residential construction employment surged by 16% in 2022

as the industry contended with significant growth in renovation
and new-housing construction. Employment pulled back slightly
in 2023 and is expected to do so again in 2024, given declines
in new-housing construction and stable renovation activity. A
period of growth follows as renewed demands for renovation
and new housing projects push industry employment higher.
Although employment in new housing rises strongly between
2024 and 2028, it fails to return to 2023 levels, and contracts by
11% over the forecast period.

Despite this decline, overall employment grows on the strength
of additional renovation and maintenance related employment,
which increase by 11% and 14% respectively over the forecast
period. After reaching a forecast peak in 2031, overall
employment is projected to be 2% higher in 2033 than levels
recorded in 2023.

Further housing start contractions are projected for 2024,
with most losses projected among single-detached units. As
a result, labour market conditions are projected to weaken for
trades and occupations concentrated in low-rise single-family
builds, but recruiting challenges are expected to persist for
trades and occupations more involved in the construction of
high-rise apartment buildings.

Growth resumes in 2025 and creates new recruiting challenges
among several trades and occupations.

Labour markets are expected to return to balance after 2026,

as demand for more labour-intensive single-detached homes
cools to the end of the forecast period.

ALTERNATIVE SCENARIO, 2024-2033

NOVA SCOTIA UNITS
CMHC Housing Supply Gap 70,000
Baseline Projected Housing Starts 53,200
Alternative Projected Housing Starts 123,200
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BUILDFORCE ALTERNATIVE SCENARIQO,
2024-2033

The identified housing supply gap in the province is 70,000 units
and the Baseline scenario projects 53,200 units will be started

in the province between 2024 and 2033. To accommodate the
housing supply gap, housing starts will need to increase by 132%
over the Baseline scenario. The Alternative scenario projects that
between 2024 and 2033, a total of 123,200 housing starts will
have been undertaken in the province, a rise from just over 5,500

units in 2023 to just over 14,300 units by 2033 or a 159% increase.

IMPACT ON HOUSING STARTS
Housing starts in the province are dominated by multi-unit

construction accounting for 52% of total starts in 2023.
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The Baseline scenario projects a slight decline in the share

of multi-unit housing starts over the forecast period. The
beneficiaries of this decline are semi-detached and row units,
which increase their share from 6% each in 2023, to 7% and 8%
respectively by 2033. Single-detached units also rise to a 43%
share of total annual housing starts.

To achieve the provincial housing supply gap targets, the
Alternative scenario projects the share of single-detached units
will decrease to just 28% of total starts, whereas multi-units will
increase to 57%. Semi-detached and rows maintain their Baseline
scenario gains. Figure 19 charts the impact of the additional
housing contemplated under the Alternative scenario against the
Baseline scenario.

FIGURE 19: ALTERNATIVE OVER BASELINE, HOUSING STARTS BY MIX
2024-2033, NOVA SCOTIA
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IMPACT ON RESIDENTIAL ONSITE
EMPLOYMENT

There were approximately 20,950 individuals employed

in onsite construction in 2023 in the province's residential
construction industry. Approximately 16% worked in residential
maintenance, 42% in renovations, and 42% in new home
construction. The Baseline scenario calls for an increase

in overall employment of 2% over the forecast period.
Maintenance and renovation related employment increase to
17% and 46% respectively, whereas new home construction
declines to 37%.

To keep pace with the additional construction contemplated
to overcome the housing supply gap, the Alternative scenario
projects employment will need to be 58% higher in 2033 than
2023 levels. Under this scenario, residential maintenance

in 2033 will account for a 13% share of total employment,
renovations 34%, and new home construction 53%. Figure 20
projects employment growth on the Alternative scenario over
the Baseline scenario.
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Alternative Scenario

For New Brunswick, there is no Alternative scenario. CMHC
forecasts that new home construction is proceeding at a

rate that will not create any housing supply shortage by 2030.
New Brunswick maintains the most affordable housing market
in Canada. The average price for a home in the province was
$287,900 in November 2023.

Provincial Trends
Population Age Structure

New Brunswick is experiencing a shift in its population
age structure.

Figure 22 shows that the share of people aged between 15 and
24 years of age and who are about to enter the province’s labour
force comprised 11% of the population in 2023. That figure is
expected to remain unchanged by 2033. Over the same period,
however, the share of the population over 65 years of age and
mainly retired is projected to grow from 23% to 24%.

This trend will create challenges regarding future labour force
recruitment. All industries will be competing for a relatively
smaller pool of youth over the next 10 years.

Meanwhile, New Brunswick is faced with the additional challenge
of an aging population. The province’s natural rate of population
growth has been negative since 2015, and is trending downward.

As aresult, net in-migration has become the sole source of
population growth in the province. Since 2019, the province has
welcomed 34,670 permanent residents through immigration.
Levels spiked in 2022 and 2023 when the province saw a major
influx of both permanent and non-permanent residents. Many
in the latter group are students who could choose to obtain
permanent residency status after graduation.

FIGURE 22: POPULATION AGE STRUCTURE CHANGE, 2023 AND 2033
NEW BRUNSWICK
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Note: The interior circle represents 2023 and the exterior circle the age distribution in 2033.
Source: BuildForce Canada, 2024

Although these rates of growth are unlikely to be sustained, New
Brunswick will benefit from the federal government'’s increased
immigration targets for 2024 and 2025. Moreover, with many
immigrants coming to the province in their prime working- and
child-bearing ages, the natural rate of population growth should
benefit from some upward pressure. Increasingly, immigrants will
be essential to supporting growth in the province’s core working-
age group of 25 to 54 years of age, and may help to ease labour-
market pressures over the decade.

Figure 23 shows the various factors affecting population growth
in New Brunswick over the forecast period.

FIGURE 23: COMPONENTS OF POPULATION CHANGE, 2024-2033
NEW BRUNSWICK
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FIGURE 28: POPULATION GROWTH BY COMPONENT, 2024-2033
QUEBEC
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HOUSING STOCK AND RENTAL
VACANCY RATES

Statistics Canada reports there were 4,148,188 housing dwellings
in the province in Q3 of 2023. The mix of the housing units is
captured in Table 9.

TABLE 9: HOUSING STOCK IN THE PROVINCE, Q3-2023, QUEBEC

TOTAL UNITS % SHARE
Total dwellings 4,148,188 100%
Single-detached 1,852,693 45%
Semi-detached 211,519 5%
Row 106,057 3%
Multi-units 1,949,767 47%

Source: Statistics Canada, Table 36-10-0688-01. Data on mobile homes not reported.

Housing Affordability

According to the Canadian Real Estate Association, the average
cost of a home in Quebec was $485,407 in November 2023. This
makes Quebec the third-most expensive market in Canada.

Vacancy Rates

CMHC reported a rental vacancy rate of 1.7% in communities
with populations over 10,000 in the province in October 2022.

This was down from the rate of 2.5% recorded in 2021. With the
exception of Montreal, vacancy rates in the province’s largest
cities in October 2022 were far below the provincial average:
Gatineau at 0.8%; Saguenay at 0.9%; Sherbrooke at 0.9%; and
Trois-Rivieres also at 0.9%. Quebec City recorded a rate of 1.5%,
whereas Montreal's rate was 2%.

BUILDFORCE CANADA
PROVINCIAL BASELINE SCENARIO,
2024-2033

Residential investment levels peaked in Quebec in 2021,
driven by elevated levels of household formation in 2018
and 2019, record-low interest rates, and strong demand for
residential renovations.

Investment contractions of 10% in 2022 and nearly 14% in

2023 were driven by rising interest rates and reduced consumer
confidence. The outlook across the forecast period sees
investment levels remain relatively unchanged to 2033.

New-housing investment, which was elevated in 2021, saw
significant contractions in 2022 and 2023. Housing starts

in particular decreased by more than 40% in the last two
years. Housing starts levels are expected to remain relatively
unchanged in 2024 before declining through to the end of the
forecast period with slowing population growth.

The outlook for renovation activity tells a different story.
Investment levels are expected to chart a steady upward
trend across the forecast period, with growth supported by a
combination of factors, including the expense of new housing,
the province's aging housing stock, and people preferring to
remain in their residences as they age.

The combination of these factors leaves overall residential
employment down by 8% in 2033 compared to 2023

levels. Losses will be concentrated in new housing related
employment (-28%), while renovation employment is projected
to grow by 8% and maintenance employment by 1%.

ALTERNATIVE SCENARIO, 2024-2033

QUEBEC UNITS
CMHC Housing Supply Gap 860,000
Baseline Projected Housing Starts 341,620
Alternative Projected Housing Starts 1,201,620
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FIGURE 30: ALTERNATIVE OVER BASELINE, RESIDENTIAL
EMPLOYMENT, 2024-2033, QUEBEC
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2029, rising only briefly above 2023 levels in 2025. In the last four

years of the forecast, investment recovers, rising above 2023 levels
in 2032 and peaking in 2033. When contrasted against 2023 levels,

investment in the residential sector will be 1% higher by 2033.

The Alternative scenario projects investment levels will rise
steadily commencing in 2024 and grow consistently to a forecast
peak in 2033. Compared to 2023 levels, investment levels will be
97% higher in 2033.

The Baseline scenario projects non-residential investment will
continue rising in 2024, but thereafter retreat for a forecast low in
2030. A brief upswing then occurs in the latter half of the scenario.
By 2033, investment levels are down 2% from 2023 levels. Under
the Alternative scenario, investment follows a similar initial path,

but then accelerates after 2025 and surpasses 2023 levels in 2027.

A forecast peak is reached in 2033, leaving investment levels up
15% over 2023 levels by 2033, a 17-percentage point increase over
the Baseline scenario.

The Alternative scenario projects overall construction investment
levels will be 52% higher in 2033 than the 2023 baseline. See
Figure 31.

COMPETING PRESSURES

Quebec is also in the middle of a transition away from fossil fuel
sources for home heating and cooling. While 71% of homes in the
province are already heated by electricity, inefficient baseboard
heaters make up the bulk of heating equipment in Quebec.
Electrical baseboard heating is the dominant heating source at
64%, however, as baseboard heating is less efficient than other
electrical heating sources, such as heat pumps, a number of

FIGURE 31: ALTERNATIVE OVER BASELINE, CONSTRUCTION
INVESTMENT, 2024-2033, QUEBEC
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homes may be engaged in substantial home renovations during
the next decade that may draw significantly on the residential
workforce.

The drive to switch from fossil fuels to electric sources for home
heating will create significant challenges. It will draw on the
residential maintenance and renovation workforce and become
a significant competitor for workers with the required skills over
the forecast period. If homeowners couple heating source fuel
switching with energy efficiency retrofits to improve the overall
energy efficiency of their homes, recruitment pressures on the
sector will be intense and may undermine the capacity of the
industry to recruit the workers it requires to meet the Alternative
scenario new home construction goals.

BuildForce Canada is releasing a separate report that estimates
additional employment requirements from transitioning from
fossil-fuel heating and cooling to greener alternatives. The report
also builds in assumptions around energy-efficiency renovation
projects that would be required to minimize heat loss.

Preliminary results from this report estimate that Quebec could
require an additional 9,400 tradespeople to undertake this work
by 2032. As homes in the province are already mostly heated by
green energy sources, much of the additional demands stem from
energy efficiency retrofits to reduce heat loss. Key trades and
occupations impacted by this work include refrigeration and air
conditioning mechanics, insulators, windows and doors installers,
plasterers and drywallers, painters, roofers, trades helpers and
labourers, and contractors and supervisors.

The availability of key tradespeople to build new housing

and renovate Quebec’s current housing stock may come into
competition with efforts to transition the province’s existing
housing stock toward efficient green-energy heating equipment.
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Provincial Trends
Population Age Structure
Ontario is experiencing a shift in its population age structure.

Figure 32 shows that the share of residents between 15 and 24
years of age and who are about to enter the province’s labour
force comprised 13% of the population in 2023. That figure is
expected to remain unchanged across the forecast period. The
share of the population over 65 years of age and mainly retired,
however, is projected to grow from 18% to 21% during this
same period.

FIGURE 32: POPULATION AGE STRUCTURE CHANGE, 2023 AND 2033
ONTARIO
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Note: The interior circle represents 2023 and the exterior circle the age distribution in 2033.
Source: BuildForce Canada, 2024
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This trend will create challenges regarding future labour force
recruitment. All industries will be competing for a relatively
smaller pool of youth over the next 10 years.

Ontario’s population is generally younger than the national
average, which has helped to maintain a positive, although
declining, natural rate of population growth.

Since 2019, the province has welcomed 812,125 permanent
residents through immigration, or 45% of the total number of
permanent residents admitted to Canada during this period.
The population has increased significantly since 2021, with
approximately 575,800 permanent residents added to the
provincial population. There has also been a significant rise in
the number of foreign students admitted to study in Canada.
Many of these international students may seek to obtain
permanent residence status after graduation.

Although these levels are unlikely to be sustained, Ontario

will benefit from the newly expanded federal Immigration
Levels Plan through 2025. Moreover, given that many of these
individuals are in their prime child-bearing years, upward growth
in the province's rate of natural population growth is forecasted
across the forecast period. They will also be essential to
supporting growth in the province’s core working-age group

of 25 to 54 years of age, and may help to ease labour-market
pressures over the decade.

The combination of these factors should sustain Ontario’s
annual population growth rate at between 1.5% and 2% across
the short term, and above 1% through 2033.

Figure 33 shows the various factors affecting population growth
in Ontario over the forecast period.
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FIGURE 33: POPULATION GROWTH BY COMPONENT, 2024-2033

TABLE 10: HOUSING STOCK IN THE PROVINCE, Q3-2023, ONTARIO

ONTARIO
% SHARE
3.5%
N Total dwellings 100%

3.0%

Single-detached 53%
2.5% — -

Semi-detached 5%
2.0%

Row 9%
1.5%
L0% Multi-units 32%
0.5% Source: Statistics Canada, Table 36-10-0688-01. Data on mobile homes not reported.
0.0%

2022 2023 2024 2025 2026

M Increase due to natural growth*

Bl Increase due to net migration

*Natural rate of population growth refers to the growth in the population due to the number
of births relative to the number of deaths, which leads to a positive or negative natural rate.

Source: BuildForce Canada, 2024
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HOUSING STOCK AND RENTAL

VACANCY RATES

Statistics Canada reports there were 6,103,069 housing dwellings
in the province in Q3 of 2023. The mix of the housing units is

captured in Table 10.

2032

2033

Housing Affordability

According to the Canadian Real Estate Association, the average
cost of a home in Ontario was $833,525 in November of 2023.
This makes Ontario the second-most expensive housing market

in the country.

Vacancy Rates

CMHC reported a rental vacancy rate of 1.8% in communities

with populations over 10,000 in the province in October 2022.

This was down from the 3.5% rate recorded in 2021. Table 11

shows vacancy rates in several large Ontario cities.

TABLE 11: RENTAL VACANCY RATES IN MAJOR ONTARIO CMAs, OCTOBER 2021 TO OCTOBER 2022, ONTARIO

CITIES REGION OCTOBER 2021 OCTOBER 2022
Barrie CMA Central Ontario 1.6 21
Belleville CMA Eastern Ontario 17 2.4
Brantford CMA Central Ontario 20 15
Guelph CMA Central Ontario 2.0 15
Hamilton CMA Central Ontario 28 19
Kingston CMA Eastern Ontario 14 12
Kitchener-Cambridge-Waterloo CMA Central Ontario 2.0 12
London CMA Southwest Ontario 19 1.7
St. Catharines-Niagara CMA Central Ontario 19 2.8
Oshawa CMA GTA 22 26
Ottawa-Gatineau CMA (Ont. part) Eastern Ontario 34 21
Peterborough CMA Central Ontario 1.0 11
Greater Sudbury/Grand Sudbury CMA Northern Ontario 1.8 2.3
Thunder Bay CMA Northern Ontario 33 1.6
Toronto CMA GTA 4.6 1.6
Windsor CMA Southwest Ontario 35 1.8
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HOUSING STARTS
PERCENTAGE CHANGE
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The Baseline scenario projects a decline in the share of multi-unit
housing starts over the forecast period. The beneficiaries of this
decline are row and semi-detached units, which increase their
share from 20% and 3% in 2023, to 21% and 5% respectively by
2033. Single-detached units also rise to a 37% share of total annual
housing starts.

To achieve the provincial housing supply gap targets, the Alternative
scenario projects the share of single-detached units will decrease to
just 22% of total starts, whereas multi-units will increase to 53%. Row
and semi-detached units maintain their Baseline scenario gains.

Figure 34 charts the impact of the additional housing contemplated
under the Alternative scenario against the Baseline scenario.

FIGURE 34: ALTERNATIVE OVER BASELINE, HOUSING STARTS BY MIX,
2024-2033, EASTERN ONTARIO
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IMPACT ON RESIDENTIAL
ONSITE EMPLOYMENT

There were approximately 26,480 individuals employed in
onsite construction in 2023 in Eastern Ontario’s residential
construction industry. Approximately 12% worked in residential
maintenance, 39% in renovations, and 49% in new home
construction. The Baseline scenario calls for an increase in
overall employment of 2% over the forecast period. The shares
of maintenance, renovation and new housing employment
remain fixed throughout.

To keep pace with the additional construction contemplated

to overcome the housing supply gap, the Alternative scenario
projects employment will need to be 91% higher in 2033 than
2023 levels. Under this scenario, residential maintenance in 2033
will account for a 9% share of total employment, renovations 26%,
and new home construction 65%. Figure 35 projects employment
growth on the Alternative scenario over the Baseline scenario.

FIGURE 35: ALTERNATIVE OVER BASELINE, RESIDENTIAL
EMPLOYMENT, 2024-2033, EASTERN ONTARIO
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IMPACT ON NON-RESIDENTIAL
ONSITE EMPLOYMENT

The additional residential construction demands related to
addressing the housing supply gap will also impact non-
residential employment. When contrasting employment
levels in 2023 against projected levels in 2033, the Baseline
scenario projects employment will be 1% higher by 2033. A
similar comparison under the Alternative scenario, projects
employment will expand by 10%, a nine-percentage point rise
over the baseline.
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FIGURE 36: ALTERNATIVE OVER BASELINE, HOUSING STARTS BY MIX,
2024-2033, NORTHERN ONTARIO
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IMPACT ON RESIDENTIAL
ONSITE EMPLOYMENT

There were approximately 7,750 individuals employed in
onsite construction in 2023 in Northern Ontario's residential
construction industry. Approximately 19% worked in residential
maintenance, 55% in renovations, and 26% in new home
construction. The Baseline scenario calls for a decrease

in overall employment of 12% over the forecast period.

To keep pace with the additional construction contemplated
to overcome the housing supply gap, the Alternative scenario
projects employment will need to be 24% higher in 2033 than
2023 levels. Under this scenario, residential maintenance will
maintain a 19% share of total employment, renovations will
decrease to 39%, and new home construction will increase to
42%. Figure 37 projects employment growth on the Alternative
scenario over the Baseline scenario.

IMPACT ON NON-RESIDENTIAL
ONSITE EMPLOYMENT

The additional residential construction demands related to
addressing the housing supply gap will also impact non-
residential employment. When contrasting employment levels

in 2023 against projected levels in 2033, the Baseline scenario
projects employment gains will be flat by 2033. A similar
comparison under the Alternative scenario, projects employment
will expand by 3%.

FIGURE 37: ALTERNATIVE OVER BASELINE, RESIDENTIAL
EMPLOYMENT, 2024-2033, NORTHERN ONTARIO
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CENTRAL ONTARIO: BASELINE SCENARIO

The Central region has benefitted in recent years from an out-
flow of residents from the neighbouring, and comparatively
more expensive, Greater Toronto Area. This trend, combined
with historically low interest rates, drove residential
construction activity to high levels in 2021. Housing starts in
the region grew by nearly 50% compared to the year previous,
and renovation activity saw strong gains.

The local residential construction market has contracted since,
as rising interest rates have cooled demand for both new
housing and renovation activity. Investment levels dropped by
13% in 2023 and are forecast to drop again in 2024 as rising
interest rates continue to curb demand for new housing and
renovation work. Levels are projected to return to growth in
2025 and through to the end of the decade, supported by more
stable interest rates and strong population growth.

Central Ontario’s residential sector reached a peak employment
level of more than 75,200 workers in 2022. This was driven

by a surge in both new-housing and renovation investment in
2021, which in turn was spurred by low interest rates, and high
levels of migration — both from abroad and from other parts

of Canada. Employment has stepped down since, contracting
as interest rates rise and investment levels decline. 2023 saw
employment fall by 5%, and 2024 should produce a similar
contraction of 4%.
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FIGURE 42: ALTERNATIVE OVER BASELINE, HOUSING STARTS BY MIX,
2024-2033, SOUTHWESTERN ONTARIO
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IMPACT ON RESIDENTIAL
ONSITE EMPLOYMENT

There were approximately 30,790 individuals employed in onsite
construction in 2023 in the region’s residential construction industry.
Approximately 14% worked in residential maintenance,

48% in renovations, and 39% in new home construction. The
Baseline scenario calls for an increase in overall employment

of 16% over the forecast period.

To keep pace with the additional construction contemplated to
overcome the housing supply gap, the Alternative scenario projects
employment will need to be 68% higher in 2033 than 2023 levels.
Under this scenario, residential maintenance in 2033 will account for
a 10% share of total employment, renovations 30%, and new home
construction 60%. Figure 43 projects employment growth on the
Alternative scenario over the Baseline scenario.

FIGURE 43: ALTERNATIVE OVER BASELINE, RESIDENTIAL
EMPLOYMENT, 2024-2033, SOUTHWESTERN ONTARIO
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IMPACT ON NON-RESIDENTIAL
ONSITE EMPLOYMENT

The additional residential construction demands related to
addressing the housing supply gap will also impact non-residential
employment. When contrasting employment levels in 2023
against projected levels in 2033, the Baseline scenario projects
employment will be 12% higher by 2033. A similar comparison
under the Alternative scenario, projects employment will expand
by 23%, a full 11-percentage point rise over the baseline.

IMPACT ON PROVINCIAL RESIDENTIAL AND
NON-RESIDENTIAL ONSITE EMPLOYMENT

In the Baseline scenario, the outlook for investment in residential
housing indicates a decline in the first two years of the forecast,
followed by a rise above 2023 levels in 2026. Subsequently, it is
expected to continue growing, reaching a forecasted peak in 2028.
Afterward, there may be a modest decrease in investment, but

it is projected to rebound to a new high in 2033.

Under the Alternative scenario, investment in the residential
sector commences rising in 2024, and peaking in 2033. If
achieved, investment levels in 2033 would be 126% higher
than 2023 levels.

The Alternative scenario also projects non-residential construction
will experience growth during this period. In the Baseline scenario,
investment levels in the non-residential sector are anticipated

to be 3% higher by 2033 when compared to 2023 levels. Under

the Alternative scenario, investment levels in the non-residential
sector will be 17% higher than the 2023 baseline by 2033. Peak
investment levels are expected to be achieved in 2029, followed
by modest year-over-year declines until 2033.

Total construction investment under the Alternative scenario
is projected to be 69% higher in 2033 compared to the levels
observed in 2023. See Figure 44.

FIGURE 44: ALTERNATIVE OVER BASELINE, CONSTRUCTION
INVESTMENT, 2024-2033, ONTARIO
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COMPETING PRESSURES

Ontario is heavily dependent on fossil fuel sources for heating.
Approximately 76% of homes in the province rely on fossil fuels
for heating. While 17% of Ontario homes use baseboard electric
for heating, approximately 7% have already shifted to heat pumps.
Achieving the switch away from fossil fuel sources to electric

is a significant undertaking and will create a significant draw

on the residential workforce, particularly since a share of these
conversions will be accompanied by substantial energy efficiency
renovation projects aimed at reducing heat loss.

BuildForce Canada is releasing a separate report that estimates
additional employment requirements from transitioning from fossil-
fuel heating and cooling to greener alternatives. The report also
builds in assumptions around energy efficiency renovation projects
that would be required to minimize heat loss.

Preliminary results from this report estimate that Ontario could
require an additional 24,600 tradespeople to undertake this work
by 2032. Transitioning to green heating equipment and making
existing homes more heat-efficient will generate demands for
several trades and occupations. While retrofitting existing heating
equipment will generate demands concentrated among only a

few trades and occupations, energy efficiency renovations
projects will require a broader set of trades and occupations.

Key trades and occupations impacted by this work include
refrigeration and air conditioning mechanics, insulators, gas
fitters, electricians, windows and doors installers, plasterers and
drywallers, painters, roofers, trades helpers and labourers, and
contractors and supervisors.

The availability of key tradespeople to build new housing

and renovate Ontario’s current housing stock may come into
competition with efforts to transition the province’s existing
housing stock toward efficient green-energy heating equipment.

Regionally, demands are tied to the relative size of the existing
housing stock that will need to be retrofitted. The Greater Toronto
Area and Central Ontario should see the largest demands,
requiring an additional 10,600 and 6,900 workers, respectively, by
2032. Demands in Southwestern Ontario is estimated at 3,300
workers, while the Eastern region could require an additional
3,100 workers and Northern Ontario an additional 1,000 workers.
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Provincial Trends
Population Age Structure
Manitoba is experiencing a shift in its population age structure.

Figure 45 shows that the share of people between 15 and 24
years of age and who are about to enter the province’s labour
force comprised 14% of the population in 2023. That figure is
expected to remain unchanged across the decade. Over the
same period, however, the share of the population over 65 years
of age and mainly retired is projected to grow from 17% to 18%.

FIGURE 45: POPULATION AGE STRUCTURE CHANGE, 2023 AND 2033
MANITOBA
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This trend will create challenges regarding future labour force
recruitment. All industries will be competing for a relatively
smaller pool of youth over the next 10 years.

Manitoba’s population is generally younger than the national
average, which has helped to maintain a positive, although
declining, natural rate of population growth.

Since 2019, the province has welcomed 88,480 permanent
residents through immigration. The population increased
significantly in 2023 with a surge in the number of permanent
and non-permanent residents. Many of the non-permanent
residents are international students that may seek to obtain
permanent residence status after graduation.

Although these levels are unlikely to be sustained, Manitoba will
benefit from the newly expanded federal Immigration Levels Plan
through 2025. Moreover, with many of these individuals coming
to Manitoba in their prime child-bearing years, upward growth

in the province’s rate of natural population growth is anticipated
across the forecast period. They will also be essential to
supporting growth in the province’s core working-age group of 25
to 54 years of age, and may help to ease labour-market pressures
over the decade.

Figure 46 shows the various factors affecting population growth
in Manitoba over the forecast period.
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The housing supply gap targets are ambitious for the province.
To achieve this goal, the Alternative scenario projects housing
starts will commence rising over the 2023 baseline in 2024 and
continue rising to a scenario peak in 2033.

Figure 47 shows the projected growth in housing starts by type
over the Baseline scenario.

FIGURE 47: ALTERNATIVE OVER BASELINE, HOUSING STARTS BY MIX,
2024-2033, MANITOBA
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IMPACT ON RESIDENTIAL ONSITE
EMPLOYMENT

There were approximately 19,275 individuals employed in 2023
in the province's residential construction industry. Approximately
14% worked in residential maintenance, 40% in renovations, and
46% in new home construction. The Baseline scenario calls for
a decline in overall employment of 5% over the forecast period.
Maintenance and renovation related employment increases to
16% and 44% respectively, whereas new home construction
declines to 41%.

To keep pace with the additional construction contemplated

to overcome the housing supply gap, the Alternative scenario
projects employment will need to be 141% higher in 2033 than
2023 levels. Under this scenario, residential maintenance in 2033
will account for a 9% share of total employment, renovations 27%,
and new home construction 65%. See Figure 48.

FIGURE 48: ALTERNATIVE OVER BASELINE, RESIDENTIAL
EMPLOYMENT, 2024-2033, MANITOBA
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IMPACT ON NON-RESIDENTIAL
ONSITE EMPLOYMENT

The additional residential construction demands related to
addressing the housing supply gap will also impact non-
residential employment. The Baseline scenario projects
employment in the sector will expand by 15% by 2033 over the
2023 baseline. Under the Alternative scenario, employment will
expand by 47%.
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IMPACT ON RESIDENTIAL AND
NON-RESIDENTIAL ONSITE EMPLOYMENT

The additional construction contemplated to meet the housing
supply gap will also contribute to overall investment gains in
the province's economy.

Under the Baseline scenario, residential construction
investment is forecast to decrease in 2024 and remain below
2023 levels until 2032, with an investment peak achieved in
2033. The Baseline scenario calls for investment levels to be
2% higher in 2033 than 2023 levels.

The Alternative scenario projects investment levels will rise
steadily commencing in 2024 and peak in 2033. Over the
forecast period, overall investment in 2033 is expected to be
181% higher than 2023 levels.

Non-residential investment, which is projected to increase by
23% over the forecast period under the Baseline scenario, rises
to 67% under the Alternative scenario. See Figure 49.

FIGURE 49: ALTERNATIVE OVER BASELINE, CONSTRUCTION
INVESTMENT, 2024-2033, MANITOBA
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COMPETING PRESSURES

Fossil fuel heating remains dominant in existing Manitoba homes.
Approximately 59% of the province's homes rely on fossil fuels
for their heating. Approximately 41% of the province’s homes are
currently heated by electricity, with 38% using electric baseboard
heaters, and 4% heated by heat pumps.

The drive to switch from fossil fuels to electric sources for
home heating will create significant challenges. The federal
targets for achieving a 40% reduction in carbon emissions from
homes by 2030, if achieved, will be a significant undertaking.
Such an undertaking will draw on the residential maintenance
and renovation workforce and become a significant competitor
for workers with the required skills over the forecast period. If
homeowners couple heating source fuel switching with energy
efficiency retrofits to improve the overall energy efficiency of
their homes, recruitment pressures on the sector will be intense
and may undermine the capacity of the industry to recruit the
workers it requires to meet the Alternative scenario new home
construction goals.

BuildForce Canada is releasing a separate report that estimates
additional employment requirements from transitioning from
fossil-fuel heating and cooling to greener alternatives. The report
also builds in assumptions around energy-efficiency renovation
projects that would be required to minimize heat loss.

Preliminary results from this report estimate that Manitoba could
require an additional 2,300 tradespeople to undertake this work
by 2032. Transitioning to green heating equipment and making
existing homes more heat-efficient will generate demands for
several trades and occupations. While retrofitting existing heating
equipment will generate demands concentrated among only a
few trades and occupations, energy-efficiency renovation projects
will require a broader set of trades and occupations.

Key trades and occupations impacted by this work include
refrigeration and air conditioning mechanics, insulators, gas
fitters, electricians, windows and doors installers, plasterers and
drywallers, painters, roofers, trades helpers and labourers, and
contractors and supervisors.

The availability of key tradespeople to build new housing and
renovate Manitoba’s current housing stock may come into
competition with efforts to transition the province’s existing
housing stock toward efficient green-energy heating equipment.

Furthermore, it typically takes several years for construction
workers to acquire the experience they need to be proficient in
their trades. Recruitment of inexperienced workers to carry out
the additional construction required may impact overall industry
productivity levels. Recruiting workers from other industries

will likely be the preferred approach, although this may lead to
skills shortages in other industries equally dependent on skilled
trade workers.
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The Baseline projects approximately 50,625 homes will be started
in the province over the forecast period. To achieve the CMHC
housing supply gap target of 60,000 additional homes for the
province, the Alternative scenario projects a total of 110,630
housing starts will take place over the forecast period, a 119%
increase over the Baseline scenario.

IMPACT ON HOUSING STARTS

The Baseline scenario projects a rise in the share of single-

detached units over the forecast period. This comes primarily at
the expense of multi-unit homes. To achieve the housing supply
targets, the Alternative scenario projects single-detached homes

will rise to 27% of total starts, and multi-units will decrease to 58%.

HOUSING STARTS
PERCENTAGE CHANGE
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The housing supply gap targets are ambitious for the province. To
achieve this goal, the Alternative scenario projects housing starts
will commence rising over the 2023 baseline in 2024 and continue
rising to a scenario peak in 2029. Thereafter, housing starts
remain elevated through to 2033.

Figure 52 shows the projected growth in housing starts by type
over the Baseline scenario.

IMPACT ON RESIDENTIAL ONSITE
EMPLOYMENT

There were approximately 11,420 individuals employed in onsite
construction in 2023 in the province's residential construction
industry. Approximately 17% worked in residential maintenance,
40% in renovations, and 43% in new home construction. The
Baseline scenario calls for an increase in overall employment

Number of workers employed

FIGURE 52: ALTERNATIVE OVER BASELINE, HOUSING STARTS BY MIX,
2024-2033, SASKATCHEWAN
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of 18% over the forecast period. Maintenance employment
decreases to 16%, renovation related employment decreases to
37%, and new home construction increases to 47%.

To keep pace with the additional construction contemplated

to overcome the housing supply gap, the Alternative scenario
projects employment will need to be 91% higher in 2033 than
2023 levels. Under this scenario, residential maintenance in 2033
will account for an 11% share of total employment, renovations
28%, and new home construction 61%. See Figure 53.

FIGURE 53: ALTERNATIVE OVER BASELINE, RESIDENTIAL
EMPLOYMENT, 2024-2033, SASKATCHEWAN
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IMPACT ON NON-RESIDENTIAL
ONSITE EMPLOYMENT

The additional residential construction demands related to
addressing the housing supply gap will also impact non-residential
employment. The Baseline scenario projects employment in the
sector will expand by 1% by 2033 over the 2023 baseline. Under the
Alternative scenario, employment will expand by 6%.

IMPACT ON RESIDENTIAL AND
NON-RESIDENTIAL INVESTMENT

The additional construction contemplated to meet the housing
supply gap will also contribute to overall investment gains in the
province’s economy.

Under the Baseline scenario, residential construction investment
is forecast to decrease in 2024 but rise above 2023 levels in

2025. Investment continues to grow to a peak in 2029, with
annual declines thereafter to 2033. The Baseline scenario calls for
investment levels to be 32% higher in 2033 than 2023 levels.

The Alternative scenario projects residential investment levels
will rise steadily commencing in 2024 and peak in 2033. Over the
forecast period, the Alternative scenario estimates residential
investment in 2033 will be 126% higher than 2023 levels.

Non-residential investment, which enters the forecast period on the
rise, peaks in 2024 and then moderates to 2027 as several major
projects reach completion. A further upcycle then follows to a peak
in 2031, followed by slight declines after to the end of the forecast
period. Overall, however, non-residential construction investment in
2033 is projected to be down 3% from 2023 levels.

Under the Alternative scenario, non-residential investment follows
a similar path, peaking in 2024 and then declining steadily to 2027.
Thereafter, investment rises steadily to a new peak achieved in
2033. Compared to 2023 levels, overall non-residential investment
is 3% higher in 2033. See Figure 54.

FIGURE 54: ALTERNATIVE OVER BASELINE, CONSTRUCTION
INVESTMENT, 2024-2033, SASKATCHEWAN
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COMPETING PRESSURES

The desire to reduce carbon emissions by 40% from homes
by 2030 will create significant competition for qualified skilled
tradespersons in the province.

Saskatchewan is one of the provinces with the highest proportion
of homes heated by fossil fuels. Approximately 85% of
Saskatchewan homes rely on fossil fuels for their heating needs.
Only 15% of its homes currently use electricity as their primary
heating source. A further 12% are heated by electric baseboard
heaters and 3% by heat pumps.

Achieving the fuel switching targets during this period may

create significant recruitment competition for qualified skilled
tradesperson. Moreover, if fuel switching is accompanied by
energy efficiency retrofits to improve overall heating efficiency, the
demand for qualified labour will increase significantly for several
trades and occupations.

BuildForce Canada is releasing a separate report that estimates
additional employment requirements from transitioning from
fossil-fuel heating and cooling to greener alternatives. The report
also builds in assumptions around energy-efficiency renovation
projects that would be required to minimize heat loss.

Preliminary results from this report estimate that Saskatchewan
could require an additional 1,900 tradespeople to undertake this
work by 2032. Transitioning to green heating equipment and
making existing homes more heat-efficient will generate demands
for several trades and occupations. While retrofitting existing
heating equipment will generate demands concentrated among
only a few trades and occupations, energy efficiency renovations
projects will require a broader set of trades and occupations.

Key trades and occupations impacted by this work include
refrigeration and air conditioning mechanics, insulators, sheet
metal workers, electricians, windows and doors installers,
plasterers and drywallers, painters, roofers, trades helpers and
labourers, and contractors and supervisors.

The availability of key tradespeople to build new housing and
renovate Saskatchewan'’s current housing stock may come into
competition with efforts to transition the province’s existing
housing stock toward efficient green-energy heating equipment.

Furthermore, the significant increase in residential employment
required to overcome the housing supply gap may create a
substantial draw on the skilled trades workforce within the
province, creating potential labour force challenges for other
industries dependent on skilled trade workers.
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Under the Baseline scenario, residential construction investment
is forecast to increase through to 2028, followed by modest
declines thereafter to 2033. However, investment levels
throughout the forecast period remain above 2023 levels. The
Baseline scenario calls for investment levels to be 9% higher in
2033 than 2023 levels.

The Alternative scenario projects investment levels will rise
steadily commencing in 2024 and peak in 2029. This is followed
by very modest decreases thereafter to 2033. Compared to 2023
levels, overall investment in 2033 is projected to be 38% higher.

Non-residential investment, which is projected to increase by 13%
over the forecast period under the Baseline scenario, rises to 16%
under the Alternative scenario, a three-percentage point increase.
See Figure 59.

FIGURE 59: ALTERNATIVE OVER BASELINE, CONSTRUCTION
INVESTMENT, 2024-2033, ALBERTA
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COMPETING PRESSURES

As in Saskatchewan and Ontario, the vast majority of homes

in Alberta depend on fossil fuel sources for home heating.
Approximately 86% of homes in Alberta use fossil fuel burning
furnaces or boilers, while approximately 14% are heated by
electricity. Approximately 11% of Alberta homes use electric
baseboard or radiant heating sources to meet their home heating
needs, while 3% are heated by heat pumps. Should demand for
fuel switching increase, this could present a significant challenge

to workforce residential recruitment, particularly if homeowners
undertake deeper home energy retrofits concurrently with
switching to an electrical home heating source.

BuildForce Canada is releasing a separate report that estimates
additional employment requirements from transitioning from
fossil-fuel heating and cooling to greener alternatives. The report
also builds in assumptions around energy-efficiency renovation
projects that would be required to minimize heat loss.

Preliminary results from this report estimate that Alberta could
require an additional 7,300 tradespeople to undertake this work
by 2032. Transitioning to green heating equipment and making
existing homes more heat-efficient will generate demands

for several trades and occupations. While retrofitting existing
heating equipment will generate demands concentrated among
only a few trades and occupations, energy efficiency renovations
projects will require a broader set of trades and occupations.

Key trades and occupations impacted by this work include
refrigeration and air conditioning mechanics, insulators, gas
fitters, sheet metal workers, electricians, windows and doors
installers, plasterers and drywallers, painters, roofers, trades
helpers and labourers, and contractors and supervisors.

The availability of key tradespeople to build new housing

and renovate Alberta’s current housing stock may come into
competition with efforts to transition the province’s existing
housing stock toward efficient green-energy heating equipment.
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FIGURE 61: POPULATION GROWTH BY COMPONENT, 2024-2033
BRITISH COLUMBIA
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HOUSING STOCK AND RENTAL
VACANCY RATES

Statistics Canada reports there were 2,285,775 housing dwellings
in communities with populations over 10,000 in the province in Q3
of 2023. The mix of the housing units is captured in Table 20.

TABLE 20: HOUSING STOCK IN THE PROVINCE, Q3-2023
BRITISH COLUMBIA

TOTAL UNITS % SHARE
Total dwellings 2,285,775 100%
Single-detached 950,803 42%
Semi-detached 70,006 3%
Row 188,621 8%
Multi-units 1,016,433 44%

Source: Statistics Canada, Table 36-10-0688-01. Data on mobile homes not reported.

Housing Affordability

According to the Canadian Real Estate Association, the average
cost of a home in British Columbia was $964,371 in November 2023.
British Columbia has the highest average home price in Canada.

Vacancy Rates

CMHC reported a rental vacancy rate of 1.3% in the province in
October 2022. This was down from the 1.4% rate recorded in 2021.
Rates in the four largest Census Metropolitan Areas in the province
were also very low at 2.1% in Abbotsford-Mission, 1.2% in Kelowna,
0.9% in Vancouver, and 1.5% in Victoria.

BUILDFORCE CANADA
PROVINCIAL BASELINE SCENARIO,
2024-2033

Housing starts have been elevated across British Columbia in
recent years, driven by an influx of permanent and non-permanent
residents. Unlike most other regions of the country, in which
demand was curtailed by rising interest rates, British Columbia
reported an increase in the total number of housing starts in 2023.
A significant increase in the number of apartment units under
construction more than offset a decline in the number of single-
family unit starts.

New housing investment is projected to soften into 2024 and
2025 as interest rate pressures cool demand for new housing.
Levels plateau thereafter and through to 2029, after which
new-home construction recedes as population growth slows.
Investment levels contract by nearly 19% by 2033 compared to
2023 levels.

Renovation investment, on the other hand, has been trending up in
recent years. After a setback in 2023, the segment is anticipated
to record a steady series of strong increases through to 2033.
Investment levels increase by 56% across the forecast period,
ending the period higher than investment levels in new housing.

By 2033, total residential construction employment is projected

to increase by 2% above 2023 levels. Employment reaches a peak
of 5% above 2023 levels by 2029 before contracting in later years
of the forecast period. Of note is the change in composition of
residential employment across the period. A contraction of more
than 26% in new housing is more than offset by growth of 41% in
renovation employment, and 42% in maintenance employment. By
2033, the renovation component is the sector’s largest employer.

ALTERNATIVE SCENARIO, 2024-2033

BRITISH COLUMBIA UNITS
CMHC Housing Supply Gap 610,000
Baseline Projected Housing Starts 411,850
Alternative Projected Housing Starts 1,021,850

BUILDFORCE ALTERNATIVE SCENARIQO,
2024-2033

The Baseline scenario has housing starts declining over the
forecast period by 27% from the 2023 baseline. The Baseline
projects approximately 411,845 homes will be started in the
province over the forecast period. To achieve the CMHC housing
supply gap target of 610,000 additional homes for the province,
the Alternative scenario projects a total of 1.02 million housing
starts will take place over the forecast period, a 148% increase
over the Baseline scenario.
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IMPACT ON HOUSING STARTS

British Columbia is a housing market that is dominated by the
construction of multi-units, with multi-units accounting for 73%
of total housing starts in 2023. The Baseline scenario projects a
slight rise in the share of single-detached units over the forecast
period. This rise comes primarily at the expense of multi-unit
homes, which decreases to 66% by 2033. To achieve the housing
supply targets, the Alternative scenario projects single-detached
homes will decrease to just to just 10% of total starts, whereas
multi-units will increase to 78%.
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The housing supply gap targets are ambitious for the province.
To achieve this goal, the Alternative scenario projects housing
starts will commence rising over the 2023 baseline in 2024

and continue rising to a scenario peak in 2029. Declines follow
thereafter but remain significantly elevated from 2023 levels. By
2033, housing starts are projected to be 130% higher than 2023
levels. See Figure 62.

FIGURE 62: ALTERNATIVE OVER BASELINE, HOUSING STARTS BY MIX,
2024-2033, BRITISH COLUMBIA
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IMPACT ON RESIDENTIAL ONSITE
EMPLOYMENT

There were approximately 91,440 individuals employed in onsite
construction in 2023 in the province's residential construction
industry. Approximately 11% worked in residential maintenance,
32% in renovations, and 57% in new home construction. The
Baseline scenario calls for an increase in overall employment of
2% over the forecast period. Maintenance and renovation related
employment increases to 15% and 43% respectively, whereas new
home construction declines to 41%.

To keep pace with the additional construction contemplated

to overcome the housing supply gap, the Alternative scenario
projects employment will need to be 95% higher in 2033 than 2023
levels. Under this scenario, residential maintenance in 2033 will
account for a 10% share of total employment, renovations 29%,
and new home construction 61%. See Figure 63.

FIGURE 63: ALTERNATIVE OVER BASELINE, RESIDENTIAL
EMPLOYMENT, 2024-2033, BRITISH COLUMBIA
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