
Alberta’s housing market is faring much better than other Canadian provinces. While activity has cooled in the resale 
market, the pullback in Alberta has been minor compared with other provinces, supported by the current market 
balance and demand fundamentals. Meanwhile, activity in new construction remains robust despite soaring interest 
rates and heightened input costs. This spotlight reviews the recent performance of the Alberta housing market and 
explores the drivers of its relative strength.

Resale activity pulling back
The rapid increase in interest rates has dampened resale 
activity across the country, but the slowdown in Alberta has 
been more moderate. Seasonally-adjusted (SA) unit sales 
were 5,604 in November, 43% below the peak in February. 
While significant, these contractions were less than that of BC 
(-62%), Ontario (-55%), and Quebec (-47%). Compared with 
pre-pandemic 2019 levels, sales in Alberta were still up 25%, 
whereas sales in Ontario, Quebec and BC were all down 
more than 20%. On a per capita basis, unit sales in Alberta 
have been higher than these other jurisdictions since early 
2022 (Chart 1). This speaks to Alberta’s relative strength now, 
but also to the weakness in Alberta’s resale housing market 
prior to the pandemic.

Market in Alberta recouping activity
Alberta’s current relative strength partly reflects a catch-up 
after years of flagging activity. The oil price crash of 2015 
weighed heavily on Alberta’s economy and housing market.  
Between 2015 and 2019, Alberta’s population grew an average 
of 1.3% each year, in line with the national average. Despite 
this, from 2014-2019, annual unit sales in the resale market 
fell by 30% and the average resale price contracted by 5.9%. 
This weakness extended into the new housing market, with 
housing starts down 33% in 2019 relative to 2014. For Canada, 
over the same period, unit sales (+1.7%), average resale price 
(+23%), and housing starts (+10%) all grew. 

In addition, while Alberta experienced a surge in resale 
activity during the pandemic, the acceleration in Alberta was 
more gradual than in other major provinces. Sales in Alberta 
only really started to heat up in late 2021, peaking briefly in 
early 2022. In contrast, sales in the markets of Ontario, BC 
and Quebec surged in the summer of 2020 and remained 
elevated throughout 2021. 

Prices holding up in Alberta
House prices have declined across the country but, similar 
to sales, the pullback in home prices has been more muted 
in Alberta. The average resale price in Alberta is down 8.9% 
from the peak, much less than the Canadian average (-19%), 
BC (-14%), and Ontario (-16%) (Chart 2). Sustained prices in 
Alberta have been propped up by Calgary in particular, with 
Calgary’s MLS benchmark price up 8.5% since December 
2021. For Edmonton, it has declined 1.2% over the same 
period. This compares to a 5.9% decline nationally, largely 
due to lower prices throughout much of Ontario. Despite 
this sharp correction, average resale and benchmark prices 
remain higher than pre-COVID levels for most provinces 
and cities.

CHART 1: PER CAPITA SALES REMAIN ELEVATED IN 
ALBERTA
Unit sales per capita (25-54 age cohort) x1,000

Sources: Canadian Real Estate Association, Statistics Canada, Haver Analytics
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Low inventories supporting the resale market
Alberta’s resale market is currently tighter than most 
provinces. While the sales-to-new listings ratio has fallen 
across the country in line with weaker activity, the decline has 
been more gradual in Alberta. In November, the sales-to-new 
listings ratio in Alberta was around 60, down sharply from 
early 2022, an indication of more balanced market conditions. 
It remained, however, higher than in Ontario (42.9) and 
BC (41.3), where the sales-to-new listings ratio was below 
pre-pandemic February 2020 levels. The higher ratio indicates 
stronger demand related to supply, and suggests sellers have 
more power in Alberta’s market. Similarly, the increase in 
the months of inventory – a measure of supply in the resale 
market –  has been more modest in Alberta, and it is now 
lower than in many other provinces.

At the same time, low inventories of new homes have 
contributed to the tightness in Alberta’s resale market. 
The pace of construction did not keep up with demand 
during the pandemic, resulting in number of completed and 
unabsorbed units in Alberta declining steadily to levels not 
seen since 2014 (Chart 4). While this trend is also evident in 
other large markets across Canada, it is particularly acute in 
Calgary, where there were 676 units available in November, 
lower than in Vancouver and Montreal.

The more modest pullback in Alberta is a reflection of the 
restrained price gains prior to and during the pandemic. 
Prior to the pandemic, house prices were sluggish in Alberta, 
while they were on a steady upward trajectory in Ontario 
and BC. Pandemic activity saw the average resale price in 
Alberta jump from $393k in January 2020 to a peak of $471k 
in February 2022, an increase of 20%. While substantial, this 
was much smaller than the escalation to the peak month in 
BC (+44%) and Ontario (+57%). The run-up in house prices in 
these provinces before and during COVID, however, deviated 
significantly from economic fundamentals. According to 
the Bank of Canada, the acceleration in house prices in 
large cities such as the Greater Toronto Area and Greater 
Vancouver Area was not supported by demand fundamentals 
such as population growth, mortgage rates, and disposable 
income per capita during the pandemic. In contrast, growth 
in house prices in Calgary remained more grounded in 
fundamentals (Chart 3).

CHART 3: PRICE GROWTH IN CALGARY ROOTED IN 
FUNDAMENTALS
Bank of Canada’s House Price Exuberance Indicator (HEPI)

Source: Bank of Canada Finance System Review 
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CHART 4: NEW INVENTORY HAS DECLINED ACROSS 
ALBERTA
Completed and unabsorbed dwellings, (NSA)

Sources: Canada Mortgage and Housing Corporation (CMHC), Haver 
Analytics

New inventory has declined across 
Alberta
Completed and unabsorbed units

Sources: Canada Mortgage and Housing Corporation (CMHC), Haver Analytics
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CHART 2: PRICES HOLDING ON TO PANDEMIC GAINS
Average resale price indexed to peak month

Sources: CREA, Haver Analytics

Prices holding on to pandemic gains
Avg. resale price indexed to peak month
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Housing starts strong
With low inventories and a more resilient resale market, new 
housing construction has surged in Alberta. Housing starts 
accelerated in 2022, despite heightened input costs and 
rising interest rates. In November, the seasonally-adjusted 
annual rate (SAAR) of housing starts was 31,936 units (+17% 
year-to-date or YTD). With the strong starts, the number of 
units under construction grew substantially in 2022, with 
34,471 units under construction at the end of the third quarter. 
On a per-capita YTD basis, Alberta’s housing starts are the 
second-highest in the country. While single-detached starts 
have been strong, apartment starts (particularly rental units) 
have surged ahead. This reflects a rotation from higher priced 
single-detached houses to lower priced multi-units, with the 
demand for rental units also accelerating on the back of low 
inventories (particularly in Calgary) and robust migration flows.

Housing demand growing with population
Activity in Alberta’s resale and new home markets is 
being supported by strong population growth. Alberta’s 
population grew by 1.3% in the third quarter of 2022, the 
highest single quarter growth rate in over 40 years. Both 
international and interprovincial migration have responded 
vigorously since the end of the pandemic. International net 
migration saw its strongest quarterly level on record in Q3, 
and levels will continue to grow with rising federal targets. 
Similarly, in Q3, net interprovincial migration was positive 
for the fifth consecutive quarter, adding 19,285 residents, 
to register the largest quarterly net gain since 1980. In the 
last four quarters, Alberta has attracted 37,123 in-migrants 
from Ontario and 36,063 from BC. These migration trends 
are supporting activity in the resale and new home markets 
(Chart 5).

Strong housing fundamentals in Alberta 

Large core age population
The housing demand resulting from the strong population 
growth is amplified by Alberta’s demographic profile. Alberta 
has the youngest population in the country, with an average 
age of 39. More than half (53%) of Alberta’s source population 
is between 25 and 54 years of age, the cohort in which most 
household formations occur. By contrast, 48% of Canada’s 
source population is aged between 25-54, with 48% for 
Ontario, 46% for Quebec, and 47% for BC. The relative size of 
this cohort in Alberta is keeping demand high, particularly for 
first-time homebuyers and new renters. 

Robust employment gains
The strong labour market and growing employment 
opportunities have supported Alberta’s housing market. 
Alberta experienced notable employment gains in 2022 
to accompany population growth. Since December 2021, 
employment in the province has increased by 3.9%, 
outpacing BC (+2.3%), Quebec (+1.8%), and Ontario 
(+1.4%). Additionally, more of the working-age population 
in the province is employed, with the employment rate 
hovering around 65%, a full three percentage points higher 
than the national average.

High wages and earnings
High wages and earnings are also supporting disposable 
incomes per capita. Average weekly earnings (AWE) in 
Alberta are the highest in the country. Despite lagging growth, 
AWE in Alberta were $1,259 in October, higher than all other 
provinces and 7.5% greater than the national average. The 
story is similar for the average hourly wage, with wages in 
many industries leading the country. Alberta’s high average 
wage is supported by strong employment in highly productive 
and well-paying sectors, such as the mining, oil & gas 
sector and professional, scientific & technical services. This 
combination of demographics, employment, and earnings is 
supporting activity in the resale and new housing markets.

CHART 5: POPULATION GROWTH AND HOUSING STARTS 
SURGING 
Alberta housing starts (SAAR) and y/y population growth, quarterly

Sources: CMHC, Statistics Canada, Haver Analytics
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Alberta has a distinct affordability advantage
With more affordable homes and higher average earnings, 
housing is more attainable in Alberta than in other major 
provinces. The average resale price in Alberta is currently 
$429k, much less than $914k in BC, $853k in Ontario, and 
$476k in Quebec. One measure of attainability* that takes 
into account both earnings and home prices is the number of 
weeks an average worker would have to work to pay a year’s 
worth of mortgage payments. In Alberta today, it takes 21 
weeks of work to pay the annual mortgage payments on the 
average home purchased on the resale market. This is 41% 
lower than the national average of 36 weeks. By contrast, it 
takes 50 weeks of earnings in BC, 46 weeks in Ontario, and 
26 weeks in Quebec to meet annual mortgage payments 
(Chart 6).

Contact Ceilidh Ballantyne at TBF.ERFPublications@gov.ab.ca

CHART 6: HOUSING IS MORE ATTAINABLE IN ALBERTA
Average resale price and affordability, October 2022

Sources: CREA, Statistics Canada, Haver Analytics

Housing is more attainable in Alberta
Average resale price and affordability*, October 2022
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