
This document was created using best practices in document accessibility. Should you need 
assistance reading or understanding this document, call 902-543-8181 or email info@modl.ca. 

Municipal Council Meeting Agenda 
Tuesday, February 24, 2026 – 9:00 a.m. 
MODL Council Chambers – 10 Allée Champlain Drive, Cookville 

1. Call to Order

1.1 Mi’kma’ki Territorial Acknowledgement 

2. Announcements, Acknowledgements, Recognition

3. Public Input (15 Minutes)

4. Changes/Approval of Agenda (as circulated)

5. Approval of Minutes - Regular Council February 10, 2026
Special Council February 12, 2026 

6. Business Arising from Minutes

7. Awarding of Tenders/RFPs

8. Presentations/Scheduled Times
8.1 Lunenburg Wheels 2025 Update ............................................................... 9:15 a.m.    1-5 
8.2 Housing Market Study ........................................................................... 10:15 a.m.    6-22 

9. Consideration of Correspondence - Nil

10. Recommendations from Committees & Boards - Nil

11. Staff Reports
11.1 Planning & Development 
11.1.1 Residential Rental Market Survey & Housing Needs Assessment Update ............. 23-204 

11.2 Administration Department 
11.2.1 Approval of Amendments to Policy 036 Fire & Emergency Services ................... 205-215 

11.3 Recreation, Parks & Tourism 
11.3.1 Purchase of Parasport Wheelchairs ...................................................................... 216-217 
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11.3.2 Parks Evaluation Criteria Framework ................................................................... 218-225 

11.4 Finance Department 
11.4.1 Pre-budget Approval of Privacy & Data Protection Shared Service ..................... 226-230 

12. Mayor’s/Deputy Mayor’s/Councillors’ Matters
12.1 Evening Council Meetings (Councillor Oickle) ............................................................. 231 
12.2 LCLC Update  
12.3 Deputy Mayor’s Update 
12.4 Mayor’s Update 

13. Added Items

14. In Camera
14.1 Land Negotiations under Section 22(2)(a) of the MGA 

15. Adjournment



Council
Item 8.1
February 24, 2026
Authorization: T. MacEwan

LC Wheels Operates 5 Vehicles 
Mon-Fri 8am-12pm 1pm-5pm

Our Fleet
1, 4 Passenger Toyota Rav 4 Hybrid
1, Seven Passenger Mini Van
4, Eight Passenger Pro-master Vans (Wheelchair Accessible)
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We now cover all of 
Lunenburg County West

Call 902-523-4455 To Book a Ride.

Serving anyone that needs a ride in 
Lunenburg County West .

Some restrictions for children under 16.

Office Staff Reorganization
Executive Director (Part-time)
Dispatcher (Full-time)
Business Admin Person (Full-time)

Drivers:

3 Full-time (min 30hrs per week)

2 Part-time (max 20hr per week)

9 Casual (one plus shift(s) per week)

0 Volunteer Drivers (As with many organizations we are 
having trouble attracting people that just want to 
volunteer)
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Ridership All Areas

Passengers 
All Areas

TotalsMar-26Feb-26Jan-26Dec-25Nov-25Oct-25Sep-25Aug-25Jul-25Jun-25May-25Apr-25Mar-25Month
5901494584711624862864555609598589Bridgewater Non-Lift

53134314987977542704636Bridgewater Lift

3200292308380353417396411328315357MoDL Non-Lift

1741813252138191414128MoDL Lift

49547346058493966736985Lunenburg Non-Lift

71677812127482Lunenburg Lift

58559988162566553486358Mahone Bay Non-Lift

52251034311683Mahone Bay Lift

82860569111915110974947449Total Local & Municipal Lift Required

11009952108013231216153514731159115211191138Total Carried

1.1831.2081.2671.2921.4271.1891.1131.1681.2141.189Average Number of Riders per Trip

8058941044941107612391041986922957Number of Trips per Month

48.8256.8457.5257.9073.1064.0455.1952.3648.6554.19Average Riders per Days of Operation

273,217Total Carried since 1st passenger June 9, 1992

Ridership All Areas
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Where are people going with 
Lunenburg County Wheels?

Month Mar-25 Apr-25 May-25 Jun-25 Jul-25 Aug-25 Sep-25 Oct-25 Nov-25 Dec-25 Jan-26 Feb-26 Mar-26 Totals
Work 234 210 241 251 248 195 179 197 163 140 1,824
Sheltered Workshops 80 81 94 94 123 140 128 170 155 89 1,074
Training 0 0 0  - 0 0 0  -   -    -   0
Education 45 39 11 8 0 0 48 41 32 23 202
Medical Appointments 198 214 199 198 189 168 214 217 142 174 1,715
Access to Food 83 50 29 18 18 17 18 18 16 26 210
Physical Activity 110 103 117 94 324 365 102 107 75 50 1,337
Shopping/Errands 201 276 336 335 437 412 312 368 287 251 3,014
Social & Recreational Connections 132 126 113 113 107 180 173 205 210 199 1,426
Other 55 20 12 48 0 0 0  -   -    -   80
Total Rides 1138 1119 1152 1159 1446 1477 1174 1323 1080 952 0 0 0 10,882

Shopping/Errands and Access to food 29% of rides
Work 16.7%
Medical Appointments 15.7%

What’s New?
◦ In Nov-Dec 2025 the Board went through a strategic planning process. To plan for sustainability

and future expansions of service.

◦ We sold our 2019 8 Passenger bus and purchased a 2025 Toyota Rav 4 Hybrid to help reduce
our environmental impact and operating expanses. This was facilitated through Provincial grant,
donations and money from the bus sale.

◦ In April 2026 we will be restructuring our office staff, replacing the Operations Manager with an
Executive Director and adding a full-time Business Admin Person.

◦ We are looking at funding opportunities that will allow us to expand our service hours to
Saturdays and trips outside our region. This includes changing our license to a commercial
Vehicle License to allow some charter type work to subsidise our door-to-door service.
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We Appreciate Your Support
Your support continues to help LC Wheels maintain our service to support all residence of 

Municipality of the District of Lunenburg, Bridgewater, Lunenburg and Mahone Bay in 2025.

Thanks for coming along for the ride!
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Turner Drake & Partners Ltd.
turnerdrake.com

Presented by:

Project Recap:
Housing Market Study

Image source: Turner Drake & Partners Ltd.

Presented to:
Municipality of the District of Lunenburg
Municipal Council Meeting – 2026-02-24

• Real estate consultancy, estd. 1976. Nearly 30 staff
across seven divisions.

• Based in Halifax, with satellite offices across Canada.

• Wide-range of housing consulting & research experience
across rural, small-town, and urban market contexts.

• Authored all 50 of the 2023 province-wide Housing
Needs Assessment reports.

Turner Drake & Partners Ltd.

Council
Item 8.2
February 24, 2026
Authorization: T. MacEwan
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• MODL – Reid Shepherd | Chester – Garth Sturtevant

• Staff from Lunenburg, Mahone Bay, and Bridgewater.

• Property managers, building operators, and industry
stakeholders who took the time to speak with us.

Project Acknowledgements

Presentation Outline

• Project Background & Context

• Rental Market Survey & Key Findings

• Regional Highlights

• Bigger Picture

• Stakeholder Outreach
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Scope of the project included:

Project Context

• Update key metrics from the 2023 Housing Needs Assessment.

• Rental market survey & compilation of results.

• Higher-order stakeholder consultations.

• Demographic and population forecasting.

• Review of housing affordability and supply issues.

Rural and small-town NS suffers from a major lack of reliable
and standardized rental market data.

Project Context

• All are impacted by this:

• Policy-makers are can be left in the dark;
• Private developers struggle to plan properly; and,
• Non-profit/non-market groups often cannot secure adequate funding.

• Funding programs (largely via CMHC) require market rental rates as input to
funding calculations. Rural areas often lack this info.

• CMHC’s market reporting does not cover Lunenburg County.

• Our work addresses this problem.

• County-wide rental market data is accurate and reliable.
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Presentation Outline

• Project Background & Context

• Rental Market Survey & Key Findings

• Regional Highlights

• Bigger Picture

• Stakeholder Outreach

What is this?

Rental Market Survey

• Large-scale research process in order to quantify key rental market metrics.

• Source information direct from the horse’s mouth; landlords, developers, etc.

• CMHC undertakes these for the residential rental market in qualifying areas.

• Turner Drake has 20+ years undertaking market surveys of commercial and
residential markets (rural, small-town, and urban).
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What did we do?

Rental Market Survey

• Direct outreach to landlords, developers, and property management firms.

• Phone calls, emails, meetings, etc.

• Review info from other consulting assignments.

• Standardized data collection process.

• Building-level data collected for vacancy, rents, unit types, etc.

• Calculated local & regional market figures (vacancy, rent, affordability, etc.).

How did we do this?

Rental Market Survey

• Built inventory of rental properties.

• Initial set of contact info from the five municipalities.

• Combine with NS property data (ownership / assessment records, etc.).

• Standardize contact info / plan outreach.

• Calls, emails, repeat.

• July-September, 2025
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Resulting County-wide data is highly reliable, accurate, and
reflects real-world conditions.

Rental Market Survey

• Emphasis on primary* market buildings; this is what lenders want (these
buildings better reflect higher-order trends).

• Secondary market research where appropriate (small towns / rural areas).

• Calculations followed standard statistical processes (control for outliers, etc.).

• Small sample size bias in the smaller jurisdictions.

• County-wide figures can be relied upon for research and planning purposes;
municipal-level data best used to illustrate local nuances.

* Primary Market refers to rental buildings with a minimum of three units.*

Market survey outreach achieved successful coverage.

Rental Market Survey

* Primary Market refers to rental buildings with a minimum of three units.*

Market Survey 
Coverage (%)

Market Survey 
Coverage

Primary Market*
Dwelling CountsMunicipality

No. of UnitsNo. of Units

32.3%90279Chester

32.4%2268Mahone Bay

59.2%151255Lunenburg

74.9%1,0541,406Bridgewater

56.2%185329MODL

64.3%1,5022,337Total
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Majority of rental vacancy is concentrated in newly-constructed
buildings.

Rental Market Survey

• County-wide vacancy rate is 4.52% (70 units total).

• Exclude vacant units in new buildings and this falls to just over 2%.

• Availability in market-based affordable rental stock is nearly non-existent.

• Lack of “mid-range” rental options.

• Low vacancy, low availability, and high demand relative to supply.

Split between achieved rents (what people are currently paying)
and asking rates (what new tenants would pay).

Rental Market Survey

• Higher achievable rental
rates have validated costs
required to renovate units.

• Increased demand, and
increased operating costs,
have largely eroded
existing supply of
“affordable” rental housing.

• Limited mobility/choice for
renters; difficult to find
housing if they were to lose
their current tenure (or want
to move).

Source: TDP Market Survey

-

$500

$1,000

$1,500

$2,000

Studio 1-Bed. 2-Bed. 3-Bed. Overall

Achieved Rent Asking Rent

Asking vs Achieved Rents

Agenda Page 12 of 231



8

Rural areas and small-towns lack a critical mass of purpose-built
rental inventory.

Rental Market Survey

• Vast majority of the County’s
purpose-built rental supply is
in Bridgewater.

• Lower vacancy and lower
turnover in existing buildings.

• Little-to-no vacancy recorded
in rural purpose-built
apartments (i.e., New
Germany, etc.).

Source: Derived by TDP

Primary vs Secondary Market – Share of Total Supply

-

20%

40%

60%

80%

Chester Mahone Bay Lunenburg Bridgewater MODL Total

Primary Market Secondary Market

What drives rents up?

Rental Market Survey

• Rental rates determined by market conditions (vacancy rates, supply,
demand, incomes, etc.), and specific operating costs for a building
(property taxes, utilities, maintenance, etc.).

• Rental operators need to keep their buildings financially sustainable

• The rents they charge will reflect the costs required to do so.

• Higher achievable rents validate costs for unit renovations and/or
conversions.
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A mild reprieve? Influx of supply at the high-end of the rental
market.

Rental Market Survey

• Recently added supply has helped accommodate pent-up rental demand.

• “Cooling” in the rental market over the past year.

• Rental rates for new construction are likely unobtainable at the income
threshold of many rental-tenured households.

• Despite this, there is demand for new rental housing, along with an
expanded range of options at the high-end of the market.

• Though not “affordable”, new supply can relieve pressure on older-stock
and mid-range inventory.

Presentation Outline

• Project Background & Context

• Rental Market Survey & Key Findings

• Regional Highlights

• Bigger Picture

• Stakeholder Outreach
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Regional Highlights – Chester

Image Source: EagleView Canada

Regional Highlights – Chester

Regional Highlights

• Rental market in Chester relies upon secondary market (think houses,
basement units, flats above commercial spaces, etc.).

• Low availability throughout the District; only five vacant units recorded by
our survey.

• Median renter household likely unable to afford ±95% of County’s rental
units (at asking rates) without exceeding affordable spending levels.

• Bulk of rental inventory concentrated along HWY-3 Corridor and in the
Village, and along HWY-329 between Hubbards and Mill Cove.

• Local rental data biased by small sample size, but consistent with regional
trends (lack of availability, high demand, unattainable rental rates, etc.).

• Average rent = $904 | Vacancy rate = 5.00%
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Regional Highlights – Mahone Bay

Image source: Turner Drake & Partners Ltd.

Regional Highlights – Mahone Bay

Regional Highlights

• Demand for rentals outpaces supply.

• Zero vacant units recorded in Mahone Bay.

• High reliance on secondary rental market.

• Median renter household likely unable to afford ±97% of County’s rental
units (at asking rates) without exceeding affordable spending levels.

• Local rental data biased by small sample size, but consistent with regional
trends.

• Average rent = $1,150 | Vacancy rate = 0.00%
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Regional Highlights – MODL

Image source: Turner Drake & Partners Ltd.

Regional Highlights – MODL

Regional Highlights

• Several larger, new rental buildings push the municipality’s vacancy rate
higher than regional norm.

• Not a sign of reduced demand; expected this will normalize.

• High reliance on secondary rental market.

• Median renter household likely unable to afford ±88% of County’s rental
units (at asking rates), without exceeding affordable spending levels.

• Local rental data biased by small sample size, but consistent with regional
trends.

• Average rent = $1,753 | Vacancy rate = 13.61%

Agenda Page 17 of 231



13

Presentation Outline

• Project Background & Context

• Rental Market Survey & Key Findings

• Regional Highlights

• Bigger Picture

• Stakeholder Outreach

Long-term, what are some of the bigger issues?

Bigger Picture

• Affordability.

• Construction costs.

• Erosion of market-supplied, affordable housing units.

• Availability of rental units; where do you go if you need to move?

• Reliance on the secondary market as the de facto provider of rental
housing stock.

• Funding programs are often misaligned with rural and small-town contexts.
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The private market can only do so much.

Bigger Picture

• Additional private market supply is needed.

• All rentals have a price floor; the cost required to keep a building financially
sustainable.

• Market-based housing supply is only a partial solution to affordability
problems.

• It is unrealistic for the private market to provide housing at a discount
relative to market rates.

• Building new, deeply affordable units at scale is unfeasible without
assistance (subsidies, tax relief programs, etc.).

What can be done?

Bigger Picture

• Housing is a regional issue, not just a municipal problem.

• Tenants are generally mobile and will follow apartment availability and
affordability. Lifestyles and housing choices span municipal boundaries.

• Inter-jurisdictional cooperation is essential; overarching themes of our
research are common across all five jurisdictions.

• Plan for growth and growing pains.

• Intervention and support for non-market housing projects & non-market
operators is essential (tax relief, funding, project endorsement, etc.).
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Where is this all headed?

Bigger Picture

• In the near-term:
• Potential for slow-down in demand (lower population growth).
• Relative stabilization in the rental market (new supply coming online).
• This does not mean prices will fall.

• All five jurisdictions are expected to see continued demand for rental units
over the next ten years, and high-levels of demand for below-market units.

• Meeting anticipated demand would require increasing housing production
by ±50% over historical levels (County-wide). Emphasis on rental and
affordable housing units required.

• Expected that imbalance between supply and demand will allow
affordability problems to persist.

• Need for a wide-range of non-market housing initiatives.

Presentation Outline

• Project Background & Context

• Rental Market Survey & Key Findings

• Regional Highlights

• Bigger Picture

• Stakeholder Outreach
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Municipalities as a barrier:

Stakeholder Outreach

• Municipal approval frameworks can be daunting for non-market and
smaller-scale developers.

• Lengthy approval processes, and public consultation phases, are complex
and can delay project timelines.

• Local opposition to high-density/rental projects can increase costs and/or
limit supply.

• Stringent regulatory frameworks can deter development and increases
costs.

• This results in either less housing construction (private sector goes
elsewhere), or higher-prices for end users (tenants/homeowners).

Institutional & program barriers for the non-market sector:

Stakeholder Outreach

• Projects that need public financing often answer to all three levels of
government; this leaves them vulnerable to delays/policy changes.

• Non-market, small-scale, and affordable housing projects are often
perceived as high-cost and low-return.

• Feedback from the construction and lending industries: these projects can
be charged a premium.

• Local/regional organizational capacity is limited.

• Lack of accurate rental data can result in less funding for non-market
projects.
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Barriers to development in the regional market:

Stakeholder Outreach

• Rural developments along the South Shore – drilling wells can make
projects non-viable.

• Market rent data is often unavailable or misleading.

• High construction costs, typically approx. $300/ft.2, make affordable rental
projects unfeasible without subsidy or incentives.

• Developers report needing to deliver rental units that:
• Are 1,000-1,200 ft.2 to compete on the market.
• Achieve rents of $1,800-$2,600/monthly to ensure financial viability.

Turner Drake 
& Partners Ltd.
personal, professional, productive
registration to ISO 9001:2015

6182 North Street
Halifax, NS B3K 1P5
Tel:   902-429-1811
Fax:  902 429-1891
www.turnerdrake.com
@TurnerDrakeLtd

Questions?
Colin Rennie
Senior Consultant | GIS Coordinator
Economic Intelligence Unit
902-429-1811 ext. 337
crennie@turnerdrake.com
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The Municipality of the District of Lunenburg 
Request for Decision 

Report to: Municipal Council 

Submitted by: Reid Shepherd, Deputy Director of Planning and Development Services 

Date: February 24, 2026 

Re: 2025 Residential Rental Market Survey and Housing Needs Assessment 
Updates Report 

Recommendation 

“That Municipal Council commit to future housing market studies with a frequency of every 
two years, in accordance with the recommendations outlined in the 2025 Residential Rental 
Market Survey and Housing Needs Assessment Updates report prepared by Turner Drake and 
Partners Ltd, and further, that the study continue to be done in collaboration with municipal 
partners in Lunenburg County for the purposes of data and cost-sharing.” 

Background 

On November 26, 2024, Municipal Council approved a recommendation from the Policy and 
Strategy Committee providing direction to prepare a request for proposals for the completion 
of a housing market information study that would support affordable housing in the region. On 
March 25, 2025, Municipal Council awarded RFP 2024-01-405 (Housing Market Data Collection 
Study) to Turner Drake and Partners Ltd. for a total cost of $49,400 + HST, to be cost-shared 
with all Lunenburg County municipal partners on a per-capita basis.  

Throughout 2025, the consultants completed the data collection and analysis aspects of the 
study, which was supported by a working group consisting of staff representatives from each of 
the participating municipalities. The final report was submitted at the end of 2025, with a public 
release and Council meeting scheduled in coordination with the partner municipalities and 
availability of the consultants to present their findings in person.  

Council
Item 11.1.1
February 24, 2026
Authorization: T. MacEwan
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February 24, 2026 
Page 2 of 3 

Discussion 

The 2025 Residential Rental Market Survey and Housing Needs Assessment Updates report 
prepared by Turner Drake and Partners Ltd provides a comprehensive analysis of stakeholder 
consultations related to housing data, rental market information, short-term rental 
information, demographic and housing supply profiles, housing affordability analysis and 
demographic projections. This housing report offers the most comprehensive analysis of 
housing data ever collected in the municipality and provides a much more accurate picture of 
rental rates and housing needs/demands than were offered in earlier studies, including the 
provincially-led 2023 Housing Needs Assessment and earlier work conducted by MODL.  

This newer and more accurate information provided can provide housing developers (private 
and non-profit) with significantly better data to support affordable housing projects and to 
assist them in applying for provincial and federal housing grants and loans. It also provides an 
understanding of housing affordability and needs which can then guide the municipality in 
decision-making and planning. For example, the study illustrates that among several key 
findings, there is a significant gap between the demand and supply of affordable housing units 
in MODL. It projects that by 2034, there will be potential demand for 675 non-market housing 
units (460 below-market and 215 deeply affordable) in MODL. 

In addition to the above-noted deliverables, one of the requirements of the RFP was for the 
consultant to make recommendations on the frequency of future data collection. Given the 
dramatic shifts in the housing market since 2019, updated data is particularly important – both 
for the development industry as well as the municipality. The final report recommends that this 
data be collected every two years going forward and that it be done in collaboration with other 
municipal units, as the housing market and developers are regional in nature and do not stay 
within municipal boundaries. The recommended motion reflects this aspect of the report. 

Strategic Focus 

Strategic Priority: Quality of Life 
The report helps to address gaps in housing data related to addressing housing affordability 
that can enable increased affordable housing development. This can help address affordability 
for residents, as housing is typically the largest household expenditure. 

Budget/Financial Implications 

Future housing data collection work would require funding allocations for the years when the 
work would be completed, and the recommended interval is every two years. This study was 
completed for a cost of $49,400 + HST, but that cost was then split amongst the municipal 
partners. Future costs would likely be similar, but may depend on inflationary increases, level of 
partner participation and whether it would be undertaken by a consultant or completed by 
summer staff, etc.   
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February 24, 2026 
Page 3 of 3 

Climate Change/sustainability 

N/A 

Inclusion, Diversity, Equity and Accessibility (IDEA@MODL) 

N/A 

Strategic Communications 

N/A 

Work plan 

Should Municipal Council commit to future data collection, staff would include this project 
within departmental work plans for future years. 

Alternatives 

Municipal Council may choose not to commit to future data collection at this time or may 
choose a different interval other than two years. Not collecting future data would result in the 
market information contained in this study gradually becoming decreasingly relevant to the 
housing industry over time. Given the rapidly changing market conditions being faced in the 
area, this could present challenges to affordable housing projects and proposals. 

Conclusion 

The 2025 Residential Rental Market Survey and Housing Needs Assessment Updates report 
offers comprehensive housing data that supports affordable housing development and offers 
key guidance and understanding for the municipality. Future data collection will keep this 
information current and useful in future years. 

Report Preparation 
Department Planning and Development Services 

Report Prepared by Reid Shepherd, LPP, MCIP, Deputy Director of Planning and 
Development Services 

Report Approved by 

Date Reviewed by C.A.O. 
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October 2025 

Residential Rental Market Survey & Housing Needs 
Assessment Updates 
Lunenburg County, Nova Scotia 

 

 

  

 

 

 

 

    

    

  

Real Estate Counsellors, Brokers and Valuers 
6182 North St. Halifax, N.S.  B3K 1P5 

Tel.:  (902) 429-1811 
 

St. John’s N.L. 
Tel. (709) 722-1811 

 

Charlottetown, P.E. 
Tel. (902) 368-1811 

 

Saint John, N.B. 
Tel. (506) 634-1811 

 

Moncton, N.B. 
Tel. (506) 389-1811 

 

Toronto, ON. 
Tel. (416) 504-1811 

 

Fax:  1-902-429-1891 
Internet:  www.turnerdrake.com 
E-Mail:  tdp@turnerdrake.com 

TURNER DRAKE  
& PARTNERS LTD. 
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Turner drake 

& partners 
   

 
 
 

Registration to ISO 9001 
 

Counselling Advice 
Feasibility Studies 

Expropriation 
Mediation & Arbitration 

Infrastructure Acquisition 
 

Valuation & Appraisal 
PAMS® Portfolio Manager 

Commercial 
Industrial 

Investment 
Development 

Rural 
 

Economic Intelligence 
Market Surveys 

Site Selection 
Trade Area Analysis 

Supply & Demand Analysis 
Demographic Studies 

 

Property Tax Consulting 
PAMS® Tax Manager 

Assessment Audits 
Negotiation 

Appeal Board 
 

Planning (Urban & Rural) 
Regulatory Review 

Development Analysis 
Development Approval 

Cost Benefit Analysis 
Municipal Background Studies 

 

Brokerage (Sales & Leasing) 
Tenant Representation 

Landlord Representation 
Purchaser Representation 

Vendor Representation 
 

Lasercad® Space Measurement 
Space Certification 

“As Built” Plans 
 

Turner Drake & Partners Ltd. 
6182 North Street, 

Halifax, N.S.  B3K 1P5 
Tel.:  (902) 429-1811 

 

St. John’s, N.L. 
Tel:  (709) 722-1811 

 

Charlottetown, P.E. 
Tel:  (902) 368-1811 

 

Saint John, N.B. 
Tel.:  (506) 634-1811 

 

Toronto, ON. 
Tel.:  (416) 504-1811 

 

Fax.:  (902) 429-1891 
E-Mail:  tdp@turnerdrake.com 

Internet:  www.turnerdrake.com 
 

Regulated by RICS 

Real Estate Counsellors, Brokers & Valuers 
  

 

  

Our Ref: 2519641\CR 
 
30 October 2025 
 
Reid Shepherd, LPP, MCIP 
Deputy Director of Planning & Development Services 
Municipality of the District of Lunenburg 
10 Allée Champlain Drive 
Cookville, NS B4V 9EV 
 
Dear Mr. Shepherd: 
 

Re: Residential Rental Market Survey & Housing Needs Assessment 

Updates, Lunenburg County, Nova Scotia 
 
In accordance with the requirements outlined by the Municipality of the District of 
Lunenburg’s RFP No. 2024-01-405, we have completed a residential market 
survey for the five municipalities in Lunenburg County, along with updates to data 
from the 2023 municipal housing needs assessments. 
 
This report is authorized to be utilised for research and planning purposes and only 
by our clients for this assignment (the five municipal jurisdictions within Lunenburg 
County), and other parties specifically designated by Turner Drake & Partners Ltd. 
Use of the report for other purposes or by other parties may invalidate the 
conclusions. 
 

Quality Standards 
Turner Drake’s quality assurance system, which covers the conduct of all of our 
operations, is registered to the ISO 9001:2015 standard. This assignment has 
been conducted in accordance with our quality assurance system. 
 

Report Overview 
This is, by necessity, a long and fulsome report; it includes five separate studies 
(one for each of the five municipalities in question), along with a county-wide 
overview of the rental and housing markets writ-large. In conjunction with this 
document, we have submitted an individual report for each of the five 
municipalities. End-users of this document are encouraged to review Section No. 
1, No. 2, and No. 3 of this report in conjunction with results specific to any 
municipality. 
 
We trust that this work is satisfactory. Please feel free to reach out should you have 
any questions, comments, or concerns. 
 
Yours truly, 
 
TURNER DRAKE & PARTNERS LTD. 
 
 
 
 

COLIN RENNIE 
Senior Consultant | GIS Specialist 
Economic Intelligence Unit 
Manager – Charlottetown Office 
 

Agenda Page 27 of 231

mailto:tdp@turnerdrake.com
http://www.turnerdrake.com/


Lunenburg County - Housing Market Study  Page 3 of 179 

---------------------------------------------------------------------  TURNER DRAKE & PARTNERS LTD.  --------- 

TABLE OF CONTENTS 
 

Section 1 | Project Overview 10 

1.1 Purpose of Assignment & Project Overview 10 
1.2 Study Area 11 
1.3 Rental Market Survey Process 12 
1.4 Statistical Validity of the Market Survey Results 13 
1.5 Acknowledgements 16 
1.6 Limiting Conditions & Assumptions 16 

Section 2 | Summary of Conclusions & Stakeholder Consultations 18 

2.1 Discussion & Conclusions 18 
2.2 Stakeholder Consultations 22 
2.3 Impacts of the Data Gap 27 
2.4 Recommendations for Future Data Collection 31 

Section 3 | Lunenburg County 33 

3.1 Rental Market Overview 33 
3.2 Short-Term Rentals 45 
3.3 Demographic Projections 47 
3.4 Regional Economic Integration 53 

Section 4 | Municipality of the District of Chester 56 

4.1 Rental Market Overview 56 
4.2 Short-Term Rentals 60 
4.3 Demographic & Housing Supply Profiles 61 
4.4 Housing Affordability Analysis 67 
4.5 Demographic Projections 70 

Section 5 | Town of Mahone Bay 77 

5.1 Rental Market Overview 77 
5.2 Short-Term Rentals 82 
5.3 Demographic & Housing Supply Profiles 83 
5.4 Housing Affordability Analysis 89 
5.5 Demographic Projections 92 

Section 6 | Town of Lunenburg 99 

6.1 Rental Market Overview 99 
6.2 Short-Term Rentals 104 
6.3 Demographic & Housing Supply Profiles 105 
6.4 Housing Affordability Analysis 111 
6.5 Demographic Projections 115 

Section 7 | Town of Bridgewater 122 

7.1 Rental Market Overview 122 
7.2 Short-Term Rentals 126 
7.3 Demographic & Housing Supply Profiles 127 
7.4 Housing Affordability Analysis 133 
7.5 Demographic Projections 137 

Agenda Page 28 of 231



Lunenburg County - Housing Market Study  Page 4 of 179 

---------------------------------------------------------------------  TURNER DRAKE & PARTNERS LTD.  --------- 

Section 8 | Municipality of the District of Lunenburg 145 

8.1 Rental Market Overview 145 
8.2 Short-Term Rentals 150 
8.3 Demographic & Housing Supply Profiles 151 
8.4 Housing Affordability Analysis 157 
8.5 Demographic Projections 160 

Section 9 | Appendices 169 

9.1 Key Terms 169 
9.2 Evaluation of Statistical Significance & Survey Coverage 172 
9.3 Development Scenario Modelling Assumptions 175 
9.4 Methodologies 176 

 

  

Agenda Page 29 of 231



Lunenburg County - Housing Market Study  Page 5 of 179 

---------------------------------------------------------------------  TURNER DRAKE & PARTNERS LTD.  --------- 

List of Tables 
 
Table 1.1: Market Survey Outreach Results 12 
Table 1.2: Rental Market Survey Coverage 13 
Table 1.3: Survey Coverage Relative to CMHC Reliability Benchmarks 15 
Table 2.1: Affordability Thresholds (Scenario 1) 28 
Table 2.2: Affordability Thresholds (Scenario 2) 28 
Table 2.3: Affordability Thresholds (Scenario 3) 28 
Table 2.4: Development Scenario Comparison 29 
Table 2.5: Affordability Threshold Comparison 30 
Table 3.1: Primary Rental Market Inventory 33 
Table 3.2: County-Wide Unit Type Breakdown 33 
Table 3.3: Stabilized Primary Market Benchmarks by Unit Type 34 
Table 3.4: Vacancy Rates by Municipality & Unit Type 35 
Table 3.5: Vacancy Rates by Building Size 38 
Table 3.6: Weighted Average Rent by Bedroom Type 39 
Table 3.7: Weighted Average Rent by Building Size 40 
Table 3.8: Achieved vs Asking Rates by Unit Type (Lunenburg County) 41 
Table 3.9: Rental Rates for New Apartment Construction 42 
Table 3.10: Secondary Rental Market Inventory 44 
Table 3.11: Anticipated population by defined year and age group, moderate scenario 47 
Table 3.12: Anticipated households by defined year and maintainer age group, moderate scenario 49 
Table 3.13: Anticipated new dwelling demand by number of bedrooms and tenure, moderate scenario 51 
Table 3.14: Regional Commuter Flows (2021) 53 
Table 4.1: Primary Rental Market Inventory (Chester) 56 
Table 4.2: Unit Type Breakdown (Chester) 56 
Table 4.3: Vacancy Rate by Bedroom Type (Chester) 57 
Table 4.4: Vacancy Rate by Building Size (Chester) 57 
Table 4.5: Weighted Average Rent by Bedroom Type (Chester) 57 
Table 4.6: Weighted Average Rent by Building Size (Chester) 58 
Table 4.7: Achieved vs Asking Rates by Unit Type (Chester) 58 
Table 4.8: Secondary Rental Market Inventory (Chester) 59 
Table 4.9: Anticipated population by defined year and age group, moderate scenario 70 
Table 4.10: Anticipated households by defined year and maintainer age group, moderate scenario 72 
Table 4.11: Anticipated new dwelling demand by number of bedrooms and tenure, moderate scenario 74 
Table 5.1: Primary Rental Market Inventory (Mahone Bay) 77 
Table 5.2: Unit Type Breakdown (Mahone Bay) 77 
Table 5.3: Vacancy Rate by Bedroom Type (Mahone Bay) 78 
Table 5.4: Vacancy Rate by Building Size (Mahone Bay) 78 
Table 5.5: Weighted Average Rent by Bedroom Type (Mahone Bay) 79 
Table 5.6: Weighted Average Rent by Building Size (Mahone Bay) 79 
Table 5.7: Achieved vs Asking Rates by Unit Type (Mahone Bay) 80 
Table 5.8: Secondary Rental Market Inventory (Mahone Bay) 81 
Table 5.9: Anticipated population by defined year and age group, moderate scenario 92 
Table 5.10: Anticipated households by defined year and maintainer age group, moderate scenario 94 
Table 5.11: Anticipated new dwelling demand by number of bedrooms and tenure, moderate scenario 96 
Table 6.1: Primary Rental Market Inventory (Lunenburg) 99 
Table 6.2: Unit Type Breakdown (Lunenburg) 99 
Table 6.3: Vacancy Rate by Bedroom Type (Lunenburg) 100 
Table 6.4: Vacancy Rate by Building Size (Lunenburg) 100 
Table 6.5: Weighted Average Rent by Bedroom Type (Lunenburg) 101 
Table 6.6: Weighted Average Rent by Building Size (Lunenburg) 101 
Table 6.7: Achieved vs Asking Rates by Unit Type (Lunenburg) 101 
Table 6.8: Secondary Rental Market Inventory (Lunenburg) 103 

Agenda Page 30 of 231



Lunenburg County - Housing Market Study  Page 6 of 179 

---------------------------------------------------------------------  TURNER DRAKE & PARTNERS LTD.  --------- 

Table 6.9: Anticipated population by defined year and age group, moderate scenario 115 
Table 6.10: Anticipated households by defined year and maintainer age group, moderate scenario 117 
Table 6.11: Anticipated new dwelling demand by number of bedrooms and tenure, moderate scenario 119 
Table 7.1: Primary Rental Market Inventory (Bridgewater) 122 
Table 7.2: Unit Type Breakdown (Bridgewater) 122 
Table 7.3: Vacancy Rate by Bedroom Type (Bridgewater) 123 
Table 7.4: Vacancy Rate by Building Size (Bridgewater) 123 
Table 7.5: Weighted Average Rent by Bedroom Type (Bridgewater) 124 
Table 7.6: Weighted Average Rent by Building Size (Bridgewater) 124 
Table 7.7: Achieved vs Asking Rates by Unit Type (Bridgewater) 124 
Table 7.8: Secondary Rental Market Inventory (Bridgewater) 125 
Table 7.9: Anticipated population by defined year and age group, moderate scenario 137 
Table 7.10: Anticipated households by defined year and maintainer age group, moderate scenario 139 
Table 7.11: Anticipated new dwelling demand by number of bedrooms and tenure, moderate scenario 142 
Table 8.1: Primary Rental Market Inventory (MODL) 145 
Table 8.2: Unit Type Breakdown (MODL) 145 
Table 8.3: Vacancy Rate by Bedroom Type (MODL) 146 
Table 8.4: Vacancy Rate by Building Size (MODL) 146 
Table 8.5: Weighted Average Rent by Bedroom Type (MODL) 147 
Table 8.6: Weighted Average Rent by Building Size (MODL) 147 
Table 8.7: Achieved vs Asking Rates by Unit Type (MODL) 147 
Table 8.8: Secondary Rental Market Inventory (MODL) 149 
Table 8.9: Anticipated population by defined year and age group, moderate scenario 160 
Table 8.10: Anticipated households by defined year and maintainer age group, moderate scenario 162 
Table 8.11: Anticipated new dwelling demand by number of bedrooms and tenure, moderate scenario 164 
Table 9.1: Survey Coverage Relative to Rental Dwelling Counts from the 2021 Census 172 
 
  

Agenda Page 31 of 231



Lunenburg County - Housing Market Study  Page 7 of 179 

---------------------------------------------------------------------  TURNER DRAKE & PARTNERS LTD.  --------- 

Table of Figures 
 
Figure 1.1: Study Area Map 11 
Figure 3.1: Total & Vacant Unit Inventory by Rental Rate Range (Across all unit types) 36 
Figure 3.2: Total & Vacant Unit Inventory by Rental Rate Range 36 
Figure 3.3: Total & Vacant Unit Inventory by Rental Rate Range (1-Bedroom units) 37 
Figure 3.4: Total & Vacant Unit Inventory by Rental Rate Range (2-Bedroom units) 37 
Figure 3.5: Year-over-Year Change in Rent – Benchmark, NS, & HRM 41 
Figure 3.6: Achieved vs Asking Rents (Lunenburg County) 42 
Figure 3.7: Primary vs Secondary Market Inventory 44 
Figure 3.8: Historical STRs and PLTDs 45 
Figure 3.9: Monthly active short-term rentals 46 
Figure 3.10: Anticipated range of possible future total populations 47 
Figure 3.11: Anticipated range of possible future total households 48 
Figure 3.12: Anticipated households versus dwellings 49 
Figure 3.13: Anticipated dwelling demand and the historical dwelling shortage, moderate scenario 50 
Figure 3.14: Anticipated running dwelling shortage 51 
Figure 3.15: Anticipated new dwelling demand by dwelling typology, moderate scenario 52 
Figure 3.16: Anticipated new dwelling demand by number of bedrooms and price model, 2034, moderate 

scenario 52 
Figure 3.17: Graphical Representation of Regional Commuter Flows 54 
Figure 4.1: Achieved vs Asking Rents (Chester) 59 
Figure 4.2: Historical STRs and PLTDs 60 
Figure 4.3: Monthly active short-term rentals 61 
Figure 4.4: Historical estimated total population 61 
Figure 4.5: Percent change to population by age group, 2019 to 2024 estimates* 62 
Figure 4.6: Percent change to households by primary maintainer age group, 2019 to 2024 estimates* 63 
Figure 4.4.7: Historical* before-tax household incomes by family type 63 
Figure 4.8: Estimated before-tax household incomes by tenure, 2023 64 
Figure 4.4.9: Estimated households by income category, 2024 65 
Figure 4.10: Distribution of inventory by usual-resident occupied dwelling structure type, 2021 66 
Figure 4.11: Annual dwelling completions estimates 66 
Figure 4.12: Share of dwellings affordable by income percentile, as compare to the equitable distribution of 

sales 67 
Figure 4.13: Ratio of down payment required by percent down to estimated savings, 25-to-34-year olds 68 
Figure 4.14: Ratio of income required for mortgage payment to actual income, 25-34 year olds 68 
Figure 4.15: Share of county rental stock financially achievable by local households, 2025 69 
Figure 4.16: Anticipated range of possible future total populations 70 
Figure 4.17: Anticipated range of possible future total households 71 
Figure 4.18: Anticipated households versus dwellings 72 
Figure 4.19: Anticipated dwelling demand and the historical dwelling shortage, moderate scenario 73 
Figure 4.20: Anticipated running dwelling shortage 73 
Figure 4.21: Anticipated new dwelling demand by dwelling typology, moderate scenario 74 
Figure 4.22: Anticipated new dwelling demand by number of bedrooms and price model, 2034, moderate 
scenario 75 
Figure 4.23: Study Area Map – Chester 76 
Figure 5.1: Achieved vs Asking Rent (Mahone Bay) 80 
Figure 5.2: Historical STRs and PLTDs 82 
Figure 5.3: Monthly active short-term rentals 83 
Figure 5.4: Historical estimated total population 83 
Figure 5.5: Percent change to population by age group, 2019 to 2024 estimates* 84 
Figure 5.6: Percent change to households by primary maintainer age group, 2019 to 2024 estimates* 85 
Figure 5.7: Historical* before-tax household incomes by family type 85 
Figure 5.8: Estimated before-tax household incomes by tenure, 2023 86 

Agenda Page 32 of 231



Lunenburg County - Housing Market Study  Page 8 of 179 

---------------------------------------------------------------------  TURNER DRAKE & PARTNERS LTD.  --------- 

Figure 5.9: Estimated households by income category, 2024 87 
Figure 5.10: Distribution of inventory by usual-resident occupied dwelling structure type, 2021 88 
Figure 5.11: Annual dwelling completions estimates 88 
Figure 5.12: Share of dwellings affordable by income percentile, as compare to the equitable distribution of 

sales 89 
Figure 5.13: Ratio of down payment required by percent down to estimated savings, 25-34 year olds 90 
Figure 5.14: Ratio of income required for mortgage payment to actual income, 25-34 year olds 90 
Figure 5.15: Share of county rental stock financially achievable by local households, 2025 91 
Figure 5.16: Anticipated range of possible future total populations 92 
Figure 5.17: Anticipated range of possible future total households 93 
Figure 5.18: Anticipated households versus dwellings 95 
Figure 5.19: Anticipated dwelling demand and the historical dwelling shortage, moderate scenario 95 
Figure 5.20: Anticipated running dwelling shortage 96 
Figure 5.21: Anticipated new dwelling demand by dwelling typology, moderate scenario 97 
Figure 5.22: Anticipated new dwelling demand by number of bedrooms and price model, 2034, moderate 
scenario 97 
Figure 5.23: Study Area Map - Mahone Bay 98 
Figure 6.1: Achieved vs Asking Rent (Lunenburg) 102 
Figure 6.2: Historical STRs and PLTDs 104 
Figure 6.3: Monthly active short-term rentals 105 
Figure 6.4: Historical estimated total population 105 
Figure 6.5: Percent change to population by age group, 2019 to 2024 estimates* 106 
Figure 6.6: Percent change to households by primary maintainer age group, 2019 to 2024 estimates* 107 
Figure 6.7: Historical* before-tax household incomes by family type 108 
Figure 6.8: Estimated before-tax household incomes by tenure, 2023 108 
Figure 6.9: Estimated households by income category, 2024 109 
Figure 6.10: Distribution of inventory by usual-resident occupied dwelling structure type, 2021 110 
Figure 6.11: Annual dwelling completions estimates 111 
Figure 6.12: Share of dwellings affordable by income percentile, as compare to the equitable distribution of 
sales 112 
Figure 6.13: Ratio of down payment required by percent down to estimated savings, 25-34 year olds 113 
Figure 6.14: Ratio of income required for mortgage payment to actual income, 25-34 year olds 113 
Figure 6.15: Share of county rental stock financially achievable by local households, 2025 114 
Figure 6.16: Anticipated range of possible future total populations 115 
Figure 6.17: Anticipated range of possible future total households 116 
Figure 6.18: Anticipated households versus dwellings 118 
Figure 6.19: Anticipated dwelling demand and the historical dwelling shortage, moderate scenario 118 
Figure 6.20: Anticipated running dwelling shortage 119 
Figure 6.21: Anticipated new dwelling demand by dwelling typology, moderate scenario 120 
Figure 6.22: Anticipated new dwelling demand by number of bedrooms and price model, 2034, moderate 
scenario 120 
Figure 6.23: Study Area Boundary – Lunenburg 121 
Figure 7.1: Achieved vs Asking Rent (Bridgewater) 125 
Figure 7.2: Historical STRs and PLTDs 126 
Figure 7.3: Monthly active short-term rentals 127 
Figure 7.4: Historical estimated total population 128 
Figure 7.5: Percent change to population by age group, 2019 to 2024 estimates* 128 
Figure 7.6: Percent change to households by primary maintainer age group, 2019 to 2024 estimates* 129 
Figure 7.7: Historical* before-tax household incomes by family type 130 
Figure 7.8: Estimated before-tax household incomes by tenure, 2023 130 
Figure 7.9: Estimated households by income category, 2024 131 
Figure 7.10: Distribution of inventory by usual-resident occupied dwelling structure type, 2021 132 
Figure 7.11: Annual dwelling completions estimates 133 

Agenda Page 33 of 231



Lunenburg County - Housing Market Study  Page 9 of 179 

---------------------------------------------------------------------  TURNER DRAKE & PARTNERS LTD.  --------- 

Figure 7.12: Share of dwellings affordable by income percentile, as compare to the equitable distribution of 
sales 134 
Figure 7.13: Ratio of down payment required by percent down to estimated savings, 25-34 year olds 135 
Figure 7.14: Ratio of income required for mortgage payment to actual income, 25-34 year olds 135 
Figure 7.15: Share of county rental stock financially achievable by local households, 2025 136 
Figure 7.16: Anticipated range of possible future total populations 137 
Figure 7.17: Anticipated range of possible future total households 139 
Figure 7.18: Anticipated households versus dwellings 140 
Figure 7.19: Anticipated dwelling demand and the historical dwelling shortage, moderate scenario 141 
Figure 7.20: Anticipated running dwelling shortage 141 
Figure 7.21: Anticipated new dwelling demand by dwelling typology, moderate scenario 142 
Figure 7.22: Anticipated new dwelling demand by number of bedrooms and price model, 2034, moderate 
scenario 143 
Figure 7.23: Study Area Map – Bridgewater 144 
Figure 8.1: Achieved vs Asking Rent (MODL) 148 
Figure 8.2: Historical STRs and PLTDs 150 
Figure 8.3: Monthly active short-term rentals 151 
Figure 8.4: Historical estimated total population 151 
Figure 8.5: Percent change to population by age group, 2019 to 2024 estimates* 152 
Figure 8.6: Percent change to households by primary maintainer age group, 2019 to 2024 estimates* 153 
Figure 8.7: Historical* before-tax household incomes by family type 153 
Figure 8.8: Estimated before-tax household incomes by tenure, 2023 154 
Figure 8.9: Estimated households by income category, 2024 155 
Figure 8.10: Distribution of inventory by usual-resident occupied dwelling structure type, 2021 156 
Figure 8.11: Annual dwelling completions estimates 156 
Figure 8.12: Share of dwellings affordable by income percentile, as compare to the equitable distribution of 
sales 157 
Figure 8.13: Ratio of down payment required by percent down to estimated savings, 25-34 year olds 158 
Figure 8.14: Ratio of income required for mortgage payment to actual income, 25-34 year olds 158 
Figure 8.15: Share of county rental stock financially achievable by local household types, 2025 159 
Figure 8.16: Anticipated range of possible future total populations 160 
Figure 8.17: Anticipated range of possible future total households 161 
Figure 8.18: Anticipated households versus dwellings 162 
Figure 8.19: Anticipated dwelling demand and the historical dwelling shortage, moderate scenario 163 
Figure 8.20: Anticipated running dwelling shortage 164 
Figure 8.21: Anticipated new dwelling demand by dwelling typology, moderate scenario 165 
Figure 8.22: Anticipated new dwelling demand by number of bedrooms and price model, 2034, moderate 
scenario 165 
Figure 8.23: Study Area Map - MODL 166 
 
  

Agenda Page 34 of 231



Lunenburg County - Housing Market Study  Page 10 of 179 

---------------------------------------------------------------------  TURNER DRAKE & PARTNERS LTD.  --------- 

Section 1 | Project Overview 
 

1.1  Purpose of Assignment & Project Overview 
 

1.1.1 Project Background, Overview, & Objectives 
 
This assignment was undertaken in order to address the lack of rental and housing market data specific to 
the rural and small-town jurisdictions in Lunenburg County. This is a common challenge for smaller areas 
throughout Canada. While the Canadian Mortgage and Housing Corporation (CMHC) conducts an annual 
rental market survey of the primary rental market, it is undertaken only for census geographies that have a 
minimum population of 10,000 people. As such, many rural areas and small towns are left without coverage, 
and thereby lack critical rental market metrics (e.g., supply, demand, vacancy rates, etc.). 
 
This data gap has been exacerbated of late due to wide-spread housing shortages and their ensuing 
affordability impacts. Without quality background information, non-market and private sector developers 
struggle to efficiently plan projects and project financers lack a reliable base of information against which 
to assess project viability. In rural and smaller jurisdictions where CMHC does provides rental metrics, these 
figures often lag behind actual market trends, as the inputs for these figures generally reflect older stock 
and lower-end rental buildings. 
 
Non-market organizations are generally dependent upon government funding programs. The private 
market, by comparison, can usually access financing through traditional channels (i.e., regular banks, etc.), 
and will often already have equity available through the ownership of other income-producing properties. 
Many of these programs rely on CMHC’s rental rates to determine the price point thresholds (i.e., X% below 
market rate for a jurisdiction) at which the housing should be considered affordable. As such, project 
financing becomes tied to these rates; if the non-market organization wants to access CMHC’s funding, it 
needs to set its rental rates at the prices that were determined using data that does not reflect market 
realities, and is often well-below what is required to ensure financial sustainability of a project. 
 
This can lead to situations where critically-important affordable and non-market housing projects do not 
come to fruition, as the rental rates they are required to charge cannot cover the long-term costs of financing 
and building operation. This project aims to address the rental data gap, with the results of this research 
providing essential and dependable information for policy makers, non-market housing organizations, and 
private market developers and landlords. This was done through a wide-reaching and comprehensive rental 
market survey. We surveyed landlords, developers, and property managers throughout the county in order 
to quantify a variety of metrics related to the regional rental market. This was the primary objective of this 
assignment. 
 
The other key aspect of this research is wide-spread updates to the municipal Housing Needs Assessments 
(undertaken by our firm) that were completed for every jurisdiction in the province in 2023. At the time, 
these were the most comprehensive municipal housing market assessments ever undertaken in NS. 
However, the municipal-level analyses relied, by necessity, on figures and statistics at less granular and 
regional levels. This current project replicates much of the analysis we completed in 2023, but with more 
granular inputs that are specific to each jurisdiction, and where possible, Lunenburg County as a whole. 
We also assess overarching trends in the rental market’s affordability using the results of our rental market 
survey against demographic and household income indicators. 
 

1.1.2 Document Structure 
 
This is a large document that contains six separate, but inter-related reports; one for the county as a whole, 
and one for each of the five municipalities within Lunenburg County. Where possible, reporting has been 
standardized in order to ensure consistency for end-users of this report. Each municipality’s individual report 
generally contains the same information. A review of the county-wide section is an essential companion to 
information at the municipal level. 
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1.2  Study Area 
 
The study area for this assignment covers Lunenburg County as a whole, along with the five municipalities 
that comprise the county. We refer to these jurisdictions by their common name throughout the report for 
brevity. Distinctions concerning individual communities within the larger two jurisdictions are made as 
necessary. For example, a reference to the Village of Chester would refer only to the village-proper, while 
reference to Chester refers to the full municipality. The study areas are listed below, with the common name 
used for each jurisdiction in (brackets): 
 

• The Municipality of the District of Chester (Chester); 
 

• The Town of Mahone Bay (Mahone Bay); 
 

• The Town of Lunenburg (Lunenburg); 
 

• The Town of Bridgewater (Bridgewater); and, 
 

• The Municipality of the District of Lunenburg (MODL). 
 

Figure 1.1: Study Area Map 

 
Source: Province of Nova Scotia | Basemap accessed under license via ESRI ArcPro. 
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1.3  Rental Market Survey Process 
 
The foundational objective of this research was to address the rural data gap. This was done through a 
comprehensive residential rental market survey; our market survey research and outreach process sourced 
information on 1,548 residential rental dwelling units in 144 buildings across the five municipalities. We 
obtained information directly from property managers, landlords, developers, etc., throughout the county. 
The contact information for the properties, and the information used to compile the rental building inventory, 
was sourced via the following channels: 
 

• The starting point for the outreach list was information provided to us by the municipalities, which 
was sourced through their fire and building inspection records. We then amalgamated and 
consolidated this information, and cross-referenced it against property registry and ownership data. 
 

• A review of internal files from past consulting assignments undertaken by our firm in the study area; 
 

• Primary research into property ownership and assessment data; and, 
 

• Referrals from employees at Turner Drake to contacts in the real estate and development industry 
throughout the area. 

 
Once the inventory was compiled and reviewed, we then undertook a long-form survey process, with a 
predesigned data collection, entry, and review process in order to ensure data consistency and reliability. 
Our survey was conducted between late-June and mid-September, 2025. The proceeding section details 
our conclusions surrounding the statistical reliability of this survey. For each building, we collected 
information that could be used to derive a variety of market metrics, including (but not limited to) achieved 
rental rates, total unit count and total number of units by unit type, total vacant units and total number of 
vacant units by unit type, asking rental rates, etc. Additional information (such as year of construction, etc.) 
was sourced through supplemental property datasets that are available to us via public and private 
channels. 
 

We have detailed the results of our survey outreach process in Table 1.1. These are included for 
transparency. The bulk of our information (63% of all units) came via phone calls with the identified contacts. 
We also met in-person with several landlords during the survey process. Information sourced via online 
channels was predominately through the non-public facing online provincial MLS® system1. When an 
investment property is listed for sale, there is often additional documentation (i.e., rent rolls, leases, etc.) 
attached to the property’s listing. Where necessary building specific details (unit mix, asking rates, etc.) 
were sourced from secondary sources such as online listings, websites of management companies, etc. 
 

Table 1.1: Market Survey Outreach Results 

  Individual Units Individual Buildings 

  Total Share Total Share 

Email 12 0.78% 2 1.39% 

In-Person 176 11.37% 10 6.94% 

Online 181 11.69% 19 13.19% 

Phone 981 63.37% 107 74.31% 

TDP Data 198 12.79% 6 4.17% 

Total 1,548 --- 144 --- 
Source: Turner Drake & Partners Ltd. 

 

 
1 Our firm has access to this platform as a licensed commercial real estate brokerage.  
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Table 1.2 details our market survey coverage by municipality, and compares our coverage against the 
estimated primary market unit counts2 in each jurisdiction, and the county as a whole. These counts are 
our estimate of the long-term rental market inventory in multi-unit buildings. We covered nearly 65% of all 
primary market rental units in the county, with extensive coverage of the rental markets in Bridgewater, 
MODL, and Lunenburg. Lower coverage was achieved in Mahone Bay and Chester, though still accounted 
for approximately 1/3 of all rental units in both jurisdictions. The proceeding section details how our rental 
market survey coverage provides statistical validity, and a representative sample that accurately reflects 
market metrics throughout the county. 
 

Table 1.2: Rental Market Survey Coverage 

Municipality 

Primary Market 

Dwelling Counts* 

Market Survey Outreach 

(Primary Market) 

Market Survey 

Coverage (%) 

Units Buildings Units Buildings Units Buildings 

Chester 279 63 90 9 32.3% 14.3% 

Mahone Bay 68 17 22 4 32.4% 23.5% 

Lunenburg 255 49 151 18 59.2% 36.7% 

Bridgewater 1,406 137 1,054 76 74.9% 55.8% 

MODL 329 75 185 9 56.2% 12.0% 

Total 2,337 341 1,502 116 64.3% 34.0% 
Source: Turner Drake & Partners Ltd. | * Dwelling inventory counts were derived using a combination of property assessment & 
ownership data, along with open data from the Province of Nova Scotia. 

 

1.4  Statistical Validity of the Market Survey Results 
 
To ensure that the findings from our survey are both representative and statistically reliable, we have 
assessed the coverage and sampling precision of the collected data relative to available rental market 
inventory benchmarks from official sources. This analysis establishes how closely our survey reflects the 
true composition of the regional housing stock by comparing it to two potential population sizes (rental unit 
dwelling counts): 
 

• Rental dwelling unit counts from the 2021 Canadian Census; and, 
 

• Unit counts (specific to buildings with at least three units as a proxy for the primary rental market3) 
that were compiled using a combination of Property Valuation Services Corporation (PVSC) public 
datasets, information from the Nova Scotia Property Records Database (NSPRD), and open data 
sourced from the Province of Nova Scotia. 

 
The evaluation of statistical significance in this way helps confirm whether conclusions drawn from the 
survey can be generalized with confidence across the county. Technical details of these calculations are 
included in the Appendices. 
 
In practical terms, the results of these analyses indicate that our rental market survey provides statistically 
significant coverage of the regional multi-unit building stock. The data can confidently be used to assess 
patterns in the rental market, unit breakdowns, building scale, spatial distribution, etc. It is our professional 
opinion that the overarching rates from the county-wide figures can be used as representative across each 
of the five communities covered in our study. Our study provides the rural and small-town municipalities in 
Lunenburg County with an accurate, and statistically reliable threshold for rental market metrics. 

 
2 This encompasses buildings with a minimum of three units, and that are assumed to be part of the regular, private market. 
 
3 CMHC’s rental market surveys cover only buildings with a minimum of three rental units; this is a commonly accepted definition of 
the primary market. 
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Survey coverage and representation is strongest in Bridgewater, where the overwhelming majority of the 
regional multi-unit building inventory is concentrated. This is followed by the Town of Lunenburg, which had 
nearly 60% of its estimated rental market inventory covered, while smaller samples in Mahone Bay, 
Chester, and MODL remain statistically valid and directionally informative. We caution that the sample sizes 
are much smaller for these four municipalities, and thus the results are more prone to sample size bias. As 
such, it is better to rely on county-wide figures for these jurisdictions, while local data can provide context 
and nuance, where applicable. 
 
According to guidance from Statistics Canada, the U.S. Census Bureau, and the American Association for 
Public Opinion Research (AAPOR), a margin of error (MOE) of ± 3% to ±5 % at a 95% confidence level is 
typically considered robust for population-level studies. MOE values approaching ± 10% remain acceptable 
for geographically or thematically narrow samples. Our calculations show that our survey achieved an MOE 
of ± 2% at the county level. Given these thresholds, the result achieved by our survey exceeds standard 
expectations for data reliability and precision. Importantly, both sampling calculations incorporate the finite 
population correction, ensuring that the margins of error are tailored to the actual population sizes rather 
than overstated as if the populations were infinite. 
 
With coverage rates exceeding one-third of both the total rental-tenured dwellings, and primary-market 
buildings (where higher coverage was achieved, as outlined above), in the region, and margins of error well 
within accepted thresholds, our survey achieves a level of empirical robustness rarely possible in regional 
housing studies. It provides a statistically defensible foundation for analyzing current conditions, assessing 
market pressures, and projecting future housing needs across the five municipalities in Lunenburg County. 
 
Importantly, the distribution of our survey coverage aligns closely with renter-tenured household 
concentrations. The municipalities that contain higher proportions of rental dwellings (i.e., Bridgewater, and 
Lunenburg) are where survey coverage and statistical precision are highest. This natural weighting 
enhances, rather than biases, the representativeness of our regional findings. 
 

1.4.1 Survey Coverage Relative to the 2021 Census 
 
The 2021 Census identifies 4,352 occupied dwellings (specific to rental-tenured households) across the 
five municipalities.4 Based on these totals, the survey captured approximately 35.3% of the regional rental 
dwelling stock, a notably high level of coverage for a field-based data collection exercise, though we note 
that the Census data was collected in May of 2021. 
 
The results of our tests indicates that, at a 95% confidence level, the unit-level estimates from our 2025 
survey are accurate within ± 2 percentage points of the true population values. In other words, the survey’s 
findings can be generalized to the regional population with a high degree of precision. This is well within, 
and in fact exceeds, the reliability standards commonly accepted in housing, demographic, and market 
research, where ± 3% to ± 5% margins of error are typical for large, statistically valid samples. 
 
For robustness, the unit-level results were re-tested under the assumption that the regional housing stock 
expanded by approximately 10% between 2021 and 2025. This adjustment increases the estimated total 
number of dwellings from 4,352 to approximately 4,826, while the number of surveyed units remains 
unchanged at 1,548. Under this scenario, the survey’s coverage rate decreases slightly from 35.3% to 
32.1%. The recalculated margin of error rises only marginally from ± 2.0% to approximately ± 2.1%, 
indicating that even with a 10% increase in the total housing stock, our market survey remains highly precise 
and statistically significant at the regional level. 
 

1.4.2 Survey Coverage Relative to NS Property Data 
 
In addition to the Census-based analysis, our survey coverage was evaluated against unit count estimates 
derived using a combination of data from PVSC, the NSPRD, and the Province of Nova Scotia. This 

 
4 This is the sum of the total renter-tenured units in each of the five municipalities, not the overall number of rental-tenured units 
reported at the Census Division (County) level. 
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provides a measure of how the survey compares to current-day estimates of the regional rental stock. Our 
research using these datasets identifies 2,337 units contained within buildings of three-or-more units across 
the five municipalities. Of these, our market survey recorded 1,502 units, representing approximately 64% 
of the total identified inventory. 
 
Applying the finite population correction at a 95% confidence level yields a margin of error of approximately 
± 2.0%, confirming that the 2025 survey provides statistically significant representation of the region’s multi-
unit dwelling stock. This high level of coverage ensures that findings derived from the survey can be 
generalized with confidence to the broader multi-unit, and purpose-built rental, population throughout the 
county. 
 
This level of precision is consistent with accepted practice for subregional or domain-level surveys used by 
agencies such as Statistics Canada, where margins of error up to ± 10% are considered acceptable for 
smaller populations. 
 

1.4.3 Survey Coverage Relative to CMHC’s Reporting Guidelines 
 
The reliability of our 2025 survey results can also be assessed in relation to the standards used by the 
Canada Mortgage and Housing Corporation (CMHC) for publishing data in its Rental Market Survey (RMS) 
and related housing statistics. This is an important benchmark, as CMHC’s figures are considered are the 
industry-standard for rental market metrics. 
 
Our survey reports a margin of error (MOE) of ± 2% at a 95% confidence level. This figure meets CMHC’s 
highest standard for survey reliability, and the reliability of the data reported for the regional level would be 
deemed “A – Excellent” according to the organization’s own benchmarks. Further details are included in 
the Appendices. The key takeaway from this exercise is that the results of our research can be relied upon 
as a highly precise, and accurate, barometer of the rental market in Lunenburg County writ-large. 
 

Table 1.3: Survey Coverage Relative to CMHC Reliability Benchmarks 

Estimated 

Percentage 

Approximate 

Relative Error 

(CV) 

CMHC Reliability 

Code 
Interpretation 

How the TDP Survey 

Ranks 

50% 2.00% A – Excellent 
Meets CMHC’s highest 
reliability standard. 

Turner Drake's 2025 

Survey (±2%) falls here 

30% 3.40% A – Excellent 
Strong precision, within 
CMHC’s top range. 

  

20% 5.10% B – Very Good 
Acceptable for publication, 
minor variability. 

  

15% 6.80% C – Good 
Reliable, moderate 
sampling variation. 

  

10% 10.20% D – Poor 
Use with caution for rare 
categories. 

  

8% 12.80% D – Poor Higher relative uncertainty.   

6% 17.00% Suppressed () 
Below CMHC publication 
threshold. 

  

Source: CMHC | Note: CMHC assigns a level of reliability as follows (the CVs are given in percentages): 
- A - If the CV is greater than 0 and less than or equal to 2.5 then the level of reliability is Excellent. 
- B - If the CV is greater than 2.5 and less than or equal to 5 then the level of reliability is Very Good. 
- C - If the CV is greater than 5 and less than or equal to 7.5 then the level of reliability is Good. 
- D - If the CV is greater than 7.5 and less than or equal to 10 then the level of reliability is Poor. 
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1.5  Acknowledgements 
 
This project was an excellent example of inter-jurisdictional cooperation between municipalities, and shows 
how smaller public bodies can play a major role in helping address policy shortfalls with regard to the rental 
and housing development markets in rural and small-town Nova Scotia. We would like to thank all staff from 
the five municipalities that were involved with this project. 
 
We spoke with a wide-range of stakeholders across various industries and sectors, all of whom were more 
than willing to share their perspective, and provide background context for this study; their input and their 
time is greatly appreciated. 
 
Lastly, this research would not have been possible without the cooperation of property owners, landlords, 
property managers, and developers throughout Lunenburg County. We greatly appreciate your willingness, 
and often times eagerness, to speak and/or meet with us. You provided us with an immense amount of 
invaluable data and confidential information regarding rental housing properties under your purview. We 
hope to receive your continued support over future housing study updates. 
 

1.6  Limiting Conditions & Assumptions 
 
(1) This report must be used in its entirety since parts taken out of context may be misleading. The report, 

or any parts thereof, may not be used for any purpose other than that for which it was undertaken and 

is furnished for the exclusive use of the client to whom the report is addressed.  All liability to any party 

other than the client is hereby denied. 
 
(2) The purpose of this research is to estimate market metrics (rent, vacancy, supply, demand, etc) for the 

rental market in Lunenburg County, along with the completion of updates to housings studies previously 
undertaken by our firm. We have made no independent investigation of the physical, fiscal, legal or other 
constraints pertaining to any particular property and accordingly do not warrant that these findings 
substitute for a thorough investigation of individual developments, sites, or properties in the study area. 
The reader is urged to make their own investigations in that regard. 

 
(3) We do not purport to give legal advice and have assumed that this information will not be used for 

valuation, appraisal, or site-specific development planning advice. 
 
(4) Unless otherwise noted in this report, existing mortgages, liens, encumbrances and special 

assessments, if any, have been disregarded and overarching property information received has been 
treated as though free and clear. 

 
(5) The information on the individual properties that were used as inputs for the market metrics in this report 

were furnished largely by property managers and/or representatives of the properties in question. On 
occasion the property manager refused to disclose certain information, or we were unable to obtain it 
directly from them, and it was necessary to obtain it from third parties. Although the information in this 
report is believed to be reliable, it has not been validated by a physical inspection of the building, leases 
and financial statements. No responsibility therefore is assumed for its accuracy. 

 
(6) We have not inspected any buildings on any property that were covered by our market survey. 
 
(7) This report is intended as general information only and is not to be relied upon as constituting legal, 

financial, or other professional advice. A professional advisor should be consulted regarding specific 
housing development situations. Information presented is believed to be factual but we do not guarantee 
its accuracy and it should not be regarded as a complete analysis of the subjects discussed. All 
expressions of opinion reflect the judgment of the authors as of the date of publication and are subject 
to change. No endorsement of any third parties or their advice, opinions, information, products, or 
services is expressly given or implied by our firm. 
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(8) Such information used in this report including, but not limited to, sale prices, rental values and other facts 
and details regarding comparable properties used in our analysis that may have been obtained from the 
Registry of Deeds, Land Information Service, Assessment Department, Canada Mortgage and Housing 
Corporation, Statistics Canada and regional Real Estate Boards, etc., is assumed to be reliable. As well 
as using such documented and generally reliable evidence of market transactions, it was also necessary 
to rely on hearsay evidence. Except as noted herein, a reasonable attempt has been made to verify all 
such information. 

 
(9) Information in this report furnished by others is believed to be reliable, although no responsibility is 

assumed for its accuracy. Based on our review, nothing has come to our attention that causes us to 
believe that this information is not, in all material respects, correct. However, we have not verified the 
information through independent enquiry and this engagement cannot be relied upon to prevent or detect 
fraud or error. The responsibility for the prevention and detection of fraud and error and other 
irregularities remains with the person relying on this report. 

 
(10) Market conditions can, and do, change rapidly because of economic, social and political reasons. The 

opinions expressed in this report pertain only to the date of the assignment and must not be relied on as 
of any other date. 

 
(11) This report does not constitute an appraisal, or a professional opinion of value as it relates to market 

rents or the feasibility of any specific rental development project. The figures contained herein are 
derived estimates of market rates, and are intended to be used at the regional-level for research and 
planning purposes by the Client. 

 
(12) Turner Drake & Partners Ltd. retain the copyright to this report. Reproduction in whole or in part is 

prohibited without their written permission and is a contravention of the Copyright Act. 
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Section 2 | Summary of Conclusions & Stakeholder Consultations 
 

2.1  Discussion & Conclusions 
 
We have consolidated our high-level conclusions in this section in order to provide users of this report with 
a concise summary of our research and analysis. The foregoing is subject to the Limiting Conditions and 
Assumptions outlined in the preceding section, and reflects the information available to us as of the date of 
this report (Oct. 30th, 2025). We note that the conclusions outlined here are explored in detail throughout 
the various sections of this report, and we encourage readers to review the report in its entirety. 
 

2.1.1 Rental Market 
 

• The rental market throughout the county, particularly in the smaller towns (Lunenburg and Mahone 
Bay) is extremely tight, with low vacancy rates, low availability, and high demand. 
 

• Over half of the vacant units recorded during our survey were in newly constructed buildings that 
are still in the initial phase of their lease-up. When those units are excluded from the vacancy 
calculations, overall vacancy falls from just under 5%, to just over 2%. Conversations with the 
proponents of several of these projects indicate that while they could lease the remaining units 
more easily if they lowered their asking rates below the $2,000 threshold, they would prefer vacancy 
in the immediate in exchange for the long-term benefit of securing a tenant at a higher rental rate. 
 

• Vacancies are commonly only available upon unit turnover, or in newer buildings that are in the 
early stages of their lease-up periods (i.e., when a building first comes to market). 
 

• Our benchmark for the primary rental market’s vacancy rates is quite low; however, it reflects the 
current market reality across the county. A “healthy” vacancy rate for rental markets in urban 
centres is generally considered to be between 3% and 5%. In rural areas and small towns where 
the overall unit inventory is generally lower, vacancy rates in this range (3%-5%) can be still be 
challenging for tenants, policy-makers, and landlords, as it represents only a small quantity of actual 
units.  
 

• Overall, Bridgewater’s low vacancy rate underscores its role as the economic and service hub of 
Lunenburg County, and sustained population growth and in-migration have placed major pressures 
on the rental supply. Despite expansions to the rental inventory, vacancies remain well below 
balanced-market thresholds. This highlights an on-going need for continued investment in new and 
affordable rental housing to meet demand across the income spectrum. 
 

• There is a substantive split between asking and achieved rental rates across all jurisdictions. Often, 
the rate a tenant is currently paying does not reflect the market rate for that unit. This leads to lower 
tenant turnover, as many renters cannot afford current market rates for a comparable unit. 

 

• Where possible, unit renovations are pursued once a tenant vacates should market demand for a 
higher-end unit support the costs required to undertake the improvements. 
 

• The rural areas of MODL have a low supply of purpose-built rentals, along with low vacancy rates 
in the existing rental stock. This is much the same in the rural portion of Chester, and the village-
proper also sees low rental unit availability. 
 

• Bridgewater is the region’s dominant supplier of rental housing. The vast majority of the county’s 
rental supply is located within the Town, or immediately adjacent to the Town’s boundaries (thereby 
likely still accessing municipal water and sewer services) in MODL. County-wide metrics reported 
herein will be heavily influenced by Bridgewater, given the outsized share of the overall inventory 
occupied by the South Shore’s service hub. 
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• Tenants are generally mobile and will follow apartment availability and affordability. Household 
lifestyles and housing choices span municipal boundaries, thus matching of supply and demand 
occurs at a regional scale, not siloed within each community. 
 

• Recently added new supply (mainly in Bridgewater) has helped accommodate pent-up rental 
demand; many survey respondents reported that this past year has seen a cooling in the rental 
market. This follows general trends in the HRM; a surge of new rental supply has come on-stream, 
and at the same time, Nova Scotia’s year-over-year population growth slowed between 2024 and 
2025. Despite this, the regional rental market still exhibits low vacancy and high rental rates relative 
to historical norms. 
 

• A large portion of the primary and purpose-built apartment rental market inventory is owned by a 
small number of rental portfolio operators. These groups generally enjoy lower vacancy and higher 
rents relative to the market as a whole; this is largely due to their professional management and 
the higher-quality nature of their buildings. 
 

• There are several rental housing firms in Bridgewater who largely operate on a word-of-mouth 
basis, and by way of relationships with larger employers in the region; they do not need to advertise 
their vacancies, and regularly have people coming to them. 
 

• Purpose-built apartments in the truly rural portions of the county (i.e., New Germany, etc.), 
generally command rental rates that are 10%-30% less than their comparable counterparts in more 
urbanized areas. There is less variation observed amongst secondary market rentals; single-family 
homes command a rental rate that is usually higher than individual apartment units, and the relative 
lack of rental availability writ-large results in secondary market rates that are somewhat consistent 
between the urban and rural areas. 
 

• Lunenburg has a lack of purpose-built rental housing, and the bulk of Lunenburg’s market is located 
at either the low- or high-end of the price range. Although there have been expansions of the rental 
supply in recent years, the majority of the Town’s inventory is in older buildings. The purpose-built 
and professionally managed units in Lunenburg that were surveyed had near-zero vacancy. 
 

• Overall, Lunenburg had just six vacant units recorded in our survey; half of these were in a newly-
renovated building that was only recently made ready for occupancy. 
 

• We did not record a single vacant unit in Mahone Bay’s rental market during our market survey. 
While it is highly unlikely that there are truly no units available for rent in the town, this reflects the 
fact that their rental market is quite small, and rental housing is largely provided by the secondary 
market. It also shows that availability is quite low across the board, and that demand for rental units 
in the town outpaces the supply. 
 

• Further to the above, the secondary market is the largest source of rental housing in Chester, 
Mahone Bay, the rural portion of MODL, and to a lesser-extent, Lunenburg. In Lunenburg, much of 
the rental inventory is provided by smaller and mixed-use buildings, with extensive renovations to 
older rental buildings a common-theme. 
 

• Lunenburg has a higher proportion of rental units relative to its overall housing inventory compared 
to MODL, Chester, and Mahone Bay. 
 

• Local market shifts (population growth, increased student populations, aging in place, etc.) are 
increasing pressures on limited older stock, and outpacing non-market delivery. 

• Past research undertaken by our firm has concluded that short-term rentals do not have a major 
influence on market rentals, nor housing inventory at a broad level. However, there is potential for 
localized impacts when they are concentrated at a more granular level, particularly for smaller 

Agenda Page 44 of 231



Lunenburg County - Housing Market Study  Page 20 of 179 

---------------------------------------------------------------------  TURNER DRAKE & PARTNERS LTD.  --------- 

communities throughout the county. In the county’s primary tourist hubs (Mahone Bay and 
Lunenburg, and areas such as the Aspotogan Peninsula, Riverport, etc.) there is already an acute 
lack of availability in the rental market. The seasonal conversion of properties to and from the short-
term rental market for visitor accommodations can reduce housing options for those requiring long-
term, permanent rental options. Further, it coincides with seasonal patterns of demand for lower-
priced housing options driven by increases in tourism-related employment. 

 

• We were asked to investigate potential impacts on the rental market that could stem from the 
cessation of housing persons with disabilities in congregate, institutionalized facilities by 2028. 
While we are unable to generate specific conclusions given the significant uncertainty in how and 
where these individuals may choose to be housed, in principle it is likely that there will be some 
ripple effect on the regional rental market. Individuals living with disabilities such that they would 
be housed in these facilities are highly likely to be income-limited and require affordable housing 
options, even with the prospect of additional disability benefits as part of the transition away from 
institutionalized housing. With little growth in non-market housing supply generally, this population 
is likely to compete with others in the rental market, particularly for the already small, and shrinking, 
segment of low-priced private rental housing. To a limited extent this may already be occurring as 
the ending of new admissions to some facilities in January 2025 could be diverting some housing 
demand into rental markets already. There could also be housing market impacts resulting from 
shifts in labour force as provincial service delivery models transition. On one hand, a larger number 
of persons with disabilities living independently in community requires hiring additional support 
workers. On the other, the closure of various institutionalized housing facilities may reduce or shift 
employment away from communities in their vicinity.  
 

2.1.2 New Rental Construction 
 

• Affordability is both a policy challenge and a development constraint: local market conditions are 
eroding the supply of low-priced (generally older and lower quality) private market rental housing 
that has historically been an important source of affordable housing. The constraints that exist for 
new development of private-sector market-rate housing make it impossible to build new, deeply 
affordable units at scale under existing incentive programs. 
 

• While the region has a lack of rental units, rental rates for new construction are likely unobtainable 
at the income threshold of many rental-tenured households. This is a dilemma that is not unique to 
this region, but is a common problem across much of Nova Scotia, and beyond. 

• That being said, there is currently demand for new rental housing, along with an expanded range 
of rental options at the high-end of the market. This is evidenced by considerably higher achieved 
rates relative to market averages for recent projects, and low vacancy in several newer, premium, 
rental buildings. Though not affordable directly, new market-rate supply that satisfies this demand 
helps relieve pressure on the older, more affordable segments of the market, and thereby mitigates 
housing affordability challenges to some extent. 
 

• Rental rates for new construction are directly a function of supply and demand, but are closely 
supported by a price-floor determined by the costs required to build new housing and to keep a 
building financially sustainable. If demand and supply continue to rebalance, new construction rents 
will increasingly reflect the minimum economically feasible price of development, if they do not 
already. Lower-priced rental market housing is created through the aging of the building stock that 
grows increasingly uncompetitive with new-build options. 

 

• Bridgewater has seen a (relative) surge of new rental unit construction of late. Further to this, 
increasing rental rates have validated the costs of extensive unit renovations, with turnover units 
often being repositioned to compete at the higher-end of the market, where feasible. 
 

Agenda Page 45 of 231



Lunenburg County - Housing Market Study  Page 21 of 179 

---------------------------------------------------------------------  TURNER DRAKE & PARTNERS LTD.  --------- 

• New supply has enabled competition among landlords at the higher price ranges; this results in 
longer lease-up periods for new builds. This may be an early indicator of slowing rent growth, and 
a stabilization of prices at lower market segments to come. 
 

• Success in the higher-end market generally depends on reputation, product quality, and word-of-
mouth networks rather than formal marketing. 
 

2.1.3 Affordability Challenges 
 

• Rental-tenured households generally have lower incomes than owner-tenured households. For 
some households, this is a temporary condition as earnings are lower earlier in their working life. 
However, a sizable minority of households will rely on rental housing for large portions, if not the 
entirety, of their lives for a broad variety of reasons. They require stable, affordable housing options 
for the long-term as a result.  
 

• It is not within the private market’s purview to provide housing at a discount relative to market rates, 
without some form of non-market intervention. Individual building operators may choose to set 
prices below what they otherwise could achieve, and we spoke with many individuals who try to 
keep rental rates stable and fair within the context of the building operating expenses they bear. 
However, the systemic outcome of housing markets is only to make housing as inexpensive as 
competitive forces and economic feasibility force it to be. 

 

• Market-based housing provision is therefore a partial solution to housing affordability challenges. 
Rental housing in the private market is affordable to many, but cannot sustainably meet the needs 
of those who can only afford rent levels below the threshold of economic feasibility. Providing 
affordable housing to this segment of the population over the long-term requires non-market 
options. 

 

• Rental rates are a by-product of both general market conditions (vacancy rates, supply, demand, 
incomes, etc.), and the specific operating costs for a building (property taxes, utilities, maintenance, 
etc.). Rental operators need to keep their buildings financially sustainable, and as such, the rents 
they charge will reflect the costs required to do so. Where this may be limited, such as through 
policies like the provincial rent cap, over the long term a gap in financial sustainability may instead 
be accommodated through reductions in maintenance and upkeep, or in the case of secondary 
market rentals, conversion to the ownership market. 
 

2.1.4 Anticipated Supply and Demand 
 

• Lunenburg County is expected to expand in population, households, and dwelling demand over the 
next two decades, though at slower rates than the last five years (which were heavily influenced by 
substantive in-migration trends, both interprovincial and international). These themes are 
consistent across much of Nova Scotia and Atlantic Canada. 
 

• While some communities will see continued growth among family-aged households (which was a 
key characteristic of the in-migration boom), all could continue to experience notable rises in their 
senior-led households. Relatedly, household growth could outpace population growth, driven by 
the increase in seniors and the corresponding number of smaller household sizes. This translates 
to higher households per capita, which in turn means increasing levels of housing demand. 
 

• Estimates indicate that all communities exhibit housing shortages, largely among affordable 
housing types. The results are supported by broadly worsening housing affordability trends which 
suggest an imbalance between supply and demand, which was particularly exacerbated by various 
effects of the COVID-19 pandemic. 
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• Based on historical construction output, it is probable that the existing housing shortage would 
marginally decrease over the foreseeable future, remaining notably high without intervention. 
Estimates indicate that meeting the total projected demand may require ramping up housing 
production by over 50% over historical levels, with an emphasis on rental and affordable housing. 
 

• Given the anticipated continued imbalance of supply and demand, affordability pressures will likely 
persist. This underscores the need for targeted non-market housing initiatives, both at below-
market rates (with market rates reflecting the local context) and deeply affordable rates (i.e., rent-
geared-to-income, etc.) pricing models. 

 

2.2  Stakeholder Consultations 
 
This section summarizes our consultations with stakeholders involved in the housing market writ-large 
throughout the county. We spoke with representatives of the development industry, landlords, property 
managers, banking and commercial financing organizations, along with non-market housing providers and 
developers. 
 
We note that this section is not meant to be prescriptive; it is a summation of what various groups told us 
during our research process. Statements have largely been taken at face value and have not been 
substantiated through further analysis. 
 

2.2.1 Physical & Market Barriers 
 

• Site identification and serviceability are the foremost challenges in rural areas. Suitable parcels for 
multi-unit development are scarce, and verifying capacity for on-site water and wastewater services 
requires costly, specialized studies. 
 

• Municipal servicing infrastructure availability (i.e., water and sewer) was cited as a major barrier to 
private-sector led development projects. This is true across all rural areas. However, there is an 
added layer of complexity for developments along the South Shore; poor soil conditions, along with 
excessive granite and bedrock, make the construction and drilling of wells prohibitively expensive 
relative to achievable rental rates or sale prices, with projects sometimes requiring wells several 
hundred feet deep. 
 

• Water capacity constraints can limit project size and feasibility; larger buildings require fire 
suppression systems (sprinklers, standpipes, etc.), and while vital, these systems increase both 
servicing and construction costs for developments in both serviced and rural areas. 

 

• Rural real estate markets are typically slow, informal, and opaque. Finding appropriate 
development land can demand extensive local legwork and personal relationships. Project sites 
are rarely listed on the open-market, instead they arise from cold-calling landowners or making 
connections with them through local networks. 

 

• Market rent data is often unavailable or misleading. Reported figures reflect aging, low-cost stock 
and do not represent what new construction would command. This disconnect makes affordability 
calculations in funding programs unrealistic, and can render projects financially unviable even with 
subsidies. 

 

• Lack of historical rent data hampers financial modeling. Without evidence of trends in rental growth, 
it is difficult to substantiate assumptions needed for funding or financing applications. 

 

• Recent CMHC policy shifts toward greater risk tolerance have modestly improved conditions by 
allowing projects with limited data to proceed. 
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• High construction costs, typically in the neighbourhood of $300/ft.2, make affordable rental projects 
unfeasible without subsidy or incentives. Developers report needing to deliver rental units that are 
between 1,000-1,200 ft.2 to remain marketable, with achievable rents in neighbourhood of $1,800-
$2,600/month to ensure financially viability. 
 

• Mahone Bay’s housing market is small, and weighted towards higher-end, heritage-style homes. 
Modern and higher-density developments often face resistance from established residents. 
Available homes tend to be larger, higher-cost, and older-stock units. There is a lack of supply at 
“middle” and/or workforce price points. 

 

2.2.2 Rental Market Segmentation & Preferences 
 

• A key demographic segment that is perceived to drive incremental demand is older homeowners 
who are downsizing into smaller properties, or renting after selling their property, and using the 
resulting equity to pay for premium rentals that north of $2,000/month. As such, newer 
developments tend to fall towards these price-points, however, working-age residents that are 
seeking rentals are faced with limited options for lower rents. The result of this is a two-tiered 
market; strong demand from wealthier in-migrants and retirees, contrasted with low affordability 
and availability for local workers. 
 

• Between 2022-2024, the area saw a strong market upswing; anecdotal conversations suggest this 
was driven largely by in-migration from Ontario, California, and other parts of the U.S. This led to 
localized surges in housing demand, particularly for rentals. 
 

• In Bridgewater, “mid-range” rentals in purpose-built properties see high demand, and rent quickly 
should they be priced competitively. This price range was cited as $1,100-$1,250 for a 1-Bed., and 
$1,500-$1,650 for a 2-Bed. 
 

• The upper-end of achievability for high-end units in new developments is typically in the $2,500 
range. This is exclusive of utility costs (generally excepting water). 
 

• 1- and 2-Bed. units rent easily; 3-Bed. and Studio units serve niche segments of the market. 
 

• Seniors represent a substantive, and stable, segment of rental demand, and often prioritize modern 
buildings that are built to high standards of physical accessibility. 
 

• Incremental demand in Bridgewater has, in part, been driven by expansion at regional employment 
hubs, along with intra-provincial migration from the HRM by those who seek comparatively 
affordable options. There is also continued, though slowing, demand from international arrivals. 
 

• Nurses and healthcare workers connected to local hospitals and training programs (e.g., 
placements through Dal programs) contribute to net additional demand and unit turnover in 
Bridgewater. 
 

• In-migrants from the HRM and other urban centres prefer rental products that are at a premium to 
the traditional norms in the local market, but which fetch a comparatively lower price than their 
counter-parts in cities. 
 

• Landlords and developers will sometimes partner with NGOs and non-profits to expand housing 
options and/or access for specific tenants. 
 

2.2.3 Institutional & Program Barriers 
 

• Funding programs are often poorly aligned with rural and small-town contexts: 
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o Predevelopment or seed funding rarely covers necessary studies or feasibility work. On-
site water and septic capacity studies, for example, are a substantial early cost that does 
not exist in areas with municipal services. 

 
o Requirements for proponent experience, formal partnerships, and early demonstration of 

feasibility disadvantage small community groups. 
 

o Conflicting program timelines and rigid eligibility rules create administrative complexity, 
with approvals often expiring before complementary funding can be secured. 

 
o Fixed-price contracting at early stages inflates bids and leads to funding shortfalls when 

projects span multiple years. 
 

o Stacking multiple program requirements, such as affordability, accessibility, and energy 
efficiency can further reduce financial viability. 

 

• Administrative burden is a recurring complaint. Some programs are considered too bureaucratic to 
be worth the effort, so “support” for affordable housing projects that exists on paper is often far 
greater than what is practically useful. 
 

• Municipal approval processes are often a major barrier. Many small or rural municipalities impose 
development agreement processes for multi-unit projects, and these often face local opposition to 
higher-density or affordable housing forms. These processes are especially daunting for volunteer-
led or inexperienced proponents, which is typical of the non-market housing sector outside larger 
centres. 
 

• Further to the above, the approval processes, particularly public consultation phases, are perceived 
to be lengthy and complex hurdles that can often delay project timelines. As such, developers have 
to forecast market conditions years in advance; this adds risk and uncertainty to residential 
construction. 
 

• Strict requirements concerning built-form and heritage preservation were cited as a challenge for 
developments in Lunenburg and Mahone Bay, and to a lesser-extent, Chester’s village-proper. This 
is a double-edged sword; the built-form and heritage feel of these towns is their raison d’être and 
is of vital importance to the region. However, regulatory frameworks that require hurdles such as 
lengthy consultations, specialized architectural and construction services, etc., with respect to new 
development, or redevelopment of existing properties, deter development and increases costs. 
This results in either less housing construction, as private sector investment flows to jurisdictions 
with lower barriers to entry, or higher-costs for the end users (tenants and/or homeowners). 
 

• CMHC programs (such as insured lending, and the Affordable Housing Fund) are commonly 
perceived as rigid and risk-averse in small markets. 
 

• CMHC’s underwriting process relies heavily on internal appraisals; if CMHC disagrees with a 
developer’s rent assumptions (i.e., the lender believes that the rent estimates are too high and/or 
unrealistic), lower rent estimates provided by CMHC will generally prevail. This reduces loan 
amounts and can hamper project feasibility. By necessity, lenders for housing projects in rural areas 
without robust market information have to skew conservative. 
 

• For deeply affordable and non-market projects, rent thresholds are based on provincial medians 
from rental data outside of Halifax, not local market realities. This leaves much less flexibility in 
rural markets not covered by rental market surveys. 
 

• Projects that rely on public financing are generally beholden to all three levels of government. For 
example, they could require municipal regulatory approval (re-zoning and by-law amendments, 
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etc.) and public consultations, applications to provincial capital programs, and CMHC funding 
approvals. This leaves these projects highly susceptible to delays or project derailment that stem 
from policy changes at any level of government. 
 

• In-turn, non-market, small-scale, and affordable housing projects, particularly in rural areas, can be 
perceived as high-cost and low-return. Feedback from the construction industry indicates that these 
projects are charged a premium, as firms account for the added costs related to delays, longer 
development timelines, and administrative complexity in their project pricing. 
 

• Even when a local need is clear, the lack of coordinated timelines and certainty makes it difficult to 
plan and execute development projects in smaller communities. 
 

• Government funding programs often seek “bang for buck”, focussing on larger urban projects where 
impact per dollar is higher. 
 

• Private developers are often seen as more financially disciplined but are perceived as less likely to 
engage in deeply affordable or marginally viable projects. 
 

2.2.4 Local Capacity & Context 
 

• Local organizational capacity is limited. Few rural groups have the experience or staffing to 
navigate complex application processes or manage multi-year capital projects, leaving many 
potential initiatives unrealized. 
 

• Community culture in rural areas relies heavily on informal cooperation and in-kind support; what 
participants described as a “barn-raising” ethos. Funding programs, by contrast, assume formal, 
professionalized delivery structures and do not recognize or credit these informal contributions, 
effectively excluding a key local strength. 
 

• Municipalities, especially smaller towns, generally support non-market housing initiatives in 
principle, but often face limited resources and a constrained property tax base. This reduces their 
ability to contribute capital, or provide other development incentives and cost-relief programs. 
 

• Strong appetite for cross-sector partnerships exists, but clarity of roles/expectations is critical for 
success (e.g. non-profit partnerships with private developers). 
 

• Community-level data and engagement are essential to accurately assess and respond to hidden 
or under-represented housing need (e.g., over-housing, women-led households, etc.). 
 

2.2.5 Rural & Small-Town Data Gap 
 

• Rural and small-town markets suffer from major data gaps; few (if any), comprehensive market 
surveys, limited response rates, and no private-sector data aggregators lead to a lack of information 
pertaining to housing markets outside of major centres. 

 

• Where rural data does exist, CMHC’s limited coverage (often below its threshold for survey metric 
reporting) can leave lenders uneasy about true market conditions in sub-regional hubs like 
Bridgewater, Kentville, and Yarmouth. 

 

• The wide-spread lack of comparable data for rents, operating costs, cap rates, and sales renders 
the assessment of value and project risk challenging for lenders. As a result, appraisals and 
valuations become the primary base of evidence for developers and financers. However, it is not 
uncommon for small sample sizes to undermine confidence in the results of valuation projects. 
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• Financial institutions can be reluctant to lend in secondary or tertiary markets unless the borrower 
is a larger and proven entity. This is not entirely driven by the data gap; these organizations need 
to protect themselves, and historical trends in non-urban markets can leave lenders weary. As a 
result, smaller and independent developers can face greater scrutiny, and must show demonstrate 
higher standards for project feasibility. 

 

• Short-term surges in construction and rental demand can increase caution from lenders such as 
CMHC. These can be seen as volatile, and under-verified due to a lack of robust historical data. 

 

• Rural projects generally require proponents with strong equity, project capacity, and an established, 
credible mandate; however, few non-profits possess all of these traits. 
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2.3  Impacts of the Data Gap 
 
This section details the impact of the rental market data gap for rural and small-towns, as it relates to the 
development of non-market housing. Specifically, this analysis models the financial feasibility of a non-
market rental housing development in Bridgewater, NS. This is done relative to affordability frameworks 
stipulated by the Canada Mortgage and Housing Corporation’s (CMHC) Affordable Housing Fund (AHF)5 
as a primary project financer. While there are other federal and provincial funding streams available for 
non-market housing development, this program is the most-robust and is commonly used by the non-market 
sector. 
 
Readers should bear in mind that this is a high-level, and largely conceptual, analysis. It is meant only to 
illustrate how the lack of accurate rural, and small-town, rental data can negatively impact one particular 
segment of non-market housing development. 
 
Using AHF program rules as the evaluative framework,6 this research tests three separate affordability 
metrics, as specified by CMHC, to determine their impact on funding outcomes and long-term project 
viability for a hypothetical 30-unit apartment building. The key objective is to demonstrate whether a lack of 
verified rental market data can impact development project feasibility under CMHC program requirements. 
 
For context, CMHC mandates reliance on Median Market Rents (MMR) as an input for funding applications 
under this program. Essentially, they evaluate the relative affordability of proposed non-market rental 
projects relative to a pre-established rental rate threshold (MMR) for the given area. In larger urban centres 
(i.e., Halifax), CMHC usually has robust market data available to support these rates. In smaller-centres, 
either where data is lacking or is totally unavailable, project proponents are faced with a major hurdle; they 
lack a reputable benchmark for rental rates. In these scenarios, CMHC will typically use rental figures from 
a proximate geography where rates are available, or derive an estimate using provincial-level figures. 
 

To ensure consistency, all three scenarios use the established benchmark rates (Section 3.1.5) from our 
market survey as the baseline rental rents. These are not the final weighted averages, nor are they median 
rates delineated by our survey; these reflect the current market realities (i.e., achieved rental rates) for 
Lunenburg County’s purpose-built, primary rental market inventory. A full list of the assumptions and inputs 
that were used in this modelling exercise are contained in the Appendices; these are informed by industry-
standard estimates, along with input from stakeholders, and research from our market survey process. 
 

2.3.1 Scenario 1: Using Local/Rural (or Nearest Proximate) MMR 
 
Under AHF program requirements, at least 30% of units must be affordable, and affordability is defined as 
rents at, or below, 80% of CMHC’s Median Market Rent (MMR). However, CMHC does not publish MMR 
data for Bridgewater or Lunenburg County more broadly. In the absence of local data, CMHC typically 
permits proponents to reference the nearest proximate rural market with available MMR data. As a result, 
this scenario applies rent values from Kentville, NS as the closest regionally comparable dataset available7. 
 
A key limitation to applying proxy data is that it may fail to consider differences in local rental conditions. As 

illustrated below in Table 2.1, this analysis found that using Kentville’s MMR values substantively reduces 
allowable affordable rents, resulting in suppressed project revenues, and leads to a funding deficit that 
would require additional grants or financial contributions to achieve development and operational viability. 
 

 
5 CMHC’s Affordable Housing Fund. 
 
6 For the purposes of this modelling exercise, we have assumed that the proponent is a non-profit or registered Canadian charity. 
 
7 CMHC – Median Rent (Kentville, NS) 
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Table 2.1: Affordability Thresholds (Scenario 1) 

Scenario 1: MMR 

(Kentville) 

Benchmark Market 

Rent (TDP Survey) 

Median Market Rent 

(Kentville) 

80% of MMR 

(affordable rents) 

1-Bed. $1,300 $775 $620 

2-Bed. $1,550 $1,195 $956 

Source: Turner Drake & Partners Ltd. & CMHC 

 

2.3.2 Scenario 2: Provincial MMR for Pooled Small Census Agglomerations (CMHC) 
 
Where local MMR data is unavailable, CMHC may alternatively apply 80% of the provincial median rents 

for pooled small Census Agglomerations (CAs). In this scenario (see Table 2.2), affordability was calculated 
using the provincial pooled small CA median values. 
 
These rents are comparable to the Kentville proxy applied in Scenario 1; as such they produce nearly 
identical affordable rent levels and revenue assumptions. As a result, this scenario reinforces the same 
core issue identified previously: applying non-local MMR data, whether regional or provincial, tends to 
undervalue the achieved rental rates in the study area, and contributes to a funding shortfall that must be 
offset through additional external financing sources. 
 

Table 2.2: Affordability Thresholds (Scenario 2) 

Scenario 2: MMR 

(Pooled CAs) 

Benchmark Market 

Rent (TDP Survey) 

Median Market Rent 

(Pooled CAs) 

80% of MMR 

(affordable rents) 

1-Bed. $1,300 $800 $640 

2-Bed. $1,550 $1,063 $850 

Source: Turner Drake & Partners Ltd. & CMHC 

 

2.3.3 Scenario 3: Using Localized Benchmark Rental Rates 
 

In this scenario, as illustrated in Table 2.3, affordability is calculated using the verified market benchmark 
rates captured through our regional market survey, rather than proxy or provincial data. Applying 80% of 
these rates results in affordable rent levels that accurately reflect current rental conditions in the study area, 
and are substantively higher than the suppressed MMR values used in Scenarios 1 and 2. 
 

Table 2.3: Affordability Thresholds (Scenario 3) 

Scenario 3 
Benchmark Market Rent 

(TDP Survey) 

80% of MMR 

(affordable rents) 

1-Bed. $1,300 $1,040 

2-Bed. $1,550 $1,240 

Source: Turner Drake & Partners Ltd. & CMHC 

 

2.3.4 Funding Breakdown and Project Viability, by Scenario 
 

Table 2.4 (below) summarizes the funding outcomes of each scenario: 
 

• Scenario 1: Local/Rural (or Nearest Proximate) MMR (CMHC, Kentville) 

• Scenario 2: Provincial MMR for Pooled Small Census Agglomerations (CMHC) 

• Scenario 3: Benchmark Rental Rates Obtained via TDP Survey 
 
This table includes the proportion of funding CMHC is willing to support and any resulting shortfalls. This 
comparison demonstrates how different affordability metrics directly influence project revenues, repayable 
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and forgivable loan eligibility, and overall financial viability. While Scenarios 1 and 2 result in funding gaps 
that require further contributions from external programs or partners, Scenario 3 demonstrates that using 
localized rental rates (specific to the current study area) can fully sustain the project under AHF 
requirements without the need for deeper subsidy stacking.8 
 

Table 2.4: Development Scenario Comparison 

Scenario 

Funding 

Needed 

(A) 

Repayable 

Loan 

Offered 

(B) 

Forgivable 

Loan 

Offered 

(C) 

Total CMHC 

Funds 

Offered 

(B + C) 

Funding Gap: 

 

(A - B - C) 

Viable? 

Scenario 1 $11,328,000 $4,548,635 $6,121,600 $10,670,235 
 

$657,765 
 

 

Scenario 2 $11,328,000 $4,454,456 $6,121,600 $10,567,056 $751,944 
 

Scenario 3 $11,328,000 $5,319,582 $6,008,418 $11,328,000 -  

 
Source: Turner Drake & Partners Ltd. & CMHC 

 

2.3.5 Key Findings 
 
The funding gaps identified in Scenarios 1 and 2 are not necessarily fatal to project approval; however, they 
highlight a heavy reliance on external contributions beyond CMHC’s core supports. Even after factoring in 
the maximum available from CMHC Seed ($150,000) and CHTC Pre-Development funding ($75,000), both 
scenarios require additional subsidy stacking to achieve operational viability. 
 
Scenario 3 demonstrates that when affordability is tied to current localized rents sourced through our Market 
Survey, project revenues better reflect actual market performance, and the development becomes 
financially viable under AHF requirements without additional reliance on external grants or subsidies. 
 
While Scenario 3 sets higher affordability thresholds than Scenarios 1 and 2, these rents remain well within 
accepted affordability standards for the local context. Critically, this approach ensures financial 
sustainability throughout both the development and operational life of the project, enabling new non-market 
supply without eroding affordability for residents. 
 

2.3.6 Defining Affordability 
 
Importantly, CMHC does not apply a universal definition of affordability across all programs. Under the 
Apartment Construction Loan Program (ACLP),9 for example, at least 20% of units must have rents at or 
below 30% of median total household income in the local market. In the case of Bridgewater: 
 

• Median total household income = $76,500 (2021 Census) 

• 30% of income   = $22,950 annually 

• Max affordable rent  = $1,912/month 
 

 
8 All scenarios assume the proponent receives the maximum available from two additional funding sources: the NS Community 
Housing Transformation Centre (CHTC) Community Housing Growth Fund – Pre-Development stream ($75,000) and the forgivable 
CMHC Seed Contribution ($150,000), which are included in the total project financing. 
 
9 CMHC – Apartment Construction Loan Program 
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As shown in Table 2.5, the ACLP benchmark of affordability sits well above both market and affordable 
rents modeled in all three scenarios, demonstrating the variability that exists depending on which program 
and/or affordability metric is applied. 
 

Table 2.5: Affordability Threshold Comparison 

Metric 1-Bed. (affordable) 2-Bed. (affordable) 

Scenario 1: MMR (Kentville) $620 $956 

Scenario 2: Prov. Small CA MMR $640 $850 

Scenario 3: TDP Benchmark Rental Rate $1,040 $1,240 

ACLP Threshold (30% total median income) Max. affordable rent = $1,912 
Source: Turner Drake & Partners Ltd., CMHC, and Statistics Canada 

 

2.3.7 Conclusions 
 
This analysis found that the use of rural MMR-based (Median Market Rents) affordability metrics 
underestimates achievable rental revenues in Bridgewater and results in project funding gaps under 
CMHC’s AHF. The usage of verified local market data eliminates those gaps and supports the delivery of 
financially sustainable, non-market rental housing. 
 
CMHC’s mandated reliance on Median Market Rents (MMR) undervalues rural markets, suppresses 
achievable rental revenues, and increases dependence on external funding sources. Rural MMR values 
are often incomplete, suppressed, or lag market realities. When CMHC requires proponents (particularly 
non-profit housing providers) to rely on proxy markets, the program risks introducing systemic inaccuracies 
that undermine financial feasibility and deter much-needed rural rental housing development. 
 
Affordable rental housing is essential to supporting community well-being, enabling workers, families, and 
seniors to remain housed safely and sustainably within their communities. While the modeled scenarios 
reflect a mixed-income non-market development (rather than deeply affordable units), enabling financially 
viable non-profit projects expands and preserves dedicated affordable rental supply, thereby meeting 
current and future housing needs, particularly in rural and small-town areas. 
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2.4  Recommendations for Future Data Collection 
 
While this research project provides an excellent foundation for the assessment of the regional rental 
market, Lunenburg County’s rural data gap is likely to persist over the long-term, barring intervention on 
the part of CMHC, or provincial governments. 
 
In light of this, we have outlined high-level recommendations concerning future rental market data collection 
that can be employed by municipalities in order to help address the lack of rural and small-town data: 
 

• First and foremost, data collection needs to be pursued as a collective outcome among 
jurisdictions, not undertaken in isolation. The rental market is fluid; demand for shelter and 
livelihoods does not respect municipal boundaries, and many of our survey respondents were 
responsible for buildings in multiple jurisdictions. Future data collection efforts will be more efficient 
if everyone is on the same page and working towards a common objective. 
 

• Data collection is a simple, yet daunting, task. Many people are willing to share information; it is 
mainly a matter of getting in-touch with the right people and asking the right questions; the vast 
majority of our data was sourced via phone calls. In order to undertake this type of work, the 
following are required: 
 

o A contact list and inventory of rental properties; 
o A survey instrument and data collection tool; 
o Dedicated outreach planning and strategy; and, 
o The willingness to think outside the box and undertake a substantive amount of primary 

research, using a wide-variety of platforms and sources of information. 
 

• Data collection is most efficient when undertaken on a building-by-building basis, with larger 
portfolios and unit counts targeted first. A key point here is to ensure that any starting inventory is 
reviewed several times over in order to ensure that contacts are assigned accordingly, and that the 
necessary properties are included (i.e., focus only on the rental market). 
 

• While data collection and outreach efforts can be completed internally by municipal staff, many 
private sector rental operators do not want to share information directly with government officials. 
 

• A recommendation to contract out future data collection efforts may seem self-serving, however, 
we were able to secure a substantive amount of information by virtue of the fact that people are 
more willing to share with those who do not represent government. Importantly, we could guarantee 
absolute confidentiality to those who participated in the survey. 
 

• Should municipalities wish to undertake these efforts internally, we recommend consistency and 
cross-collaboration between jurisdictions. The actual outreach and survey efforts should be 
completed during the same timeframe on a predetermined basis (annual, biennial), etc. If 
conducted on an annual basis, the outreach and data collection efforts would make for an excellent, 
re-occurring, project for post-secondary students over the summer months, with oversight from 
senior staff. This could provide opportunity for site visits, along with meetings and consultations 
with landlords and developers, thereby bridging a gap between the development industry and 
municipal regulators. 
 

• All data needs to be collected in a pre-standardized format and entered into a common platform. 
This ensures consistency in the research and the results that flow from this work. For this project, 
we entered all collected information into a pre-built, and private, online survey platform that was 
directly linked to internal GIS platforms. This allowed for review and proof-reading of our data, and 
ensured that all information was backed-up and accessible by all members of the project. 
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• Municipalities have access to contact information for property owners, managers, and developers 
through activities that are part of their regular operational purview; fire and building inspections, 
building permit records, and development agreements all have contact information attached to 
them. These formed the starting point for this research. Long-term data collection efforts should 
seek to collate and standardize this information outside of the channels through which these are 
collected. As each jurisdiction can operate using different platforms and methods of information 
storage, this information needs to be standardized, reviewed, and centralized prior to outreach 
efforts. 
 

• Economic development agencies, and other organizations that are quasi-municipally operated (i.e., 
Energize Bridgewater, etc.) can provide contacts in the rental and development sectors. They 
should be consulted prior to contact efforts to ensure a broader contact list. 
 

• An outreach process to extent that was accomplished for this project is likely not necessitated 
annually, though we recommend further consultation with organizations like CMHC in this regard. 
Should it be feasible, representative sampling of the market (particularly in rural and smaller 
jurisdictions) could provide a sufficient baseline of information on an annual basis, with more 
thorough research conducted as need-be. 
 

• At the minimum, future data collection efforts should focus on the following key points for each 
building: 
 

o Total units in each building; 
o Total units vacant; 
o Total unit count by type (1-Bed., 2-Bed., etc.); 
o Total units vacant by type; and, 
o Achieved and asking rental rates (overall), and by unit type. 

 

• Nova Scotia is fortunate to have access to comprehensive open data on property characteristics 
via PVSC’s open data portal. Further to this, the online property registry, and the NSPRD, while 
not public-facing (for obvious reasons), provide a wealth of information concerning property 
ownership and property details. Documents and information from the property registry can help 
identify and prioritize contacts for outreach efforts. These are a vital part of data collection and 
organization efforts, and municipalities have access to these tools in varying capacities. 
 

• A substantive amount of the information we sourced was the result of cross-referencing individual 
contacts against the property registry to see if they had additional buildings in the county. This 
ensured that when we completed outreach to property owners, we were asking them about as 
many properties as possible. Future data collection efforts should take advantage of this from the 
outset; this ensures that results are more comprehensive and reflective of market trends across a 
broader region. 
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Section 3 | Lunenburg County 
 

3.1  Rental Market Overview 
 
This section details the results of our rental market survey, specific to Lunenburg County as a whole. Note 

that we refer to this area as “the county” for brevity. The Discussion & Conclusions section outlines the 
conclusions stemming from our research, while this section presents the data (i.e., rental rates, vacancy 
rates etc.), along with supplemental narrative where applicable. 
 

3.1.1 Primary Rental Market Supply 
 
In order to estimate the supply of primary market rental units in the county, we used data from the NS 
Property Records Database (NSPRD; covers assessment, ownership, and property registry details), along 
with public data from PVSC and the Province of Nova Scotia. As a result of this analysis, we estimate that 
there are 2,337 primary market dwelling units in the county (i.e., buildings that have more than two units, 
and that are assumed to be operated by the private market rental sector). This figure encompasses a wide 
range of building and property types. While figures are available via the 2021 Census, we refer explicitly to 
estimates derived from available property data in order to provide current-year information specific to the 
primary rental market. 
 
The vast majority of the county’s rental unit inventory is in Bridgewater; it has over 60% of all units (1,406) 
identified in the study area. Mahone Bay has the smallest share amongst the five municipalities, with just 
3% of the overall unit inventory. 
 

Table 3.1: Primary Rental Market Inventory 

Municipality 
Total Inventory Share of Inventory (%) 

No. of Units No. of Buildings % of Units % of Buildings 

Chester 279 63 12% 18% 

Mahone Bay 68 17 3% 5% 

Lunenburg 255 49 11% 14% 

Bridgewater 1,406 137 60% 40% 

MODL 329 75 14% 22% 

Total 2,337 341 --- --- 

Source: Turner Drake & Partners, Ltd., PVSC, and the Province of Nova Scotia 

 
In order to approximate the unit type breakdown of the rental market inventory, specific to the primary 
market, we applied the overarching unit breakdown shares from our market survey against the total unit 
count (2,337). The market is heavily weighted towards 1- and 2-Bedroom units. Collectively, these unit 
types account for 87% of the surveyed inventory. This is in-line with the ratios as reported by CMHC for the 
HRM, and the province as a whole. The private market prefers 1- and 2-Bedroom units; they are generally 
easier to rent and can appeal to a wider-range of tenants.  
 

Table 3.2: County-Wide Unit Type Breakdown 

Studio 1-Bed. 2-Bed. 3-Bed. 

4% 24% 63% 9% 

Source: Derived using Turner Drake’s rental market survey and estimated dwelling unit counts 

  

Agenda Page 58 of 231



Lunenburg County - Housing Market Study  Page 34 of 179 

---------------------------------------------------------------------  TURNER DRAKE & PARTNERS LTD.  --------- 

3.1.2 Stabilized Primary Market Benchmarks 
 
A key reason for undertaking this market survey is to generate more accurate and complete rental market 
data than otherwise exists through traditional sources, if at all. Closing this data gap can help support new 
housing supply and affordability in Lunenburg County, as it is frequently an important input for preparing 
program and financing applications to agencies such as CMHC. 
 
Outside of Bridgewater, most of the county lacks a true base of purpose-built rental properties, and the 

secondary market is the de facto market (see Section 3.1.8). As such, the overall findings of our market 
survey, by necessity, incorporated data from a wide-variety of property types, management structures, 
leasehold agreements, and housing typologies. 
 
While the findings of our survey are statistically reliable and representative of the rental market in the study 
area as a whole, it is also useful to focus specifically on the subset of purpose-built and professionally-
managed apartment buildings. These types of apartments will have higher unit counts and are usually part 
of larger portfolio holdings. They can be expected to command higher rental rates over time, have lower 
rates of tenant turnover, and will generally experience lower vacancy relative to the remainder of the private 
market. They are likely to be more representative of, and relevant to, future market-rate rental housing 
construction in general, and projects looking to access various government housing programs. 
 
In order to establish a representative, county-wide benchmark for these types of properties, we analyzed a 
subset of data collected through the market survey that was specific to these types of buildings. This sample 
included 1,068 apartment units, representing over 71% of the surveyed primary market inventory, and 46% 
of the estimated total primary market inventory. This sample has representation from each of the five 
jurisdictions, though by necessity the vast majority of these properties were located in Bridgewater, or within 
immediate proximity to the Town’s boundary. Our analysis indicates that these buildings are usually 
premium offerings compared to the older stock that makes up the remainder of the market. 
 
From the basis of this subset analysis, we also applied our professional judgement, understanding of the 
various nuances in the data, and market insights received from owners and operators during its collection. 
This was done to adjust or generalize the analytical outputs and create a final set of primary rental market 
benchmarks. For example, benchmark vacancy rates were typically set below the calculated figures, having 
regard for the influence of those newly-constructed units in the process of being absorbed for the first time 
(i.e. a time-limited condition, not indicative of the sustained market trend).  
 
As a result, the figures are not just calculated averages of selected market data, but our professional opinion 
of stabilized market metrics that give the best point of reference for new rental housing construction across 
Lunenburg County, based on the survey data collected. However, as these balance across variations 

between buildings and locations, we note they do not constitute professional valuation or appraisal 

advice for any specific property or project. The final benchmark figures are presented in Table 3.3.  
 

Table 3.3: Stabilized Primary Market Benchmarks by Unit Type 

Vacancy Rate 

Studio 1-Bed. 2-Bed. 3-Bed. Overall 

1.00% 3.50% 2.00% 1.00% 2.50% 

Achieved Rental Rate 

Studio 1-Bed. 2-Bed. 3-Bed. Overall 

$1,000 $1,300 $1,550 $2,000 $1,500 

Asking Rental Rate (Upon Unit Turnover) 

Studio 1-Bed. 2-Bed. 3-Bed. Overall 

$1,150 $1,400 $1,750 $2,200 $1,700 
Source: Turner Drake & Partners Ltd. | These figures do not constitute professional valuation or appraisal advice. 
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3.1.3 Vacancy Rates 
 
This section details the results of our market survey with regard to the vacancy rates in the county, along 

with separate rates for the five municipalities. Table 3.4 shows the resulting vacancy rates, both for the 
market overall, and for the estimated primary market (buildings with at least three units). 
 
We recorded an overall vacancy rate of 4.52%. This ratio represents a total of just 70 units across the 1,548 
units covered by our survey. A substantial number (39 units) of these vacant units were recorded in newly-
constructed and/or renovated, buildings that are currently in their initial lease-up phase. These units 
represented nearly 56% of the total vacant units recorded by our survey. If those vacancies, and the 
corresponding total unit counts for their buildings are removed from this calculation, the overall county-wide 
vacancy rate falls to 2.48%. 
 
These new units drive the vacancy rate upwards for all areas, and particularly in MODL, where recent 
additions of newer stock represent an outsized portion of the overall inventory. We expect higher vacancies 
in new buildings to normalize in due course, as marginal demand in the rental market will likely absorb 
these units over the long-term. 
 
While the vacancy rate figures for the smaller jurisdictions are statistically valid, they suffer from small 
sample size bias; small variations have an outsized impact on the results. As such, while we have included 
the figures for reference, we advise that County-level data should be considered the most reliable baseline 
for policy and research applications with regard to the market in Chester, Mahone Bay, Lunenburg, and 
MODL. Sub-regional data can be used primarily to illustrate local nuance and context. Bridgewater’s figures 
are more stable as the sample size is much larger. 
 
For example, Lunenburg appears to have a considerably high vacancy for 3-Bedroom(+) units; in reality 
this rate reflects just three total units, two of which are in buildings that have recently underwent extensive 
renovations. This is an example of how the county-wide figures are most representative of the market as a 
whole, and how granular figures for the smaller geographies can be volatile due to small sample sizes. 
 

Table 3.4: Vacancy Rates by Municipality & Unit Type 

Entire Market 

Municipality Studio 1-Bed. 2-Bed. 3-Bed. Total 

Chester --- 0.00% 16.67% 3.28% 5.00% 

Mahone Bay 0.00% 0.00% 0.00% 0.00% 0.00% 

Lunenburg 7.14% 3.85% 1.72% 20.00% 3.61% 

Bridgewater 0.00% 2.43% 3.74% 0.00% 3.09% 

MODL 10.00% 14.71% 14.00% 0.00% 13.61% 

Overall 4.48% 4.64% 4.73% 2.80% 4.52% 

Primary Market Buildings 

Municipality Studio 1-Bed. 2-Bed. 3-Bed. Total 

Chester --- 0.00% 20.00% 3.45% 5.56% 

Mahone Bay 0.00% 0.00% 0.00% 0.00% 0.00% 

Lunenburg 7.69% 4.00% 1.87% 33.33% 3.97% 

Bridgewater 0.00% 2.48% 3.79% 0.00% 3.13% 

MODL 10.00% 15.38% 14.00% --- 14.05% 

Overall 4.55% 4.82% 4.84% 3.01% 4.66% 

Source: Turner Drake & Partners | “---" denotes no recorded information. 
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Figure 3.1 and Figure 3.2 illustrate the distribution of vacant units relative to their position on the rental 
price spectrum. Vacancy is more concentrated towards the higher end of the rental market; these buildings 
have a disproportionate share of the total vacant units relative to their share of the overall inventory. This 
analysis was completed by calculating the share of the overall unit inventory, and the overall vacant unit 
inventory, for each ten-percent value range between the minimum and maximum rental rates recorded in 
our survey. 
 

The blue bars show the share of units corresponding to each 10% rental rate range, and the purple boxes 

show the share of vacant units in each rental rate range. Where the purple boxes are smaller than the 

blue bars, this shows a disproportionally low quantity of vacant units in that price range. Where the purple 

boxes are larger than the blue bars, this shows a disproportionally higher quantity of vacant units in that 
price range.  
 
This reflects a common point that we heard throughout the market survey outreach process; while the 
market is tight across the board, it is difficult to find units available at the low- or mid-range of the rental 
spectrum. Further, if a building has lower rents, it will likely see lower tenant turnover because existing 
tenants cannot find a comparable unit in their price range. It also illustrates that newer buildings at the high-
end of the rental spectrum command an outsized share of overall vacancy. Buildings with rental rates in 
the upper 50% have just 20% of the total units, but 51% of the total vacant units. 
 

Figure 3.1: Total & Vacant Unit Inventory by Rental Rate Range (Across all unit types) 

 
Source: Turner Drake & Partners Ltd. 

 

Figure 3.2: Total & Vacant Unit Inventory by Rental Rate Range 

 
Source: Turner Drake & Partners Ltd. 
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We performed the same analysis separately for 1- and 2-Bedroom units (the smaller sample sizes for Studio 
and 3-Bedroom units would have been distortive). The former has just 35% of its inventory is in the upper 
50% of the rental rate range, however these units have 57% of the vacant 1-Bedroom units in the county. 
For the latter, just 18% of its unit inventory is in the upper 50% of rental rates, but this range accounts for 
32% of the vacant 2-Bedroom units in the county. 
 

Figure 3.3: Total & Vacant Unit Inventory by Rental Rate Range (1-Bedroom units) 

 
Source: Turner Drake & Partners Ltd. 

 

Figure 3.4: Total & Vacant Unit Inventory by Rental Rate Range (2-Bedroom units) 

 
Source: Turner Drake & Partners Ltd. 
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Table 3.5 shows the vacancy rates for each municipality, broken out by unit count ranges. Our survey did 
not record a single vacant unit in buildings with less than three units (i.e. non-primary market rentals). This 
does not imply that there is no vacancy in the secondary market writ-large, but it does indicate that the 
availability for types of units is quite tight, with lower unit turnover. 
 
Larger buildings have higher rates of vacancy than their counter-parts; this is largely driven by the fact they 
encompass more units, but also that they include newly constructed buildings that are still in their initial 
lease-up period, and thus have added vacant units onto the market. While these figures provide important 
context, we again caution that findings for the smaller jurisdictions are skewed due to the impact of smaller 
sample sizes, particularly for larger buildings. 
 

Table 3.5: Vacancy Rates by Building Size 

Municipality < 3 Units 3-5 Units 6-19 Units 20-49 Units 50-199 Units Overall 

Chester 0.00% 11.11% 0.00% --- 3.57% 5.00% 

Mahone Bay 0.00% 0.00% 0.00% --- --- 0.00% 

Lunenburg 0.00% 7.69% 4.69% 0.00% --- 3.61% 

Bridgewater 0.00% 3.23% 2.54% 2.63% 6.00% 3.09% 

MODL 0.00% 7.69% 0.00% 10.42% 21.28% 13.61% 

Overall 0.00% 5.52% 2.56% 3.07% 10.33% 4.52% 

Source: Turner Drake & Partners Ltd. | “---” indicates no value recorded. 

 
Across the county, vacancy rates are low, reflecting a tight and competitive rental market that offers limited 
mobility or choice for renters, and difficulty finding housing if they were to lose their current tenure. Even 
accounting for the introduction of new units (many of which temporarily inflate overall vacancy figures during 
lease-up periods), the underlying availability of rental housing remains limited, particularly within smaller-
scale and purpose-built rental buildings. 
 
While the county-wide results provide a robust and statistically reliable picture of regional conditions, 
smaller submarkets such as Mahone Bay exhibit greater sensitivity to small-sample effects, which can 
introduce variability in granular measures such as vacancy and rental rates by unit type or building size. 
 
Even so, the findings for Mahone Bay are noteworthy: despite potential variability, the data recorded limited-
to-no vacancy across all unit types and building sizes, making it the most supply-constrained jurisdiction in 
the county. This reinforces what is often reported anecdotally; demand for rental housing in Mahone Bay 
far exceeds supply. 
 
Taken together, the survey results indicate a region-wide shortage of rental housing, with Mahone Bay 
representing the most acute manifestation of said shortage. These conditions highlight the need for 
sustained and diversified investment in attainable rental development to restore market balance, improve 
affordability, and ensure that rental options exist across the full range of household sizes and income levels. 
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3.1.4 Rental Rates 
 
A key objective of our market research was to quantify market rental rates in Lunenburg County, and for 

each of the individual municipalities. Table 3.6 shows the results of this work. These figures are weighted 
averages. This ensures a more accurate representation of market rents; each building’s influence on the 
overall rates was weighted based on their corresponding share of the total unit inventory. We note that 
these rates are reflective of achieved rents; these are what tenants are currently paying for rent, not what 
they would be paying upon unit turnover. The latter is addressed later in this section. 
 
While we have included the rental rates from all study areas for the sake of comprehensiveness, we stress 
that the county-level data should be considered the most reliable baseline for policy and research 
applications with regard to the market in in Chester, Mahone Bay, Lunenburg, and MODL. Sub-regional 
data can be used to illustrate local nuance and context. These jurisdictions suffer from small sample size 
bias; small variations can have an outsized impact on the overarching results. Bridgewater’s figures are 
more stable as the sample size is much larger.  
 
The reported rental rates cover a wide-range of housing types; this survey included everything from newly 
constructed and purpose-built rental stock, to residential units above commercial properties, to older-stock 
single-family homes that have been demised into multi-unit properties, to converted heritage buildings, etc. 
 
For context, CMHC reported Nova Scotia’s average rental rate to be $1,552 in 2024; this figure is 
undoubtedly highly influenced by Halifax market, given the outsized share of the province’s rental inventory 
occupied by the HRM. Amongst the five municipalities, MODL recorded the highest rental rate, though this 
is skewed due to the impact of newer construction in a relatively small unit inventory. 
 
Chester and Mahone Bay fall towards the lower-end, though this driven both by the sample size, and the 
of a lack of a true primary rental market in these areas. For these two jurisdictions, many of the survey 
respondents reported lower achieved rental rates along with low tenant turnover and almost non-existent 
vacancies. This combination of factors can have downwards pressure on achieved rental rates for existing 
tenancies; rent increases upon unit turnover are almost always much higher than the rate of increase for 
non-turnover units. 
 

Table 3.6: Weighted Average Rent by Bedroom Type 

Overall Market 

Municipality Studio 1-Bed. 2-Bed. 3-Bed. Overall 

Chester --- $729 $1,139 $912 $904 

Mahone Bay $975 $1,038 $1,204 $1,300 $1,150 

Lunenburg $982 $1,018 $1,326 $2,280 $1,326 

Bridgewater $976 $1,251 $1,479 $1,830 $1,434 

MODL $955 $1,018 $1,161 $1,913 $1,753 

Overall $971 $1,159 $1,417 $1,464 $1,423 

Primary Market (> 2 units) 

Municipality Studio 1-Bed. 2-Bed. 3-Bed. Overall 

Chester --- $659 $1,163 $905 $895 

Mahone Bay $975 $1,038 $1,125 $1,300 $1,091 

Lunenburg $969 $1,010 $1,337 $2,167 $1,300 

Bridgewater $976 $1,251 $1,482 $1,830 $1,437 

MODL $955 $1,020 $1,161 --- $1,764 

Overall $968 $1,161 $1,421 $1,434 $1,426 
Source: Turner Drake & Partners Ltd. | “---” indicates no value recorded. 
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Table 3.7 shows the average rental rates for each municipality, grouped according to building size ranges 
(unit counts). This shows overall average rents for the secondary market (less than three units), along with 
the primary market. Larger buildings skew towards the higher-end of the rental rate spectrum; buildings 
with at least 50 units are almost entirely newer construction and premium rental offerings. We note that 
there is considerable variability in the sample sizes for the various building size ranges in the smaller 
jurisdictions. 
 

Table 3.7: Weighted Average Rent by Building Size 

Municipality < 3 Units 3-5 Units 6-19 Units 20-49 Units 50-199 Units Overall 

Chester $986 $961 $600 --- $900 $904 

Mahone Bay $1,800 $1,192 $1,021 --- --- $1,150 

Lunenburg $1,580 $1,715 $1,134 $1,185 --- $1,326 

Bridgewater $1,181 $1,212 $1,336 $1,388 $1,968 $1,434 

MODL $1,400 $925 $1,084 $975 $2,500 $1,753 

Overall $1,324 $1,261 $1,272 $1,334 $1,935 $1,423 
Source: Turner Drake & Partners Ltd. | “---” indicates no value recorded. 

 

3.1.5 Historical Rental Rate Benchmarking 
 
Reliable historical rental information was largely unavailable through our market survey process. In order 
to provide context on historical rental rates, we reviewed data available to us internally for a single portfolio 

of apartments that covers over 100 units in Bridgewater. Figure 3.5 illustrates the results of this analysis. 
 
For each of the past five years (2020-2024, inclusive), we established a benchmark rental rate using this 
data, and then completed a timeseries analysis of the year-over-year change in these figures. This was 
compared against the rates reported by CMHC’s annual Rental Market Survey for NS and the HRM. This 
is not intended to serve as an absolute representation of historical market trends, but rather it provides an 
illustration of how rents have changed in recent years. 
 
The historical benchmark rates in Bridgewater have generally followed the same direction as those 
observed for Nova Scotia and the HRM, though year-over-year rates of increase were lower for the sampled 
portfolio in Bridgewater. The exception to this was in 2024, when the benchmark properties saw their overall 
rental rates increase by 10% over 2023. Smaller towns generally lag behind trends in the urban centres, 
and this is evidenced by the fluctuations between 2023 and 2024. 
 
Overall, rental rates at the benchmark properties have increased at a rate of nearly 6% per annum over the 
past five years. This is lower than the rate for HRM (8.7%), and the province (8.5%), though we note that 
NS’s overall figures are heavily influenced by the HRM. This does not substantiate statistical conclusions 
regarding historical rental rates, however this confirms a common theme heard during our market survey; 
rental units turnover at a lower rate because of high demand and low supply, and as such, rental rates 
increase at a slower pace. 
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Figure 3.5: Year-over-Year Change in Rent – Benchmark, NS, & HRM 

 
Source: Turner Drake & Partners Ltd. 

 

3.1.6 Achieved vs Asking Rents 
 
To provide further context on rental rates, we conducted a review of the difference between asking and 

achieved rents (Table 3.8). Asking rents reflect the rate that a landlord would list for a vacant (i.e. turnover) 
or newly constructed unit; this is what a landlord believes the market can support for a new tenancy under 
current conditions. This figure does not always represent the final rate tenants pay, but rather the pre-lease 
price they encounter when entering the market. 
 
Rental rates for turnover units are often considerably higher than the rates currently in place for occupied 
units; rates of increase for existing, and particularly long-term, tenants tend to lag those of the open market. 
Building operators will often pursue upgrades and/or cosmetic improvements during periods of vacancy in 
order to reposition on the higher-end of the spectrum, and to ensure that their offerings are in-line with 
market expectations, thereby driving up market rental rates should demand support it. Also, Nova Scotia’s 
rent cap does not apply to vacated units, meaning their rental rates may increase beyond the 5% threshold 
that covers existing tenancies on periodic leases. In turn, building operators often look to recoup the 
differential via increases to newly vacant units. 
 
Achieved rents in the county fall well-below asking rates, generally because they reflect a market with 
limited turnover and longer-term tenancies. For context, CMHC’s 2024 Rental Market Survey for NS 
reported an increase of roughly 26% in average rent for two-bedroom units10 upon turnover. Our survey 
recorded a split of approximately 23% between average and achieved rents county-wide for two-bedroom 
units (± 11% overall). This reflects a common refrain heard during our market survey outreach; a large 
number of tenants in the county are longer-term renters, many of whom experience lower year-over-year 
rental rate increases. 
 

Table 3.8: Achieved vs Asking Rates by Unit Type (Lunenburg County) 

Unit Type Achieved Rent* Asking Rent** $ Difference % Difference 

Studio $971 $1,200 $229 24% 

1-Bed. $1,159 $1,500 $341 29% 

2-Bed. $1,417 $1,800 $383 27% 

3-Bed. $1,464 $1,700 $236 16% 

Overall $1,423 $1,600 $177 12% 
Source: Turner Drake & Partners Ltd. | * Market average | ** Weighted averages that have been rounded to a realistic value. 

 
10 This was the only unit type for which average rent upon turnover was reported. 
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Figure 3.6: Achieved vs Asking Rents (Lunenburg County) 

 
Source: Turner Drake & Partners Ltd. 

 

3.1.7 Rental Rates for New Apartment Construction 
 
The rates for newly constructed apartment buildings are a function of supply and demand, with a price floor 
that is determined by the costs required to build new housing, keep a building financially sustainable, and 
to incentive the construction and operation of the building in the first place (i.e., a rate of return to the 
developer/builder). If demand and supply continue to rebalance, new-build rents will generally reflect the 
minimum economically feasible price of development. 
 
Increased demand in the region has spurred the expansion of the rental universe throughout the county; 
the achievable rental rates that can be commanded by new developments has risen to a point where the 
projects are worth pursuing. In particular, Bridgewater has seen several major new-builds of late; these 
have geared towards the higher-end of the rental market, with buildings offering amenities (i.e., gyms, 
underground parking, social rooms, advanced sound-proofing, etc.) and luxury finishes that were not 
common-place in the county’s rental market. These offerings are necessitated, in-part, by the increased 
competition amongst building operators for tenants at the higher-end of the price spectrum, as those who 
can afford the new-builds represent a proportionally lower share of market. 
 
The achieved rental rates of these buildings track well-above the market averages for Bridgewater’s primary 
market, and the county writ-large. Using data collected in our survey for a variety of new-builds in 
Bridgewater, we estimated that newly-constructed apartment buildings generally command a premium of 

between 30-60% above the current market rates. Table 3.9 applies these premiums against the average 
rental rates for Bridgewater. 
 

Table 3.9: Rental Rates for New Apartment Construction 

Current Market Rent Studio 1-Bed. 2-Bed. 3-Bed. Overall 

Weighted Average (Bridgewater) $976 $1,251 $1,482 $1,830 $1,437 

Rental Rates* for New Construction (±) 

Indicated Premium Studio** 1-Bed.** 2-Bed. 3-Bed. Overall 

@ 30% $1,275 $1,600 $1,950 $2,375 $1,900 

@ 40% $1,375 $1,750 $2,100 $2,500 $2,000 

@ 50%   $2,300 $2,700 $2,100 

@ 60%   $2,400 $3,000 $2,300 
Source: Turner Drake & Partners Ltd. | * Rates have been rounded so as to avoid overly precise figures. | ** The data did not 
indicate a premium above the 40% threshold for Studio and 1-Bedroom units. 
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We expect that these general patterns would hold true across the county’s rental market, though localized 
nuances (costs related to regulatory burden, municipal infrastructure expansions, etc.) will impact the final 
price-points for new construction. Construction in truly rural areas is expected to achieve lower rental rates 
than buildings in urbanized areas, having regard to the comparative lack of proximate amenities and 
services. 
 
This exercise is meant to be illustrative of how newly-built units are performing relative to their counter-
parts, and it should not be taken as valuation or appraisal advice for new construction; above and beyond 
general market supply and demand, there are a wide variety of building- and management-specific factors 
that ultimately impact the final rental rates these properties can achieve. For instance, some landlords are 
aggressive in securing leases for new-build units, even if it means providing tenant incentives (i.e., X 
number of months rent-free, etc.) or accepting rates below-asking. On the other hand, several operators 
we spoke with indicated they would rather have a unit vacant in the immediate if it meant that they could 
secure the long-term benefit of a tenant at their desired rental threshold. 
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3.1.8 Secondary Rental Market 
 
The secondary rental market is generally defined by CMHC as rental units in buildings containing fewer 
than three units, and is primarily comprised of single-detached homes, residential units in mixed-use 
buildings, accessory suites, larger older-stock homes that have been demised into multi-unit structures, 
etc. We estimate that the secondary rental market represents just shy of 48% of the overall rental unit 

inventory in the county. Table 3.9 details these figures. 
 
Rural and small-town communities generally lack an established base of purpose-built apartment rentals, 
with the secondary market becoming the de facto market in many parts of the county. This is particularly 
acute in Mahone Bay, Chester, and MODL. The rental supply in these areas is frequently provided through 
the repurposing and renovation of older housing stock. These units can often carry a rental premium 
associated with the costs of renovations, limited availability, and the scarcity of comparable offerings. 
Single-family homes will typically command a higher rental rate than smaller apartment units, partially driven 
by low availability in the region for family-sized rentals, along with the fact that they are usually larger 
spaces. 
 
Our survey recorded no-to-limited vacancy rates for secondary market properties; while this does not mean 
that there is zero vacancy across the board for these buildings, it illustrates that overall availability for this 
sector is low. There are limited options for those entering the market. On the whole, we expect that trends 
in the secondary rental market will generally follow the same themes are those identified through our rental 
market survey. 
 

Table 3.10: Secondary Rental Market Inventory 

Municipality 

Total Inventory (No. of Units) Share of Inventory (%) 

Primary 

Market 

Secondary 

Market* 
Total 

Primary 

Market 

Secondary 

Market 

Chester 279 560 839 33% 67% 

Mahone Bay 68 65 133 51% 49% 

Lunenburg 255 134 389 66% 34% 

Bridgewater 1,406 499 1,905 74% 26% 

MODL 329 897 1,226 27% 73% 

Total 2,337 2,155 4,492 52% 48% 
Source: Turner Drake & Partners, Ltd., PVSC, the Province of Nova Scotia, and Environics Analytics (accessed via ESRI ArcPro) | * 
These are 2024 values, which are the most up-to-date figures available as of this report. 

 

Figure 3.7: Primary vs Secondary Market Inventory 

 
Source: Turner Drake & Partners, Ltd., PVSC, the Province of Nova Scotia, and Environics Analytics (accessed via ESRI ArcPro)   
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3.2  Short-Term Rentals 
 
Short-term rentals (STRs) continue to proliferate, offering a flexible approach to utilizing residential 
properties for temporary lodging. This trend blurs the distinction between rental housing and commercial 
hospitality. With the expansion of the STR market comes growing concerns about its impact on the 
traditional residential real estate sector, particularly whether STRs are displacing long-term housing 
options, reducing housing supply, and making it more challenging for households to secure permanent 
residences. 
 

Figure 3.8 depicts the changes in STR properties from 2017 to 2025,11 along with the estimated number 
of units that were potential long-term dwellings (PLTDs); meaning, if not rented as an STR, they could have 
been used for permanent occupancy by a homeowner or tenant. Data is sourced from AirDNA™, a 
company that scrapes monthly information on the STR market from various STR platforms' public-facing 
websites. Turner Drake derives PLTD estimates from the AirDNA™ data using a modified Statistics Canada 
methodology.12  
 

Figure 3.8: Historical STRs and PLTDs 

 
Source: derived from AirDNA™ Property Performance Data 

 

• Estimates indicate that by 2025, Lunenburg County’s STR market included approximately 1,079 
properties, of which 490 were PLTDs. PLTDs therefore accounted for about 45% of the total STR 
inventory. 

 

• The 2025 STR total marks the first year-over-year decline (-2%) in overall inventory since the early 
stages of the COVID-19 Pandemic. Although PLTDs continue to increase, their growth has slowed 
considerably. From 2024 to 2025, total PLTDs rose 3%, well below the minimum 14% growth the 
previous three years. 

 
With coastal communities such as Hubbards, Aspotogan, and Kingsburg, Lunenburg County serves as a 
key tourism destination for oceanfront experiences. Accordingly, the impact of STRs is most pronounced 

in these areas, particularly during peak seasons. Figure 3.9 illustrates monthly STR activity, highlighting 
the clear seasonality of STRs across Lunenburg County. Activity is lowest during the winter months, rises 

 
11 Annual data reflects the period of October to September. For example, 2025 is October 2024 to September 2025.  
 
12 Arbenser, L; Bernard, M-C; Dormer, A; and Vipond, O. (2024, July 30). Analysis in Brief: Short-term rentals in the Canadian housing 

market. https://www150.statcan.gc.ca/n1/pub/11-621-m/11-621-m2024010-eng.htm  
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sharply through early summer, peaks between August and September, and then declines noticeably toward 
late fall. 
 

Figure 3.9: Monthly active short-term rentals 

 
Source: derived from AirDNA™ Property Performance Data 
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3.3  Demographic Projections 
 
Understanding future housing needs requires a close look at population and household projections. These 
projections provide insight into how many people may wish to live in the community, how households may 
for, and the pace at which demand for housing may grow.  
 

3.3.1 Population Projections 
 

Figure 3.10 shows possible population futures, ranging from low to high growth, with a moderate scenario 
as the midpoint. Population projections serve as the primary input for calculating the anticipated total 
households and total dwelling demand. For methodology details, see the Appendices.  
 

Figure 3.10: Anticipated range of possible future total populations 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• By 2034, the population is projected to reach between 51,485 to 56,000, representing a change of 
-1% to 7% over the decade. By 2044, the range may widen to 50,530 to 59,150, or a -3% to 13% 
change from 2024. 

 

• Under a moderate scenario, the population may grow 4% by 2034 (to 54,140) and 4% by 2044 (to 
54,450). 

 

Table 3.11 summarizes how the anticipated population may distribute by age group over the next 10 years, 
based on the average growth scenario.  
 

Table 3.11: Anticipated population by defined year and age group, moderate scenario 

  Total 0 to 14 15 to 24 25 to 44 45 to 64 65 to 84 85+ 

2019 48,635 5,840 4,065 9,215 15,710 12,255 1,555 

2024 52,215 6,025 4,130 10,050 15,405 14,840 1,765 

5yr % change +7% +3% +2% +9% -2% +21% +14% 
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  Total 0 to 14 15 to 24 25 to 44 45 to 64 65 to 84 85+ 

2034 54,140 5,520 4,070 9,495 14,490 17,800 2,765 

10yr % change +4% -8% -1% -6% -6% +20% +57% 

Source: Turner Drake analysis derived from Statistics Canada 

 

• As mentioned, the total population may expand from 52,215 to 54,140 by 2034, a 4% increase. 
 

• Growth may be concentrated among seniors. By 2034, seniors ages 85+ are projected to grow by 
57% (1,765 to 2,765). Over the same period, seniors 65–84 are anticipated to increase by 20% 
(14,840 to 17,800). 

 

3.3.2 Household Projections 
 
By applying headship rates to projected population figures by age group, analysts can estimate the number 
of future households in a community. A headship rate refers to the proportion of people within a specific 
age group who are considered the primary maintainer (or “head”) of a household. For more methodology 
details, see the Appendices. 
 

Like Figure 3.10, Figure 3.11 demonstrates potential futures for total households, ranging from low to high 
growth with a moderate / average scenario as the midpoint. 
 

Figure 3.11: Anticipated range of possible future total households 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• By 2034, total households are projected to reach between 24,830 and 26,650, representing growth 
of 3% to 10% over the decade. By 2044, the range may widen to 25,080 to 29,050, or 4% to 20% 
growth since 2024. 

 

• Under a moderate scenario, total households may grow 8% by 2034 (to 25,995) and 11% by 2044 
(to 26,900). 
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Table 3.12 summarizes how the anticipated households may distribute by age group over the next 10 
years, based on the average growth scenario.  
 

Table 3.12: Anticipated households by defined year and maintainer age group, moderate scenario 

  Total 15 to 24 25 to 44 45 to 64 65 to 84 85+ 

2019 22,090 390 4,520 8,680 7,560 950 

2024 24,155 400 4,935 8,535 9,195 1,080 

5yr % change +9% +3% +9% -2% +22% +14% 

2034 25,995 395 4,690 8,025 11,165 1,715 

10yr % change +8% -1% -5% -6% +21% +59% 

Source: Turner Drake analysis derived from Statistics Canada 

 

• As mentioned, total households may expand from 24,155 to 25,995 by 2034, an 8% increase. Like 
historical trends, projections anticipate household growth will outpace population growth, 
influenced largely by the faster expansions of seniors and senior-led households (i.e., greater 
households per capita). 

 

• By 2034, 65- to 84-year old senior-led households may expand 21% (9,195 to 11,165) and elderly-
led households by 59% (1,080 to 1,715). 

 

3.3.3 Housing Demand Projections 
 
In general, household growth drives demand for more dwellings, as each new household requires a place 
to live. However, not all dwellings are occupied by permanent residents. In 2021, about 18% of Lunenburg 
County dwellings were not usually resident-occupied. Since household data only reflects usual-residents, 
projections do not capture the additional housing needed to serve other markets, such as recreational 

properties or short-term accommodations. Figure 3.12 shows how the relationship between households 
and total dwellings may change over time, using the historical ratio between the two variables. 
 

Figure 3.12: Anticipated households versus dwellings 

 
Source: Turner Drake analysis derived from Statistics Canada 
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• Historically, Lunenburg County has about 1.22 dwellings for every household. If applied to 
household projects, the municipality may demand 31,840 total dwellings by 2034 – an increase of 
2,275 units over a decade (or ~228 annually), versus 1,840 households (184 annually). 

 
The above outlines anticipated housing demand growth over the foreseeable future. However, this does 
not account for existing unmet demand. The Appendices provides further detail on its calculation, but in 
brief, unmet demand mostly reflects suppressed households; those unable to form locally due to unhealthy 

market conditions, such as high costs or limited supply. Figure 3.13 demonstrates the impact of a 2024 
shortage on overall demand totals over the next decade. 

 

Figure 3.13: Anticipated dwelling demand and the historical dwelling shortage, moderate scenario 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• Shortage estimates suggest that about 1,585 dwellings were needed but were not provided for prior 
to 2024. Assuming this shortage is a constant over the near-term, Lunenburg County may have a 
total net new demand of 3,860 units by 2034. 

 

Figure 3.14 shows how the aforementioned total demand may compare to anticipated build outs of housing 
(based on historical trends). 
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Figure 3.14: Anticipated running dwelling shortage 

Source: Turner Drake analysis derived from Statistics Canada and Property Valuation Services Corporation 

 

• After accounting for anticipated supply over the next decade, the 2024 shortage could decrease 
slightly to 1,390 units, demonstrating that local actions are potentially addressing housing demand, 
but not at high enough levels to quickly address the housing deficit without intervention. This would 
require about 139 additional dwellings per year, on top of the ~247 already expected annually. 

 

Table 3.13 breaks down the total demand (inclusive of the shortage) into potential distributions of units by 
their size (i.e., number of bedrooms) and tenure. While the market will largely respond to consumer 
preferences through their product offerings, the data offers an insight into what to anticipate in the future 
and how said future might compare to past construction trends. 
 
For instance, Lunenburg County’s total inventory is about 19% rentals (as of 2021). Anticipated growth 
trends suggest building at a higher rate (about 32%) over the next decade. 
 

Table 3.13: Anticipated new dwelling demand by number of bedrooms and tenure, moderate 

scenario 

 Owner-occupied Renter-occupied 

 by 2029 share by 2034 share by 2029 share by 2034 share 

Total 2,030   2,635   870   1,225   

0-/1-bed 115 6% 160 6% 265 30% 400 33% 

2-Bed. 1,020 50% 1,570 60% 605 70% 825 67% 

3-Bed. 560 28% 485 18% 0 0% 0 0% 

4+ Bed. 335 17% 420 16% 0 0% 0 0% 

Source: Turner Drake analysis derived from Statistics Canada 

 

Figure 3.15 and Figure 3.16 offer alternative breakdowns of required dwellings. The former demonstrates 
the potential need across dwelling structure types and the latter shows how they might best distribute across 
different housing price models (deeply affordable, below-market, and market units). 
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Figure 3.15: Anticipated new dwelling demand by dwelling typology, moderate scenario 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• Much of the future demand is estimated to reflect the historical preference for lower density homes 
– unsurprising given the general makeup of Lunenburg County. Nevertheless, apartments should 
also be in demand. 
 

• Based on Core Housing Need influenced calculations, there is a potential local demand for about 
1,605 non-market units (1,000 below-market units and 605 deeply affordable units).  

 

Figure 3.16: Anticipated new dwelling demand by number of bedrooms and price model, 2034, 

moderate scenario 

 
Source: Turner Drake analysis derived from Statistics Canada 
 

Definitions for each price model (also found in the Key Terms section of the appendix under “price model”: 
 

• Market units refer to homes (rented or owned) whose prices are set by the private real estate 
market, driven by supply, demand, and development costs, without direct government subsidies. 

• Below-market units refer to units with rents or prices fixed at a set percentage below the average 
market rate in a specific area. CMHC defines this threshold as 80%. 

• Deeply affordable units refer to housing for the lowest-income earning households, where rent is 
truly affordable relative to their income, often requiring considerable subsidies. This is largely made 
up of rent-geared-to-income (RGI) housing, but can also include any social housing, non-profit 
housing with deep subsidies.  
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3.4  Regional Economic Integration 
 
Commuter flows provide a picture of economic and housing market integration within the region. This data 
describes both the in- and out-flow of commuters separately, as well as their specific origins and 
destinations. These details allow for a more nuanced understanding of the linkages between communities, 
and their function in the region relative to where people live and work. 
 
Examining the full dataset, commuting patterns are largely concentrated within the region represented by 
the five communities of study. Notable origins and destinations for commute trips outside this area include 
Halifax Regional Municipality and the Region of Queens, with extremely limited numbers of commute trips 
involving locations elsewhere in Nova Scotia which are presented here as a consolidated total for clarity.  
 

Table 3.14: Regional Commuter Flows (2021) 

Community 
Total 

Commuters 

In-Bound 

Commuters 

Out-Bound 

Commuters 

Internal 

Commuters 

Top 3 Origins  

of In-Bound 

Top 3 Destinations of 

Out-Bound 

Chester 3,460 790 (23%) 1,205 (35%) 1,468 (42%) 
Halifax (300) 
MODL (215) 
Rest of NS (95) 

Halifax (570) 
Bridgewater (215) 
MODL & Lunenburg (110) 

Mahone Bay 710 485 (68%) 135 (19%) 90 (13%) 
MODL (275) 
Chester (95) 
Bridgewater (55) 

Chester (35) 
Bridgewater (35) 
MODL (30) 

Lunenburg 1,620 1,080 (67%) 220 (14%) 320 (20%) 
MODL (775) 
Bridgewater (115) 
Chester (110) 

MODL (70) 
Bridgewater (55) 
Mahone Bay (50) 

Bridgewater 6,400 3,820 (60%) 860 (13%) 1,720 (27%) 
MODL (2,925) 
Queens (365) 
Chester (215) 

MODL (445) 
Lunenburg (115) 
Chester (90) 

MODL 7,915 875 (11%) 4,750 (60%) 2,290 (29%) 
Bridgewater (445) 
Chester (110) 
Queens (95) 

Bridgewater (2,925) 
Lunenburg (775) 
Halifax (315) 

Source: Statistics Canada – Table 98-10-0459-01, and Turner Drake & Partners Ltd. 

 
To better illustrate the inter-relationships and complex detail of commuting flows within the region, the 

following diagram (Figure 3.17, Page No. 54) proportionally illustrates commuters by all origins and 
destinations, ignoring internal commuters. The centre column of communities shows the balance of in- and 
out-bound commuters, with flows into the community from the left by their origin, and flows out of the 
community to the right by destination.  
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In-Bound Commutes → Out-Bound Commutes → 

Figure 3.17: Graphical Representation of Regional Commuter Flows 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Statistics Canada – Table 98-10-0459-01, and Turner Drake & Partners Ltd. 
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This additional detail provides the following insights: 
 

• A typical pattern of rural to urban commuting is observed within the region, with comparatively few 
commutes involving locations beyond the five areas of study.  
 

• The three towns are all net importers of labour, with 60%-70% of all commutes being in-bound, 
principally from the District of Lunenburg.  

 

• The District of Lunenburg is the dominant net-exporter of labour, with over 5 times more out-bound 
commutes than in-bound, and more than twice as many residents commuting to work locations 
outside the municipality than within it.  

 

• The District of Chester appears notably balanced relative to the other four municipalities, with a 
large proportion of internal commutes. This is likely due to the nature of its political boundary, which 
includes both rural areas as well as town centres rather than separating them into different 
municipal units as is found in the rest of the study area. It is highly likely that a similar rural to urban 
commute pattern exists within the District of Chester. 

 

• Commutes between the District of Lunenburg and District of Chester are relatively small in number, 
though the former represents a notable minority of all in-bound commutes to the latter. 
 

• Commuting into the study area from the neighbouring Region of Queens is generally focussed on 
the Town of Bridgewater. Commutes out of the study area to Queens principally originate from the 
District of Lunenburg. 
 

• The District of Chester is the focus of commuting linkages with the Halifax Regional Municipality, 
which represents both its top origin and destination for non-internal commutes. Other communities 
have comparatively limited relationship to Halifax. 

 

3.4.1 Notes Regarding Data and Interpretation 
 
Commute flow data pertains to the population that travels from their place of residence to a usual location 
of employment. It therefore does not consider those with no fixed workplace address (e.g. travelling sales 
persons, independent truck drivers) or those who work primarily at home (e.g. farmers, IT consultants 
working remotely). 
 
In addition, this data was gathered during the 2021 Census, which was conducted during the COVID-19 
pandemic which significantly affecting employment arrangements and commute habits across Canada. 
According to Statistics Canada13 the 2021 Census showed over 300% more people working from home 
compared to 2016, and shifts of this nature were observed in the study area as well, with the exception of 
Mahone Bay which already had among the highest rates of working from home across the province in 2016. 
While this indicates the specific commute figures are distorted, the general relationships and patterns 
illustrated in the data are considered reasonably indicative of non-pandemic conditions for the purposes of 
this report, though we expect that economic linkages with the Halifax region are likely understated in this 
data. The shift in commute patterns was most heavily concentrated in white-collar industries such as: 
professional, scientific, and technical services; finance and insurance; public administration; and education 
services, industry sectors that are heavily concentrated in Halifax.  

  

 
13 https://www150.statcan.gc.ca/n1/daily-quotidien/221130/dq221130c-eng.htm 
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Section 4 | Municipality of the District of Chester 
 

4.1  Rental Market Overview 
 
This section presents the results of our rental market survey, specific to the Municipality of the District of 
Chester. For brevity, we refer to this jurisdiction as “Chester”, with reference to specific sub-geographies 
(i.e., village-proper, New Ross, etc.) made as appropriate. A summation of the conclusions stemming from 

our research is contained in the Discussion & Conclusions section of this document. 
 
While the results of our rental market survey for Chester are statistically valid, they are heavily influenced 
by small sample size bias. This causes variability in the reporting of granular figures (i.e., rental rates by 
unit type). As such, we recommend the application of the county-wide vacancy and rental rates for Chester 
for usage in policy and research functions. 
 

4.1.1 Rental Market Supply 
 
Chester’s rental market is typified by smaller, older-stock, and low-rise buildings. The identified primary 
rental market inventory is generally clustered around the HWY-3 corridor and the village-proper, with a 
number of properties along HWY-329 between Hubbards and Mill Cove. There were essentially no primary 
market rental properties identified in the inland portion of Chester (north of HWY-103), aside from a handful 
of units in New Ross. The village-proper also plays host to a number of smaller residential units that are 
located in mixed-use buildings (i.e., ground-floor commercial uses with residential on the upper-floor(s). 
 

Our research delineated 279 primary market rental units throughout Chester. Table 4.1 shows the total 
primary market unit inventory for Chester, along with the totals for the other jurisdictions in the county. 
 

Table 4.1: Primary Rental Market Inventory (Chester) 

Municipality 
Total Inventory Share of Inventory (%) 

No. of Units No. of Buildings % of Units % of Buildings 

Chester 279 63 12% 18% 

Mahone Bay 68 17 3% 5% 

Lunenburg 255 49 11% 14% 

Bridgewater 1,406 137 60% 40% 

MODL 329 75 14% 22% 

Total 2,337 341 --- --- 

Source: Turner Drake & Partners, Ltd., PVSC, and the Province of Nova Scotia 

 
We expect the distribution of units by bedroom type (i.e., 1-Bed., 2-Bed., etc.) to largely follow the same 
patterns found at the county-level. However, we have made an adjustment to reflect local context; our 
primary research identified a large complex of 3-Bed. rental townhouses in the Mill Cove area. If the county-
wide unit shares are applied against Chester’s primary market inventory, this results in an under-counting 
of the 3-Bedroom unit inventory. Having regard to the foregoing, we anticipate that the breakdown of 
primary market unit types for Chester is as follows: 
 

Table 4.2: Unit Type Breakdown (Chester) 

Rental Market Studio 1-Bed. 2-Bed. 3-Bed. 

Chester 2% 20% 56% 22% 

Lunenburg County 4% 24% 63% 9% 
Source: Turner Drake & Partners, Ltd., PVSC, and the Province of Nova Scotia 

Agenda Page 81 of 231



Lunenburg County - Housing Market Study  Page 57 of 179 

---------------------------------------------------------------------  TURNER DRAKE & PARTNERS LTD.  --------- 

4.1.2 Vacancy Rates 
 

Vacancy rates in Chester indicate a tight rental market with low availability. By bedroom type (Table 4.3), 
Chester shows limited vacancy among one-bedroom, an indicator of both strong demand, and limited 
turnover for affordable, entry-level housing options. 
 
In Chester, vacancies are concentrated within mid-sized (3-5 unit) properties, while smaller (<3 unit) and 

mid-range (6-19 unit) buildings show no available units (Table 4.4). This suggests that renters seeking 
smaller-scale housing options, common in rural and semi-rural contexts, can face major challenges finding 
suitable accommodation. 
 
Overall, these patterns align with regional trends for Lunenburg County, where low vacancy rates in 
purpose-built rental stock and smaller-scale buildings indicate a constrained rental environment. The local 
data reinforces the notion that finding an affordable and appropriately sized rental unit is difficult. While 
overall vacancy figures may suggest moderate availability, there remains the ongoing challenge of limited 
affordability and accessibility within local housing markets. For context, we recorded just five vacant units 
across the 100 units surveyed. 
 

Table 4.3: Vacancy Rate by Bedroom Type (Chester) 

Entire Market Studio 1-Bed. 2-Bed.* 3-Bed. Overall 

Chester --- 0.00% 16.67% 3.28% 5.00% 

Lunenburg County 4.48% 4.64% 4.73% 2.80% 4.52% 

Primary Market (> 2 Units) Studio 1-Bed. 2-Bed.* 3-Bed. Overall 

Chester --- 0.00% 20.00% 3.45% 5.56% 

Lunenburg County 4.55% 4.82% 4.84% 3.01% 4.66% 
Source: Turner Drake & Partners Ltd. | “---” denotes no value recorded. | * Figured is skewed by small sample size bias. 

 

Table 4.4: Vacancy Rate by Building Size (Chester) 

Rental Market < 3 Units 3-5 Units 6-19 Units 20-49 Units 50-199 Units Overall 

Chester 0.00% 11.11% 0.00% --- 3.57% 5.00% 

Lunenburg County 0.00% 5.52% 2.56% 3.07% 10.33% 4.52% 
Source: Turner Drake & Partners Ltd. | “---” denotes no value recorded. 

 

4.1.3 Rental Rates 
 
A key objective of this project was to quantify market rental rates in Lunenburg County, and for each of the 

individual municipalities within. Table 4.5 shows the average rent by unit type for Chester and the county 

as a whole, and Table 4.6 shows the average rental rates by building size (unit count range). These figures 
are weighted averages, which ensures a more accurate representation of market rents; each building’s 
influence on the overall rates was weighted based on their corresponding share of the total unit inventory. 
 
The reported rental rates in Chester generally skewed to the lower-end, though that was largely driven by 
longer-term tenancies, older rental units, and properties that are owned by non-professional and/or part-
time proprietors. These totals are derived market averages for rental rates (i.e., achieved rent); this is what 

tenants are currently paying. Asking rental rates are addressed in Section 4.1.4. 
 

Table 4.5: Weighted Average Rent by Bedroom Type (Chester) 

Entire Market Studio 1-Bed. 2-Bed. 3-Bed. Overall 

Chester --- $729 $1,139 $912 $904 

Lunenburg County $971 $1,159 $1,417 $1,464 $1,423 
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Primary Market (> 2 Units) Studio 1-Bed. 2-Bed. 3-Bed. Overall 

Chester --- $659 $1,163 $905 $895 

Lunenburg County $968 $1,161 $1,421 $1,434 $1,426 
Source: Turner Drake & Partners Ltd. | “---” denotes no value recorded. 

 

Table 4.6: Weighted Average Rent by Building Size (Chester) 

Rental Market < 3 Units 3-5 Units 6-19 Units 20-49 Units 50-199 Units Overall 

Chester $986 $961 $600 --- $900 $904 

Lunenburg County $1,324 $1,261 $1,272 $1,334 $1,935 $1,423 
Source: Turner Drake & Partners Ltd. | “---” denotes no value recorded. 

 

4.1.4 Achieved vs Asking Rents 
 
To provide further context on rental rates, we conducted a review of the difference between asking and 

achieved rental rates. Table 4.7 presents the results of this analysis. Asking rents reflect the rate that a 
landlord would list for a vacant (i.e. turnover) or newly constructed unit; this is what a landlord believes the 
market can support for a new tenancy under current conditions. This figure does not always represent the 
final rate tenants pay, but rather the pre-lease price they encounter when entering the market. 
 
Rental rates for turnover units are often considerably higher than the rates currently achieved by said space; 
rates of increase for existing, and particularly long-term, tenants tend to lag those of the open market. 
Building operators will often pursue upgrades and/or cosmetic improvements during periods of vacancy in 
order to reposition on the higher-end of the spectrum, and to ensure that their offerings are in-line with 
market expectations. Also, Nova Scotia’s rent cap does not apply to vacated units, meaning their rental 
rates may increase beyond the 5% threshold that covers existing tenancies under periodic leases. 
 
While the Chester data is drawn from a smaller sample, the overall differentials between achieved and 
asking rates track in-line with County-wide trends. These insights suggest that a proportionate number of 
tenants in Chester are long-term renters, which helps explain lower achieved rates relative to market asking 
prices. This is largely due to tenants remaining in their existing units rather than moving to newer ones, or 
being unable to afford the higher asking rents associated with newly listed units. 
 

Table 4.7: Achieved vs Asking Rates by Unit Type (Chester) 

Chester 

Unit Type Achieved Rent Asking Rent* $ Difference % Difference 

Studio --- --- --- --- 

1-Bed. $729 $850 $121 17% 

2-Bed. $1,139 $1,200 $61 5% 

3-Bed. $912 $1,100 $188 21% 

Overall $904 $1,000 $96 11% 

Lunenburg County 

Unit Type Achieved Rent Asking Rent* $ Difference % Difference 

Studio $971 $1,200 $229 24% 

1-Bed. $1,159 $1,500 $341 29% 

2-Bed. $1,417 $1,800 $383 27% 

3-Bed. $1,464 $1,700 $236 16% 

Overall $1,423 $1,600 $177 12% 
Source: Turner Drake & Partners Ltd. | “---” denotes no value recorded. | * Figures are weighted averages that have been rounded 
to the nearest realistic point. 
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Figure 4.1: Achieved vs Asking Rents (Chester) 

 
Source: Turner Drake & Partners Ltd. 

 

4.1.5 Secondary Rental Market 
 
The secondary rental market is defined by CMHC as rental units in buildings containing fewer than three 
units, and is primarily comprised of single-detached homes, residential units in mixed-use buildings, 
accessory suites, larger older-stock homes that have been demised into multi-unit structures, etc. We 
estimate that the secondary rental market represents just shy of 67% of the overall rental unit inventory in 

Chester. Table 4.8 details these figures. 
 
Much of Chester lacks an established base of purpose-built apartment rentals. The secondary market is 
the de facto market in much of the municipality, both in rural areas and the village-proper. The secondary 
market supply is often provided through the repurposing and renovation of older housing stock. These units 
frequently carry a rental premium associated with the costs of renovations, limited availability, and the 
scarcity of comparable offerings. Single-family homes will typically command a higher rental rate than 
smaller apartment units, partially driven by low availability in the region for family-sized rentals, along with 
the fact that they are usually larger spaces. 
 

Our survey recorded no-to-limited vacancy rates for secondary market properties; while this does not mean 
that there is zero vacancy across the board for these buildings, it illustrates that overall availability for this 
sector is low. There are limited options for those entering the market. On the whole, we expect that trends 
in the secondary rental market will generally follow the same themes are those identified through our rental 
market survey. 
 

Table 4.8: Secondary Rental Market Inventory (Chester) 

Municipality 

Total Inventory (No. of Units) Share of Inventory (%) 

Primary 

Market 

Secondary 

Market* 
Total 

Primary 

Market 

Secondary 

Market 

Chester 279 560 839 33% 67% 

Mahone Bay 68 65 133 51% 49% 

Lunenburg 255 134 389 66% 34% 

Bridgewater 1,406 499 1,905 74% 26% 

MODL 329 897 1,226 27% 73% 

Total 2,337 2,155 4,492 52% 48% 
Source: Source: Turner Drake & Partners, Ltd., PVSC, the Province of Nova Scotia, and Environics Analytics (accessed via ESRI 
ArcPro) | * These are 2024 values, which are the most up-to-date figures available as of this report. 
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4.2  Short-Term Rentals 
 
Short-term rentals (STRs) continue to proliferate, offering a flexible approach to utilizing residential 
properties for temporary lodging. This trend blurs the distinction between rental housing and commercial 
hospitality. With the expansion of the STR market comes growing concerns about its impact on the 
traditional residential real estate sector, particularly whether STRs are displacing long-term housing 
options, reducing housing supply, and making it more challenging for households to secure permanent 
residences. 
 

Figure 4.2 depicts the changes in STR properties from 2017 to 2025,14 along with the estimated number 
of units that were potential long-term dwellings (PLTDs) – meaning, if not rented as an STR, they could 
have been used for permanent occupancy by a homeowner or tenant. Data is sourced from AirDNA™, a 
company that scrapes monthly information on the STR market from various STR platforms' public-facing 
websites. Turner Drake derives PLTD estimates from the AirDNA™ data using a modified Statistics Canada 
methodology.15  
 

Figure 4.2: Historical STRs and PLTDs 

 
Source: derived from AirDNA™ Property Performance Data 

 

• Estimates indicate that by 2025, the District of Chester’s STR market included approximately 316 
properties, of which 152 were PLTDs. PLTDs therefore accounted for about 48% of the total STR 
inventory. 

 

• The 2025 STR total marks the first year-over-year decline (-5%) in overall inventory since the early 
stages of the COVID-19 Pandemic. Although PLTDs increased from 2022-2024 – with 2024 being 
the year that PLTDs reached their highest share of the STR market – their growth has considerably 
slowed the last year, with 2025 showing a 6% decrease. 

 

Figure 4.3 illustrates monthly STR activity, highlighting the clear seasonality of STRs across Chester. 
Activity is lowest during the winter months, rises sharply through early summer, peaks between August and 
September, and then declines noticeably toward the autumn months. 
 

 
14 Annual data reflects the period of October to September. For example, 2025 is October 2024 to September 2025.  
 
15 Arbenser, L; Bernard, M-C; Dormer, A; and Vipond, O. (2024, July 30). Analysis in Brief: Short-term rentals in the Canadian housing 

market. https://www150.statcan.gc.ca/n1/pub/11-621-m/11-621-m2024010-eng.htm  
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Figure 4.3: Monthly active short-term rentals 

 
Source: derived from AirDNA™ Property Performance Data 

 

4.3  Demographic & Housing Supply Profiles 
 

4.3.1 Historical Demographic & Income Profiles 
 
Statistics Canada produces annual total population estimates for municipalities, with the most recent year 

being 2024. Figure 4.4 illustrates the annual change in Chester’s total population based on these estimates. 

Figure 4.5 goes a step further and provides estimates of population change over the last five years by age 
category. 
 
Readers who are familiar with local 2021 Census results will note that the estimated total and the Census 
total are different. Estimates are typically higher than Census results as Statistics Canada performs post-
census adjustments to account for potential errors. The same adjustments are not available for age groups 
at the municipal level. 
 

Figure 4.4: Historical estimated total population 

 
Source: Statistics Canada Table 17-10-0155-01 
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Figure 4.5: Percent change to population by age group, 2019 to 2024 estimates* 

 
* Results for 2019 to 2024 combine age group totals from the Census and annual estimates to determine how age groups might 
have changed over non-Census years. 
Source: derived from Statistics Canada Table 17-10-0155-01 and Statistics Canada 2016 and 2021 Census profiles 

 

• Chester has experienced a continuous increase to its total population since about 2016, increasing 
from 10,445 in that year to 11,850 by 2024 – a 13% rise.  
 

• Over the last five years, the total population increased 11%, with notable relative growth among 
25-to-44-, 65-to-84-, and 85-plus-year-olds, based on estimates. 
 

• Seniors represent a considerable and increasing proportion of the local resident base (almost 32% 
in 2024). Even so, growth among 25-to-44-year-olds, accompanied by smaller growth among 
children, suggests local increases are in part due to in-migrating younger couples and families. 
 

As the population increases, so too (most often) do the number of households. Figure 4.6 shows how 
household totals by primary household maintainer age category changed over the last five years. 
 
The primary household maintainer is the Census’ categorization of the first person in the household 
responsible for paying the rent or the mortgage, or the taxes, or the electricity bill, and so on, for the dwelling. 
In the case of a household where two or more people are listed as household maintainers, the first person 
listed is chosen as the primary household maintainer. For example, a 25- to 44-year-old maintainer refers 
to the age of the person who most often “leads” the household financially. 
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Figure 4.6: Percent change to households by primary maintainer age group, 2019 to 2024 estimates* 

 
* Household results for 2019 to 2024 perform a similar estimation as for population, but make adjustments based on Census period 
headship rates (i.e., the number households led by an age group for every person in same age group). 
Source: derived from Statistics Canada Table 17-10-0155-01 and Statistics Canada 2016 and 2021 Census profiles 

 

• Total households between 2019 and 2024 increased by an estimated 12%, higher than the rate 
experienced by the overall population.  
 

• Higher household versus population growth generally reflects an aging household maintainer base. 
As people or couples age, their dependents move away or partners pass away, leading to small 
household sizes and, inversely, greater households per capita. 
 

The typical earnings or wealth a household accumulates are largely a function of the household’s age. As 
youth become adults, they begin to earn more income commensurate to their experience. As they age, they 
are also more likely to form partnerships that lead to dual-income earning circumstances, further increasing 
their financial capacity. Even further down the road, people begin to retire and no longer earn income, but 

live off savings and pensions. Figure 4.4.7 demonstrates how estimated median before-tax household 
incomes have changed between 2010 and 2023.  
 

Figure 4.4.7: Historical* before-tax household incomes by family type 

 
* Total household incomes derived from family incomes. Pre-2021 incomes are from a past Statistics Canada custom data order. 
Incomes for 2021 to 2023 estimated based on inferred pre-2021 relationship between local and non-CMA provincial income data. 
Source: derived from Statistics Canada Table 11-10-0012-01 [custom] and Statistics Canada 2021 Census [custom] 
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• As of 2023, the median household may have earned $69,300 before-tax. Couples (more likely have 
more than one source of earnings) earned about $94,200, lone-parents earned about $65,100, and 
non-census families (e.g., single persons or roommates) earned about $37,700. 

 

• Since 2019, incomes rose just over15%, with a noticeable bump between 2019 and 2020 (due to 
the impacts of COVID-19 Pandemic support payments) and between 2022 and 2023.  

 

Figure 4.8 illustrates estimated median before-tax household incomes by tenure for 2023. The data shows 
a clear divide between households with the financial capacity to own a home, particularly those owners 
without mortgages as well as households renting in either the private or subsidized market. While the overall 
median household income was $69,300 in 2023, tenure appears to strongly influence household income 
levels, with renters, and especially subsidized renters, earning considerably less than owners. 
 

Figure 4.8: Estimated before-tax household incomes by tenure, 2023 

 
Source: derived from Statistics Canada Table 11-10-0012-01 [custom] and Statistics Canada 2021 Census [custom] 

 

• Owner households with a mortgage (often couples in their employment earning years) report the 
highest incomes at $97,800, well above the overall median. 
 

• Owner households without a mortgage ($57,600), renter households ($46,000), and subsidized 
renter households ($27,100) all fall below the total median income. 

 

• The gap between owners and renters is substantial: renter households in the private market show 
incomes about 38% lower than their owner household counterparts. These disparities highlight the 
heightened affordability pressures faced by renter and subsidized renter households compared to 
owners. 

 
UBC’s Housing Assessment Resource Tools (HART) initiative defines five household income categories 
that can help inform the share of households most at risk of housing related financial pressures. HART 
applied the categories built by governments in the US, Vancouver, and Melbourne. The categories are as 
follows: 
 

• Very low income: 20% or less of area median household income (AMHI), often similar to shelter 
allowance for income support recipients.  
 

• Low income: 21-50% AMHI, generally equivalent to one full-time minimum wage job. 
 

• Moderate income: 51-80% AMHI, similar to starting salary for a professional job like a nurse or 
teacher.  
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• Median income: 81-120% AMHI, representing the ‘middle class.’ 
 

• High income: More than 120% AMHI, the group with most housing wealth. 
 

Figure 4.4.9 shows the estimated distribution of households by income category for 2024. The data 
illustrates a relatively balanced distribution across the low-, moderate-, and median income categories, 
while very low-income households represent only a small fraction. At the other end of the spectrum, high-
income households account for a disproportionately large share of the total, underscoring a notable income 
divide in the community.  
 

Figure 4.4.9: Estimated households by income category, 2024 

 
Source: Turner Drake analysis derived from Statistics Canada and UBC Housing Assessment Resource Tools program 

 

• Very low-income households represent just 2% (115 households), the smallest share of households 
by income category. 
 

• Income groups are more evenly distributed among low- (16%), moderate- (22%), and median 
(20%) income categories. 

 

• High-income households dominate the distribution, making up 39% (2,180 households), a 
significantly larger share than all other individual categories. 

 

• The prevalence of higher-income households suggests greater overall purchasing power in the 
community, but also highlights affordability gaps for lower- and moderate-income households. 

 

4.3.2 Housing Supply Overview 
 
In 2021, Statistics Canada reported that Chester had a total housing inventory of 6,482 dwellings, of which 
5,028 were occupied by a permanent household (i.e., one that lives in the community more than half of the 
year, also known as a “usual-resident”). Thus, about 23% of Chester inventory was intended for a different 
use, such as a recreational property, a second home, or for shorter term accommodations, or may have 
been vacant.  
 

For those dwellings that are permanently occupied, Figure 4.10 illustrates their distribution by structure 
type (e.g., single-detached, semi-detached, etc.).  
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Figure 4.10: Distribution of inventory by usual-resident occupied dwelling structure type, 2021 

 
Source: Statistics Canada 2021 Census Profile 

 

• The overwhelming majority of the municipality’s dwellings are single-detached dwellings at a 88% 
share, with the next largest shares are occupied by Semi-detached or row housing and apartment 
dwellings at 4% each.  
 

• According to the 2021 Census, about 830 of usual-resident dwellings were renter-occupied, 
representing about 16% of local households at that time. 

 

Figure 4.11 shows the number of construction completions in the municipality from 2015 through 2024. 
The period from 2015-2020 saw consistency in the number of completions, ranging from 27 to 72 depending 
on the year.  
 

Figure 4.11: Annual dwelling completions estimates 

 
Source: derived from the Property Valuation Services Corporation 

 

• Since 2020, Chester experienced increases in dwelling completions, with 2023 setting a period-
high of 135, followed by 106 in 2021.  

 

• While 2024 saw decreases relative to 2021 and 2023, construction completions in that year were 
still markedly higher when compared to 2015-2020. 
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4.4  Housing Affordability Analysis 
 

4.4.1 Access to Homeownership 
 

Figure 4.12 illustrates how access to housing has shifted between 2019 and 2024 relative to an estimate 
of economic equity. Specifically, if we assume that equitable access to housing means that individuals in 
the 20th income percentile can afford 20% of available dwellings, the actual relationship between renter 
income distribution (as a proxy for first-time buyers) and housing access can be overlaid to reveal 
disparities. This comparison highlights the extent of and changes to inequity in the local homeownership 
market, particularly for first-time buyers.       
 

Figure 4.12: Share of dwellings affordable by income percentile, as compare to the equitable 

distribution of sales 

 
Source: Turner Drake analysis derived from the Property Valuation Services Corporation 

 

• In 2019, the homeownership market was relatively accessible for new buyers. With a sufficient 
down payment, households at any income percentile could afford homes priced at a higher 
percentile of sales. For example, 80% of households could afford 84% of dwellings. 

 

• Since then, housing conditions across much of Nova Scotia have shifted dramatically, driving 
shelter costs (particularly for ownership) beyond the reach of many more households. With the 
exception of the highest earners, most income percentiles could no longer afford homes at their 
equivalent sales percentile, often falling far below. By 2024, 80% of households could afford only 
40% of sales, compared to 84% in 2019 – a decline of 44 percentage points. 

 

4.4.2 Obstacles to Homeownership for First-Time Buyers / Renters 
 

Figure 4.13 demonstrates the ratio of the estimated 5-year net savings of a typical 25- to 34-year-old led 
household (a proxy for a new home-buyer) in a given year compared to the typical down payment in a given 
year (based on the down payment percentage). A value above 1.0 indicates that the typical 25- to 34-year-
old does not have enough built-up savings to cover the payment. 
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Figure 4.13: Ratio of down payment required by percent down to estimated savings, 25-to-34-year 

olds 

 
Source: Turner Drake analysis derived from Statistics Canada Table 11-10-0012-01 [custom purchase] and Table 36-10-0588-01 

 

• According to estimates, younger adults typically save enough over five-years to afford the down 
payment of the typical local dwelling if said payment is 5% down. Contributing higher amounts of 
equity becomes increasingly expensive. 

 
While lower down payments provide an easier means of entering the market, this does not necessarily 

equate to an affordable carrying cost. Relatedly, Figure 4.14 demonstrates the ratio of the estimated 
income required to reasonably afford the mortgage payments for the typical home in a given year compared 
to the estimated income of the typical 25- to 34-year-old in a given year (based on the same down payment 
scenarios as above). A value above 1.0 indicates that the required income is unattainable for the typical 
young adult led household. 
 

Figure 4.14: Ratio of income required for mortgage payment to actual income, 25-34 year olds 

 
Source: Turner Drake analysis derived from Statistics Canada Table 11-10-0012-01 [custom purchase] and Table 36-10-0588-01 

 

• A 5% down payment allows households to enter the market with less savings but results in higher 
overall costs compared to buyers contributing more equity on the same home. This creates a clear 
trade-off between lowering the entry barrier and long-term affordability. 
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• Historically, the relationship between home prices and local incomes kept housing reasonably 
affordable, whether buyers put down 5% or 20%. However, sharp price increases after 2020 quickly 
eroded this balance. By 2024, typical mortgage payments were no longer reasonably affordable 
relative to the income of a first-time homebuyer, regardless of the amount of equity invested. 

 

4.4.3 Rent Price Accessibility 
 

Figure 4.15 illustrates the estimated financial capacity of different local household types to afford various 
rent levels within the community. Calculations follow Statistics Canada’s definition of affordability (spending 
no more than 30% of before-tax household income on shelter costs) and are based on the previously 
estimated household incomes. Each household type’s affordable rent threshold is compared against the 
share of the county-wide rental inventory available at or below that rent level. For example, approximately 
48% of rental units are listed at $1,585 or less. 
 

Figure 4.15: Share of county rental stock financially achievable by local households, 2025 

 
Source: derived from 2025 Turner Drake Housing Market Survey and estimated 2023 before-tax household incomes by tenure 

 

• Based on 2023 estimates, the median renter household could reasonably afford a monthly rent of 
$910. However, according to asking rents from the 2025 rental housing survey, about half of renter 
households would be unable to afford roughly 95% of turned over units (i.e., units rented at asking 
price) without exceeding affordable spending levels. Conditions are better if considering average 
current rents, but still of concern – median renter income could afford 15% of the rental stock. 

 

• If a renter household decided to spend 50% of their income on shelter, their monthly rent budget 
would increase to about $1,515 and they could meet the asking rents of 42% of rental units. 
 

• Renter households are predominantly composed of single individuals or roommates, groups that 
typically earn lower incomes. These households have the least choice in the rental market. 

 

• Lone-parent households, while generally single-income, can access a slightly larger share of 
housing within affordable limits. Even so, the median lone parent could afford only about 24% of 
listed rentals without overspending, versus 55% of rentals at current rates. 

 

• Couple households, more likely to have dual incomes, have the greatest range of housing options, 
being able to afford approximately 70% of units on market based on the standard affordability 
threshold. 
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4.5  Demographic Projections 
 
Understanding future housing needs requires a close look at population and household projections. These 
projections provide insight into how many people may wish to live in the community, how households may 
for, and the pace at which demand for housing may grow.  
 

4.5.1 Population Projections 
 

Figure 4.16 shows possible population futures, ranging from low to high growth, with a moderate scenario 
as the midpoint. Population projections serve as the primary input for calculating the anticipated total 

households and total dwelling demand. For methodology details, see the Appendices. 
 

Figure 4.16: Anticipated range of possible future total populations 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• By 2034, the population is projected to reach between 11,480 and 12,465, representing a decline 
of 3% and rise of 5% over the decade. By 2044, the range may widen to 11,360 to 13,295, or -4% 
to 12% change since 2024. 

 

• Under a moderate scenario, the population may grow 2% by 2034 (to 12,070) and 3% by 2044 (to 
12,235). 

 

Table 4.9 summarizes how the anticipated population may distribute by age group over the next 10 years, 
based on the average growth scenario.  
 

Table 4.9: Anticipated population by defined year and age group, moderate scenario 

  Total 0 to 14 15 to 24 25 to 44 45 to 64 65 to 84 85+ 

2019 10,680 1,260 815 1,915 3,570 2,800 315 

2024 11,850 1,315 910 2,135 3,655 3,465 370 

5yr % change +11% +4% +12% +11% +2% +24% +17% 
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  Total 0 to 14 15 to 24 25 to 44 45 to 64 65 to 84 85+ 

2034 12,070 1,125 1,000 1,935 3,440 3,985 585 

10yr % change +2% -14% +10% -9% -6% +15% +58% 

Source: Turner Drake analysis derived from Statistics Canada 

 

• As mentioned, the total population may expand from 11,850 to 12,070 by 2034, a 2% increase. 
 

• Growth may be concentrated among seniors. By 2034, seniors ages 85+ are projected to grow by 
58% (370 to 585). Over the same period, seniors 65–84 may increase by 15% (3,465 to 3,985). 

 

4.5.2 Household Projections 
 
By applying headship rates to projected population figures by age group, analysts can estimate the number 
of future households in a community. A headship rate refers to the proportion of people within a specific 
age group who are considered the primary maintainer (or “head”) of a household. For more methodology 
details, see the Appendices. 
 

Like Figure 4.16, Figure 4.17 demonstrates potential futures for total households, ranging from low to high 
growth with a moderate / average scenario as the midpoint. 
 

Figure 4.17: Anticipated range of possible future total households 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• By 2034, total households are projected to reach between 5,555 and 5,960, representing growth of 
less than 1% to 8% over the decade. By 2044, the range may widen to 5,660 to 6,545, or 2% to 
18% growth since 2024. 

 

• Under a moderate scenario, total households may grow 5% by 2034 (to 5,815) and 9% by 2044 (to 
6,060). 

 

Table 4.10 summarizes how the anticipated households may distribute by age group over the next 10 
years, based on the average growth scenario.  
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Table 4.10: Anticipated households by defined year and maintainer age group, moderate scenario 

  Total 15 to 24 25 to 44 45 to 64 65 to 84 85+ 

2019 4,925 45 935 2,025 1,680 235 

2024 5,535 50 1,040 2,080 2,085 275 

5yr % change +12% +11% +11% +3% +24% +17% 

2034 5,815 55 950 1,950 2,420 440 

10yr % change +5% +10% -9% -6% +16% +60% 

Source: Turner Drake analysis derived from Statistics Canada 

 

• As mentioned, total households may expand from 5,520 to 5,815 by 2034, a 5% increase. Like 
historical trends, projections anticipate household growth will outpace population growth, 
influenced largely by the faster expansions of seniors and senior-led households (i.e., greater 
households per capita). 

 

• By 2034, 65-to-84-year-old senior-led households may expand 16% (2,085 to 2,420) and elderly-
led households by 60% (275 to 440). 

 

4.5.3 Housing Demand Projections 
 
In general, household growth drives demand for more dwellings, as each new household requires a place 
to live. However, not all dwellings are occupied by permanent residents. In 2021, about 23% of Chester 
dwellings were not usually resident-occupied. Since household data only reflects usual-residents, 
projections do not capture the additional housing needed to serve other markets, such as recreational 

properties or short-term accommodations. Figure 4.18 shows how the relationship between households 
and total dwellings may change over time, using the historical ratio between the two variables. 
 

Figure 4.18: Anticipated households versus dwellings 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• Historically, Chester has about 1.32 dwellings for every household. If applied to household 
projections, the municipality may demand 7,700 total dwellings by 2034 – an increase of 370 units 
over a decade (or 37 annually), versus 510 households (51 annually). 
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The above outlines anticipated housing demand growth over the foreseeable future. However, this does 
not account for existing unmet demand. The Appendices provide further detail on its calculation, but in brief, 
unmet demand mostly reflects suppressed households – those unable to form locally due to unhealthy 

market conditions, such as high costs or limited supply. Figure 4.19 demonstrates the impact of a 2024 
shortage on overall demand totals over the next decade. 

 

Figure 4.19: Anticipated dwelling demand and the historical dwelling shortage, moderate scenario 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• Shortage estimates suggest that about 445 dwellings were needed but were not provided for prior 
to 2024. Assuming this shortage is a constant over the near-term, Chester may have a total net 
new demand of 815 units by 2034. 

 

Figure 4.20 shows how the aforementioned total demand may compare to anticipate build outs of housing 
(based on historical trends). 
 

Figure 4.20: Anticipated running dwelling shortage 

 
Source: Turner Drake analysis derived from Statistics Canada and Property Valuation Services Corporation 
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• After accounting for anticipated supply over the next decade, the 2024 shortage could reduce to 
265 units, indicating a moderate housing deficit without intervention. This would require building 
about 26 additional dwellings per year, on top of the 55 already expected annually. 

 

Table 4.11 breaks down the total demand (inclusive of the shortage) into potential distributions of units by 
their size (i.e., number of bedrooms) and tenure. While the market will largely respond to consumer 
preferences through their product offerings, the data offers an insight into what to anticipate in the future 
and how said future might compare to past construction trends.  
 
For instance, Chester’s total inventory is about 17% rentals (as of 2021). Anticipated growth trends suggest 
building at a higher share (about 34%) over the next decade. 
 

Table 4.11: Anticipated new dwelling demand by number of bedrooms and tenure, moderate 

scenario 

 Owner-occupied Renter-occupied 

 by 2029 share by 2034 share by 2029 share by 2034 share 

Total 390   540   175   275   

0-/1-Bed. 20 5% 30 6% 55 31% 100 36% 

2-Bed. 235 60% 380 70% 120 69% 175 64% 

3-Bed. 95 24% 80 15% 0 0% 0 0% 

4+ Bed. 40 10% 50 9% 0 0% 0 0% 

Source: Turner Drake analysis derived from Statistics Canada 

 

Figure 4.21 and Figure 4.22 offer alternative breakdowns of required dwellings. The former demonstrates 
the potential need across dwelling structure types and the latter shows how they might best distribute across 
different housing price models (deeply affordable, below-market, and market units). 
 

Figure 4.21: Anticipated new dwelling demand by dwelling typology, moderate scenario 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• Much of the future demand is estimated to reflect the historical preference for single-detached 
homes – unsurprising given the more rural nature of Chester. Nevertheless, other low-density 
typologies (e.g., semi-detached homes or townhouses) could also serve to meet the demand. 
 

• Based on Core Housing Need influenced calculations, there is a potential local demand for about 
355 non-market units (215 below-market units and 140 deeply affordable units).  
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Figure 4.22: Anticipated new dwelling demand by number of bedrooms and price model, 2034, 

moderate scenario 

 
Source: Turner Drake analysis derived from Statistics Canada 
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Figure 4.23: Study Area Map – Chester 

 
Source: The Province of Nova Scotia | Basemap accessed through ESRI ArcPro.   
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Section 5 | Town of Mahone Bay 
 

5.1  Rental Market Overview 
 
This section presents the results of our rental market survey, specific to the Town of Mahone Bay. For 
brevity, we refer to this jurisdiction as “Mahone Bay”. A summation of the conclusions stemming from our 

research is contained in the Discussion & Conclusions section of this document. 
 
While the results of our rental market survey for Mahone Bay are statistically valid, they are heavily 
influenced by small sample size bias. This causes variability in the reporting of granular figures (i.e., rental 
rates by unit type). As such, we recommend the use of the county-wide vacancy and rental rates for Mahone 
Bay for policy and research functions, with localized figures providing nuance and context. 
 

5.1.1 Rental Market Supply 
 
Mahone Bay has a comparatively low supply of primary market rental units; this is driven by its smaller 
geography, along with a historical lack of concentrated demand for large-scale and multi-unit construction 
typologies. The rental market in the town is typified by smaller, older-stock, and low-rise buildings. The 
primary commercial artery of the town has a number of mixed-use properties that host both secondary-
market units and vacation rentals.  
 
Our research delineated just 68 primary market rental units in Mahone Bay. This is the smallest figure 
amongst the five municipalities in the county, and accounts for approximately just 3% of the total inventory 

in the county. Table 5.1 shows the total primary market unit inventory for Mahone Bay, along with the totals 
for the other jurisdictions in the county. 
 

Table 5.1: Primary Rental Market Inventory (Mahone Bay) 

Municipality 
Total Inventory Share of Inventory (%) 

No. of Units No. of Buildings % of Units % of Buildings 

Chester 279 63 12% 18% 

Mahone Bay 68 17 3% 5% 

Lunenburg 255 49 11% 14% 

Bridgewater 1,406 137 60% 40% 

MODL 329 75 14% 22% 

Total 2,337 341 --- --- 

Source: Turner Drake & Partners, Ltd., PVSC, and the Province of Nova Scotia 

 
We expect the distribution of units by bedroom type (i.e., 1-Bed., 2-Bed., etc.) to largely follow the same 
patterns as at the county-level. As such, we anticipate that the breakdown of primary market unit types for 
Mahone Bay is as follows: 
 

Table 5.2: Unit Type Breakdown (Mahone Bay) 

Studio 1-Bed. 2-Bed. 3-Bed. 

4% 24% 63% 9% 

Source: Derived using Turner Drake’s rental market survey and estimated dwelling unit counts 
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5.1.2 Vacancy Rates 
 
Vacancy rates specific to Mahone Bay are effectively zero across all unit types and building sizes, 
underscoring an extremely tight rental market with virtually no available supply. This is in stark contrast to 
Lunenburg County overall, where vacancy rates hover around 4.5%, a vacancy rate already considered 
relatively low but still indicative of at least some turnover and choice within the broader, regional market. 
 

By bedroom type (Table 5.3), Mahone Bay records no vacant units in any size category, from studios 
through three-bedrooms, compared to the county’s modest 2.8-4.7% range. This suggests strong demand 
across all unit sizes and a near-total absence of available rental options, particularly for smaller or more 
affordable dwelling units. 

 

Table 5.3: Vacancy Rate by Bedroom Type (Mahone Bay) 

Entire Market Studio 1-Bed. 2-Bed. 3-Bed. Overall 

Mahone Bay 0.00% 0.00% 0.00% 0.00% 0.00% 

Lunenburg County 4.48% 4.64% 4.73% 2.80% 4.52% 

Primary Market (> 2 Units) Studio 1-Bed. 2-Bed. 3-Bed. Overall 

Mahone Bay 0.00% 0.00% 0.00% 0.00% 0.00% 

Lunenburg County 4.55% 4.82% 4.84% 3.01% 4.66% 
Source: Turner Drake & Partners Ltd. | “---” denotes no value recorded. 

 

Vacancy rates by building size follow the same trend, as illustrated below in Table 5.4. Mahone Bay shows 
limited-to-no vacancy in any building category, including small-scale rental housing (<6 units). This signals 
a highly constrained housing market where households have limited to relocate or enter the market in 
Mahone Bay. 
 

Table 5.4: Vacancy Rate by Building Size (Mahone Bay) 

Rental Market < 3 Units 3-5 Units 6-19 Units 20-49 Units 50-199 Units Overall 

Mahone Bay 0.00% 0.00% 0.00% --- --- 0.00% 

Lunenburg County 0.00% 5.52% 2.56% 3.07% 10.33% 4.52% 
Source: Turner Drake & Partners Ltd. | “---” denotes no value recorded. 

 
Smaller submarkets such as Mahone Bay exhibit greater sensitivity to small-sample effects, which can 
introduce variability in granular measures such as vacancy and rental rates by unit type or building size. 
Even so, the findings for Mahone Bay are noteworthy: despite potential variability, the data consistently 
record limited-to-no vacancy across all unit types and building sizes, making it the most supply-constrained 
submarket in the county. This reinforces what is often reported anecdotally; demand for rental housing in 
Mahone Bay far exceeds supply. 
 
Taken together, the survey results indicate a region-wide shortage of rental housing, with Mahone Bay 
representing the most acute expression of that shortage. These conditions highlight the need for sustained 
and diversified investment in new, attainable rental development to restore market balance, improve 
affordability, and ensure that rental options exist across the full range of household sizes and income levels. 
 

5.1.3 Rental Rates 
 
A key objective of this project was to quantify market rental rates in Lunenburg County, and for each of the 

individual municipalities within. Table 5.5 shows the average rent by unit type for Mahone Bay and the 

county as a whole, and Table 5.6 shows the average rental rates by building size (unit count range). These 
figures are weighted averages, which ensures a more accurate representation of market rents; each 
building’s influence on the overall rates was weighted based on their corresponding share of the total unit 
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inventory. These totals are derived market averages for rental rates (i.e., achieved rent); this is what tenants 

are currently paying. Asking rental rates are addressed in Section 5.1.4. 
 
The reported rental rates for primary market buildings in Mahone Bay generally skewed to the lower-end, 
though that was largely driven by longer-term tenancies in older rental units. Recorded rental rates in the 
secondary market (small sample size notwithstanding) were actually higher than those of the primary 
market; this is driven by several older buildings that have undergone thorough renovations, and command 
rental premiums over their counter-parts. 
 
While the results of our rental market survey for Mahone Bay are comprehensive and statistically reliable, 
they are heavily influenced by small sample size bias. This causes variability in the reporting of granular 
figures (i.e., rental rates by unit type, etc.). As such, we recommend the use of the county-wide figures for 
Mahone Bay for policy and research functions, with locally-specific numbers applicable for nuance and 
context. 
 

Table 5.5: Weighted Average Rent by Bedroom Type (Mahone Bay) 

Entire Market Studio 1-Bed. 2-Bed. 3-Bed. Overall 

Mahone Bay $975 $1,038 $1,204 $1,300 $1,150 

Lunenburg County $971 $1,159 $1,417 $1,464 $1,423 

Primary Market (> 2 Units) Studio 1-Bed. 2-Bed. 3-Bed. Overall 

Mahone Bay $975 $1,038 $1,125 $1,300 $1,091 

Lunenburg County $968 $1,161 $1,421 $1,434 $1,426 
Source: Turner Drake & Partners Ltd. | “---” denotes no value recorded. 

 

Table 5.6: Weighted Average Rent by Building Size (Mahone Bay) 

Rental Market < 3 Units 3-5 Units 6-19 Units 20-49 Units 50-199 Units Overall 

Mahone Bay $1,800 $1,192 $1,021 --- --- $1,150 

Lunenburg County $1,324 $1,261 $1,272 $1,334 $1,935 $1,423 
Source: Turner Drake & Partners Ltd. | “---” denotes no value recorded. 

 

5.1.4 Achieved vs Asking Rents 
 
To provide further context on rental rates, we conducted a review of the difference between asking and 

achieved rental rates. Table 5.7 presents the results of this analysis. Asking rents reflect the rate that a 
landlord would list for a vacant (i.e. turnover) or newly constructed unit; this is what a landlord believes the 
market can support for a new tenancy under current conditions. This figure does not always represent the 
final rate tenants pay, but rather the pre-lease price they encounter when entering the market. 
 
Rental rates for turnover units are often considerably higher than the rates currently achieved by said space; 
rates of increase for existing, and particularly long-term, tenants tend to lag those of the open market. 
Building operators will often pursue upgrades and/or cosmetic improvements during periods of vacancy in 
order to reposition on the higher-end of the spectrum, and to ensure that their offerings are in-line with 
market expectations. Also, Nova Scotia’s rent cap does not apply to vacated units, meaning their rental 
rates may increase beyond the 5% threshold that applies to existing tenancies under periodic leases. 
Building operators often look to recoup this differential via increases to newly vacant units. 
 
Asking rates in Mahone Bay are distorted by a small sample size, however they are illustrative of what a 
prospective tenant would be faced with. Achieved rates in Mahone Bay, and the county writ-large, tend to 
be lower as they reflect a market with limited turnover and marginal rent increases. This is largely 
attributable to a substantive base of long-term renters, and a correspondingly lower rates of annual rent 
increases. 
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Table 5.7: Achieved vs Asking Rates by Unit Type (Mahone Bay) 

Mahone Bay 

Unit Type Achieved Rent Asking Rent* $ Difference % Difference 

Studio $975 $1,000 $25 3% 

1-Bed. $1,038 $1,100 $62 6% 

2-Bed. $1,204 $1,400 $196 14% 

3-Bed. $1,300 $1,250 -$50 -4% 

Overall $1,150 $1,350 $200 15% 

Lunenburg County 

Unit Type Achieved Rent Asking Rent* $ Difference % Difference 

Studio $971 $1,200 $229 24% 

1-Bed. $1,159 $1,500 $341 29% 

2-Bed. $1,417 $1,800 $383 27% 

3-Bed. $1,464 $1,700 $236 16% 

Overall $1,423 $1,600 $177 12% 
Source: Turner Drake & Partners Ltd. | * Figures are weighted averages that have been rounded to the nearest realistic point. 

 

Figure 5.1: Achieved vs Asking Rent (Mahone Bay) 

 
Source: Turner Drake & Partners Ltd. 

 

5.1.5 Secondary Rental Market 
 
The secondary rental market is defined by CMHC as rental units in buildings containing fewer than three 
units, and is primarily comprised of single-detached homes, residential units in mixed-use buildings, 
accessory suites, larger older-stock homes that have been demised into multi-unit structures, etc. We 
estimate that the secondary rental market represents just shy of 49% of the overall rental unit inventory in 

Mahone Bay. Table 5.8 details these figures. Mahone Bay lacks an established base of purpose-built 
apartment rentals, with the secondary market an essential part of the Town’s rental scene. 
 
The secondary market supply is often provided through the repurposing and renovation of older housing 
stock. These units can frequently carry a rental premium driven by the costs of renovations, limited 
availability, and the scarcity of comparable offerings. Single-family homes will typically command a higher 
rental rate than smaller apartment units, partially driven by low availability in the region for family-sized 
rentals, along with the fact that they are usually larger spaces. 
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Our survey recorded no-to-limited vacancy rates in Mahone Bay, both in the primary and secondary 
markets. While this does not mean that there is zero vacancy across the board, it underscores that overall 
availability in the rental sector is low. There are limited options for those entering the market. On the whole, 
we expect that trends in the secondary rental market will generally follow the same themes are those 
identified through our rental market survey. 
 

Table 5.8: Secondary Rental Market Inventory (Mahone Bay) 

Municipality 

Total Inventory (No. of Units) Share of Inventory (%) 

Primary 

Market 

Secondary 

Market* 
Total 

Primary 

Market 

Secondary 

Market 

Chester 279 560 839 33% 67% 

Mahone Bay 68 65 133 51% 49% 

Lunenburg 255 134 389 66% 34% 

Bridgewater 1,406 499 1,905 74% 26% 

MODL 329 897 1,226 27% 73% 

Total 2,337 2,155 4,492 52% 48% 
Source: Turner Drake & Partners, Ltd., PVSC, the Province of Nova Scotia, and Environics Analytics (accessed via ESRI ArcPro) | * 
These are 2024 values, which are the most up-to-date figures available as of this report. 
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5.2  Short-Term Rentals 
 
Short-term rentals (STRs) continue to proliferate, offering a flexible approach to utilizing residential 
properties for temporary lodging. This trend blurs the distinction between rental housing and commercial 
hospitality. With the expansion of the STR market comes growing concerns about its impact on the 
traditional residential real estate sector, particularly whether STRs are displacing long-term housing 
options, reducing housing supply, and making it more challenging for households to secure permanent 
residences. 
 

Figure 5.2 depicts the changes in STR properties from 2017 to 2025,16 along with the estimated number 
of units that were potential long-term dwellings (PLTDs) – meaning, if not rented as an STR, they could 
have been used for permanent occupancy by a homeowner or tenant. Data is sourced from AirDNA™, a 
company that scrapes monthly information on the STR market from various STR platforms' public-facing 
websites. Turner Drake derives PLTD estimates from the AirDNA™ data using a modified Statistics Canada 
methodology.17  
 

Figure 5.2: Historical STRs and PLTDs 

 
Source: derived from AirDNA™ Property Performance Data 

 

• Estimates indicate that by 2025, Mahone Bay’s STR market included approximately 73 properties, 
of which 34 were PLTDs. PLTDs therefore accounted for about 47% of the total STR inventory. 

 

• Although PLTDs have continued to increase since 2022, their growth was considerably slower in 
the last two years. PLTDs reached their highest share of the STR market in 2024. 

 

Figure 5.3 illustrates monthly STR activity, highlighting the clear seasonality of STRs across Mahone Bay. 
Activity is lowest during the winter months, rises sharply through early summer, peaks between June and 
October, and then declines noticeably toward late fall. 
 

 
16 Annual data reflects the period of October to September. For example, 2025 is October 2024 to September 2025.  
 
17 Arbenser, L; Bernard, M-C; Dormer, A; and Vipond, O. (2024, July 30). Analysis in Brief: Short-term rentals in the Canadian housing 

market. https://www150.statcan.gc.ca/n1/pub/11-621-m/11-621-m2024010-eng.htm  
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Figure 5.3: Monthly active short-term rentals 

 
Source: derived from AirDNA™ Property Performance Data 

 

5.3  Demographic & Housing Supply Profiles 
 

5.3.1 Historical Demographic & Income Profiles 
 
Statistics Canada produces annual total population estimates for municipalities, with the most recent year 

being 2024. Figure 5.4 illustrates the annual change in Mahone Bay’s total population based on these 

estimates. Figure 5.5 goes a step further and provides estimates of population change over the last five 
years by age category. 
 
Readers who are familiar with local 2021 Census results will note that the estimated total and the Census 
total are different. Estimates are typically higher than Census results as Statistics Canada performs post-
census adjustments to account for potential errors. The same adjustments are not available for age groups 
at the municipal level. 
 

Figure 5.4: Historical estimated total population 

 
Source: Statistics Canada Table 17-10-0155-01 
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Figure 5.5: Percent change to population by age group, 2019 to 2024 estimates* 

 
* Results for 2019 to 2024 combine age group totals from the Census and annual estimates to determine how age groups might 
have changed over non-Census years. 
Source: derived from Statistics Canada Table 17-10-0155-01 and Statistics Canada 2016 and 2021 Census profiles 

 

• Mahone Bay experienced a continuous increase to its total population since about 2016 (common 
across much of the province), increasing from 1,050 in that year to about 1,175 by 2024 – a 12% 
rise.  
 

• Over the last five years, the total population increased 12%, with notable relative growth among all 
age groups except 45- to 64-year-olds. 
 

• Seniors represent a considerable and increasing proportion of the local resident base (almost 41% 
in 2024). Even so, growth among 25-to-44-year-olds, accompanied by increases among children, 
suggests local increases are in part due to in-migrating younger couples and families. 
 

As the population increases, so too (most often) do the number of households. Figure 5.6 shows how 
household totals by primary household maintainer age category changed over the last five years. 
 
The primary household maintainer is the Census’ categorization of the first person in the household 
responsible for paying the rent or the mortgage, or the taxes, or the electricity bill, and so on, for the dwelling. 
In the case of a household where two or more people are listed as household maintainers, the first person 
listed is chosen as the primary household maintainer. For example, a 25- to 44-year-old maintainer refers 
to the age of the person who most often “leads” the household financially. 
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Figure 5.6: Percent change to households by primary maintainer age group, 2019 to 2024 estimates* 

 
* Household results for 2019 to 2024 perform a similar estimation as for population, but make adjustments based on Census period 
headship rates (i.e., the number households led by an age group for every person in same age group). 
Source: derived from Statistics Canada Table 17-10-0155-01 and Statistics Canada 2016 and 2021 Census profiles 

 

• Total households between 2019 and 2024 increased by an estimated 10%, lower than the rate 
experienced by the overall population. 
 

• Lower household versus population growth generally reflects a younger household maintainer 
base. As families grow, the number of dependents grows, leading to larger household sizes and, 
inversely, lower households per capita. 
 

The typical earnings or wealth a household accumulates are largely a function of the household’s age. As 
youth become adults, they begin to earn more income commensurate to their experience. As they age, they 
are also more likely to form partnerships that lead to dual-income earning circumstances, further increasing 
their financial capacity. Even further down the road, people begin to retire and no longer earn income, but 

live off savings and pensions. Figure 5.7 demonstrates how estimated median before-tax household 
incomes have changed between 2010 and 2023.  
 

Figure 5.7: Historical* before-tax household incomes by family type 

 
* Total household incomes derived from family incomes. Pre-2021 incomes are from a past Statistics Canada custom data order. 
Incomes for 2021 to 2023 estimated based on inferred pre-2021 relationship between local and non-CMA provincial income data. 
Source: derived from Statistics Canada Table 11-10-0012-01 [custom] and Statistics Canada 2021 Census [custom] 
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• As of 2023, the median household may have earned $66,300 before-tax. Couples (more likely have 
more than one source of earnings) earned about $96,400, and non-census families (e.g., single 
persons or roommates) earned about $39,000. 

 

• Since 2019, incomes rose about 12%, with a noticeable bump between 2019 and 2020 (due to the 
impacts of COVID-19 Pandemic support payments) and between 2022 and 2023.  

 

Figure 5.8 illustrates estimated median before-tax household incomes by tenure for 2023. The data shows 
a clear divide between households with the financial capacity to own a home, particularly those owners 
without mortgages as well as households renting in either the private or subsidized market. While the overall 
median household income was $66,300 in 2023, tenure appears to strongly influence household income 
levels, with renters, and especially subsidized renters, earning considerably less than owners. 
 

Figure 5.8: Estimated before-tax household incomes by tenure, 2023 

 
Source: derived from Statistics Canada Table 11-10-0012-01 [custom] and Statistics Canada 2021 Census [custom] 

 

• Owner households with a mortgage (often couples in their employment earning years) report the 
highest incomes at $96,500, well above the overall median. 
 

• Owner households without a mortgage ($61,700), renter households ($40,700), and subsidized 
renter households ($22,700) all fall below the total median income. 

 

• The gap between owners and renters is substantial: renter households in the private market show 
incomes about 47% lower than their owner household counterparts. These disparities highlight the 
heightened affordability pressures faced by renter and subsidized renter households compared to 
owners. 

 
UBC’s Housing Assessment Resource Tools (HART) initiative defines five household income categories 
that can help inform the share of households most at risk of housing related financial pressures. HART 
applied the categories built by governments in the US, Vancouver, and Melbourne. The categories are as 
follows: 
 

• Very low income: 20% or less of area median household income (AMHI), often similar to shelter 
allowance for income support recipients.  
 

• Low income: 21-50% AMHI, generally equivalent to one full-time minimum wage job. 

• Moderate income: 51-80% AMHI, similar to starting salary for a professional job like a nurse or 
teacher.  
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• Median income: 81-120% AMHI, representing the ‘middle class.’ 
 

• High income: More than 120% AMHI, the group with most housing wealth. 
 

Figure 5.9 shows the estimated distribution of households by income category for 2024. The data illustrates 
a relatively balanced distribution across the low-, moderate-, and median income categories, while very 
low-income households represent only a small fraction. At the other end of the spectrum, high-income 
households account for a disproportionately large share of the total, underscoring a notable income divide 
in the community.  
 

Figure 5.9: Estimated households by income category, 2024 

 
Source: Turner Drake analysis derived from Statistics Canada and UBC Housing Assessment Resource Tools program 

 

• Income groups are generally evenly distributed among low- (18%), moderate- (19%), and median 
(21%) income categories. 

 

• High-income households dominate the distribution, making up 43% (235 households), a 
significantly larger share than all other individual categories. 

 

• The prevalence of higher-income households suggests greater overall purchasing power in the 
community, but also highlights affordability gaps for lower- and moderate-income households. 

 

5.3.2 Housing Supply Overview 
 
In 2021, Statistics Canada reported that Mahone Bay had a total housing inventory of 599 dwellings, of 
which 522 were occupied by a permanent household (i.e., one that lives in the community more than half 
of the year, also known as a “usual-resident”). Thus, about 13% of Mahone Bay inventory was intended for 
a different use, such as a recreational property, a second home, or for shorter term accommodations, or 
may have been vacant.  
 

For those dwellings that are permanently occupied, Figure 5.10 illustrates their distribution by structure 
type (e.g., single-detached, semi-detached, etc.).  
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Figure 5.10: Distribution of inventory by usual-resident occupied dwelling structure type, 2021 

 
Source: Statistics Canada 2021 Census Profile 

 

• The majority of the municipality’s dwellings are single-detached dwellings at a 62% share, with the 
next largest share occupied by apartment dwellings at 29%.  
 

• According to the 2021 Census, about 170 of usual-resident dwellings were renter-occupied, 
representing about 33% of local households at that time. 

 

Figure 5.11 shows the number of construction completions in the municipality from 2015 through 2024. 
The period from 2015 to 2020 saw general consistency in the number of completions, ranging from 1 to 11 
depending on the year, with 2018 being an outlier at 36 completions.  
 

Figure 5.11: Annual dwelling completions estimates 

 
Source: derived from the Property Valuation Services Corporation 

 

• Since 2020, Mahone Bay experienced some increases in dwelling completions, with 2023 setting 
a period-high of 8, followed by 7 in 2021.  

 

• 2024 saw decreases relative to 2021 and 2023. Construction completions in that year (2) were 
comparable to 2015 to 2020. 
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5.4  Housing Affordability Analysis 
 

5.4.1 Access to Homeownership 
 

Figure 5.12 illustrates how access to housing has shifted between 2019 and 2024 relative to an estimate 
of economic equity. Specifically, if we assume that equitable access to housing means that individuals in 
the 20th income percentile can afford 20% of available dwellings, the actual relationship between renter 
income distribution (as a proxy for first-time buyers) and housing access can be overlaid to reveal 
disparities. This comparison highlights the extent of and changes to inequity in the local homeownership 
market, particularly for first-time buyers.       
 

Figure 5.12: Share of dwellings affordable by income percentile, as compare to the equitable 

distribution of sales 

 
Source: Turner Drake analysis derived from the Property Valuation Services Corporation 

 

• In 2019, the homeownership market was relatively accessible for new buyers. With a sufficient 
down payment, households at any income percentile could afford homes priced at a higher 
percentile of sales. For example, 80% of households could afford 77% of dwellings. 

 

• Since then, housing conditions across much of Nova Scotia have shifted dramatically, driving 
shelter costs (particularly for ownership) beyond the reach of many more households. With the 
exception of the highest earners, most income percentiles could no longer afford homes at their 
equivalent sales percentile, often falling far below. By 2024, 80% of households could afford only 
12% of sales, compared to 77% in 2019 – a decline of 65 percentage points. 

 

5.4.2 Obstacles to Homeownership for First-Time Buyers / Renters 
 

Figure 5.13 demonstrates the ratio of the estimated 5-year net savings of a typical 25- to 34-year-old led 
household (a proxy for a new home-buyer) in a given year compared to the typical down payment in a given 
year (based on the down payment percentage). A value above 1.0 indicates that the typical 25- to 34-year-
old does not have enough built-up savings to cover the payment. 
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Figure 5.13: Ratio of down payment required by percent down to estimated savings, 25-34 year olds 

 
Source: Turner Drake analysis derived from Statistics Canada Table 11-10-0012-01 [custom purchase] and Table 36-10-0588-01 

 

• According to estimates, younger adults typically save enough over five-years to afford the down 
payment of the typical local dwelling if said payment is either 5% down. Contributing higher 
amounts of equity becomes increasingly expensive. 

 
While lower down payments provide an easier means of entering the market, this does not necessarily 

equate to an affordable carrying cost. Relatedly, Figure 5.14 demonstrates the ratio of the estimated 
income required to reasonably afford the mortgage payments for the typical home in a given year compared 
to the estimated income of the typical 25- to 34-year-old in a given year (based on the same down payment 
scenarios as above). A value above 1.0 indicates that the required income is unattainable for the typical 
young adult led household. 
 

Figure 5.14: Ratio of income required for mortgage payment to actual income, 25-34 year olds 

 
Source: Turner Drake analysis derived from Statistics Canada Table 11-10-0012-01 [custom purchase] and Table 36-10-0588-01 

 

• A 5% down payment allows households to enter the market with less savings but results in higher 
overall costs compared to buyers contributing more equity on the same home. This creates a clear 
trade-off between lowering the entry barrier and long-term affordability. 
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• Historically, the relationship between home prices and local incomes kept housing reasonably 
affordable, whether buyers put down 5% or 20%. However, sharp price increases after 2020 quickly 
eroded this balance. By 2024, typical mortgage payments were no longer reasonably affordable 
relative to the income of a first-time homebuyer, regardless of the equity invested. 

 

5.4.3 Rent Price Accessibility 
 

Figure 5.15 illustrates the estimated financial capacity of different local household types to afford various 
rent levels within the community. Calculations follow Statistics Canada’s definition of affordability (spending 
no more than 30% of before-tax household income on shelter costs) and are based on the previously 
estimated household incomes. Each household type’s affordable rent threshold is compared against the 
share of the county-wide rental inventory available at or below that rent level. For example, approximately 
48% of rental units are listed at $1,585 or less. 
 

Figure 5.15: Share of county rental stock financially achievable by local households, 2025 

 
Source: derived from 2025 Turner Drake Housing Market Survey and estimated 2023 before-tax household incomes by tenure 

 

• Based on 2023 estimates, the median renter household could reasonably afford a monthly rent of 
$820. However, according to asking rents from the 2025 rental housing survey, about half of renter 
households would be unable to afford roughly 97% of turned over units (i.e., units rented at asking 
price) without exceeding affordable spending levels. Conditions are marginally better if considering 
average current rents – median renter income could afford 7% of the rental stock. 
 

• If a renter household decided to spend 50% of their income on shelter, their monthly rent budget 
would increase to about $1,365 and they could meet the asking rents of 24% of rental units. 

 

• Renter households are predominantly composed of single individuals or roommates, groups that 
typically earn lower incomes. These households have the least choice in the rental market. 

 

• Couple households, more likely to have dual incomes, have the greatest range of housing options, 
being able to afford approximately 75% of units on market based on the standard affordability 
threshold. 
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5.5  Demographic Projections 
 
Understanding future housing needs requires a close look at population and household projections. These 
projections provide insight into how many people may wish to live in the community, how households may 
for, and the pace at which demand for housing may grow.  
 

5.5.1 Population Projections 
 

Figure 5.16 shows possible population futures, ranging from low to high growth, with a moderate scenario 
as the midpoint. Population projections serve as the primary input for calculating the anticipated total 
households and total dwelling demand. For methodology details, see the Appendices. 
 

Figure 5.16: Anticipated range of possible future total populations 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• By 2034, the population is projected to reach between 1,235 and 1,335, representing growth of 5% 
to 14% over the decade. By 2044, the range may widen to 1,290 to 1,495, or 10% to 27% growth 
since 2024. 

 

• Under a moderate scenario, the population may grow 10% by 2034 (to 1,295) and 18% by 2044 
(to 1,385). 

 

Table 5.9 summarizes how the anticipated population may distribute by age group over the next 10 years, 
based on the average growth scenario.  
 

Table 5.9: Anticipated population by defined year and age group, moderate scenario 

  Total 0 to 14 15 to 24 25 to 44 45 to 64 65 to 84 85+ 

2019 1,050 115 75 145 310 335 80 

2024 1,175 135 90 180 295 395 85 

5yr % change +12% +17% +20% +24% -5% +18% +6% 
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  Total 0 to 14 15 to 24 25 to 44 45 to 64 65 to 84 85+ 

2034 1,295 135 95 205 265 455 135 

10yr % change +10% 0% +6% +14% -10% +15% +59% 

Source: Turner Drake analysis derived from Statistics Canada 

 

• As mentioned, the total population may expand from 1,175 to 1,295 by 2034, a 10% increase. 
 

• Greatest percentage growth may be among seniors. By 2034, seniors ages 85+ are projected to 
grow by 59% (85 to 135). Over the same period, seniors 65–84 are anticipated to increase by 15% 
(395 to 455). 

 

• While notable growth in seniors signals a largely aging population, projections suggest that 
working-age age groups may also expand over the next decade. Persons aged 25 to 44 may grow 
14%, signaling a potential continued demand for family-oriented housing. 

 

5.5.2 Household Projections 
 
By applying headship rates to projected population figures by age group, analysts can estimate the number 
of future households in a community. A headship rate refers to the proportion of people within a specific 
age group who are considered the primary maintainer (or “head”) of a household. For more methodology 

details, see the Appendices. 
 

Like Figure 5.16, Figure 5.17 demonstrates potential futures for total households, ranging from low to high 
growth with a moderate / average scenario as the midpoint. 
 

Figure 5.17: Anticipated range of possible future total households 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• By 2034, total households are projected to reach between 575 to 615, representing growth of 6% 
to 13% over the decade. By 2044, the range may widen to 610 to 705, or 12% to 29% growth since 
2024. 
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• Under a moderate scenario, total households may grow 10% by 2034 (to 600) and 20% by 2044 
(to 655). 

 

Table 5.10 summarizes how the anticipated households may distribute by age group over the next 10 
years, based on the average growth scenario.  
 

Table 5.10: Anticipated households by defined year and maintainer age group, moderate scenario 

  Total 15 to 24 25 to 44 45 to 64 65 to 84 85+ 

2019 495 10 70 180 190 50 

2024 545 15 85 175 220 50 

5yr % change +10% +50% +21% -3% +16% 0% 

2034 600 15 90 160 255 80 

10yr % change +10% 0% +6% -9% +16% +60% 

Source: Turner Drake analysis derived from Statistics Canada 

 

• As mentioned, total households may expand from 545 to 600 by 2034, a 10% increase. Unlike 
historical trends, projections anticipate household growth will be similar to population growth 
(versus historically being slower), influenced largely by the faster expansions of seniors and senior-
led households (i.e., greater households per capita). 

 

• By 2034, 65-to-84-year-old senior-led households may expand 16% (220 to 255) and elderly-led 
households by 60% (50 to 80). 

 

• Like for population, younger adult led households (25- to 44-year-olds) should also increase, further 
supporting the likelihood of an expanding family base. 

 

5.5.3 Housing Demand Projections 
 
In general, household growth drives demand for more dwellings, as each new household requires a place 
to live. However, not all dwellings are occupied by permanent residents. In 2021, about 13% of Mahone 
Bay dwellings were not usually resident-occupied. Since household data only reflects usual-residents, 
projections do not capture the additional housing needed to serve other markets, such as recreational 

properties or short-term accommodations. Figure 5.18 shows how the relationship between households 
and total dwellings may change over time, using the historical ratio between the two variables. 
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Figure 5.18: Anticipated households versus dwellings 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• Historically, Mahone Bay has about 1.15 dwellings for every household. If applied to household 
projects, the municipality may demand 685 total dwellings by 2034 – an increase of 60 units over 
a decade (or 6 annually), versus 55 households (~5 annually). 

 
The above outlines anticipated housing demand growth over the foreseeable future. However, this does 
not account for existing unmet demand. The Appendices provide further detail on its calculation, but in brief, 
unmet demand mostly reflects suppressed households – those unable to form locally due to unhealthy 

market conditions, such as high costs or limited supply. Figure 5.19 demonstrates the impact of a 2024 
shortage on overall demand totals over the next decade. 

 

Figure 5.19: Anticipated dwelling demand and the historical dwelling shortage, moderate scenario 

 
Source: Turner Drake analysis derived from Statistics Canada 
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• Shortage estimates suggest that about 20 dwellings were needed but were not provided for prior 
to 2024. Assuming this shortage is a constant over the near-term, Mahone Bay may have a total 
net new demand of 80 units by 2034. 

 

Figure 5.20 shows how the aforementioned total demand may compare to anticipate build outs of housing 
(based on historical trends). 
 

Figure 5.20: Anticipated running dwelling shortage 

Source: Turner Drake analysis derived from Statistics Canada and Property Valuation Services Corporation 

 

• After accounting for anticipated supply over the next decade, the 2024 shortage could grow to 30 
units, indicating a relatively consistent housing deficit without intervention. This would require 
building about 3 additional dwellings per year, on top of the 5 already expected annually. 

 

Table 5.11 breaks down the total demand (inclusive of the shortage) into potential distributions of units by 
their size (i.e., number of bedrooms) and tenure. While the market will largely respond to consumer 
preferences through their product offerings, the data offers an insight into what to anticipate in the future 
and how said future might compare to past construction trends.  
 
For instance, Mahone Bay’s total inventory is about 33% rentals (as of 2021). Anticipated growth trends 
suggest building at a higher share (about 56%) over the next decade. 
 

Table 5.11: Anticipated new dwelling demand by number of bedrooms and tenure, moderate 

scenario 

 Owner-occupied Renter-occupied 

 by 2029 share by 2034 share by 2029 share by 2034 share 

Total 15   35   25   45   

0-/1-Bed. 0 0% 0 0% 10 40% 20 44% 

2-Bed. 10 67% 25 71% 15 60% 25 56% 

3-Bed. 5 33% 5 14% 0 0% 0 0% 

4+ Bed. 0 0% 5 14% 0 0% 0 0% 

Source: Turner Drake analysis derived from Statistics Canada 
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Figure 5.21 and Figure 5.22 offer alternative breakdowns of required dwellings. The former demonstrates 
the potential need across dwelling structure types and the latter shows how they might best distribute across 
different housing price models (deeply affordable, below-market, and market units). 
 

Figure 5.21: Anticipated new dwelling demand by dwelling typology, moderate scenario 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• Much of the future demand is estimated to reflect the historical preference for single-detached 
homes. Nevertheless, other low-density typologies (e.g., semi-detached homes or townhouses) 
could also serve to meet the demand. 
 

• Based on Core Housing Need influenced calculations, there is a potential local demand for about 
55 non-market units (30 below-market units and 25 deeply affordable units).  

 

Figure 5.22: Anticipated new dwelling demand by number of bedrooms and price model, 2034, 

moderate scenario 

 
Source: Turner Drake analysis derived from Statistics Canada 
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Figure 5.23: Study Area Map – Mahone Bay 

 
Source: The Province of Nova Scotia | Basemap accessed through ESRI ArcPro. 
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Section 6 | Town of Lunenburg 
 

6.1  Rental Market Overview 
 
This section presents the results of our rental market survey, specific to the Town of Lunenburg. For brevity, 
we refer to this jurisdiction as “Lunenburg”. A summation of the conclusions stemming from our research is 

contained in the Discussion & Conclusions section of this document. 
 
While the results of our rental market survey for Lunenburg are statistically valid and reliable, they are 
heavily influenced by small sample size bias. This causes variability in the reporting of granular figures (i.e., 
rental rates by unit type, etc.). As such, we recommend the application of the county-wide vacancy and 
rental rates in Lunenburg for usage in policy and research functions. 
 

6.1.1 Rental Market Supply 
 
Lunenburg has a comparatively low supply of primary market rental units; this is driven by its smaller 
geography, along with a historical lack of concentrated demand for large-scale and multi-unit construction 
typologies. The rental market in the town is typified by smaller, older-stock, and low-rise buildings. In the 
Town’s core, it is common to see secondary and converted residential units above commercial uses on the 
ground-floor. In recent years, many rental units have seen upgrading and renovations as they became 
available, with landlords looking to reposition their units towards the higher-end of the price spectrum. 
 
Our research delineated 255 primary market rental units in Lunenburg. This is the second-smallest figure 
amongst the five municipalities in the county, and accounts for approximately 11% of the total inventory in 

the county. Table 6.1 shows the total primary market unit inventory in Lunenburg, along with the totals for 
the other jurisdictions in the county. 
 

Table 6.1: Primary Rental Market Inventory (Lunenburg) 

Municipality 
Total Inventory Share of Inventory (%) 

No. of Units No. of Buildings % of Units % of Buildings 

Chester 279 63 12% 18% 

Mahone Bay 68 17 3% 5% 

Lunenburg 255 49 11% 14% 

Bridgewater 1,406 137 60% 40% 

MODL 329 75 14% 22% 

Total 2,337 341 --- --- 

Source: Turner Drake & Partners, Ltd., PVSC, and the Province of Nova Scotia 

 
We expect the distribution of units by bedroom type (i.e., 1-Bed., 2-Bed., etc.) to largely follow the same 
patterns as at the county-level. As such, we anticipate that the breakdown of primary market unit types for 
Lunenburg is as follows: 
 

Table 6.2: Unit Type Breakdown (Lunenburg) 

Studio 1-Bed. 2-Bed. 3-Bed. 

4% 24% 63% 9% 

Source: Derived using Turner Drake’s rental market survey and estimated dwelling unit counts 
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6.1.2 Vacancy Rates 
 
Vacancy rates in the Town of Lunenburg indicate a tight but somewhat more fluid rental market compared 
to other areas in the county. The overall vacancy rate of 3.61% is slightly below the county’s overall figure 
of 4.52%, suggesting limited turnover and availability, though not to the same extent as observed in Mahone 
Bay. We caution that the reporting on granular data points for this section is done to provide regional 
context, despite the fact that the concluded figures are biased by small sample sizes. As such, we 
recommend the application of the county-wide figures for Lunenburg for usage in policy and research 
functions. 
 

When broken down by bedroom type (Table 6.3), the data illustrates a more nuanced picture: higher 
vacancy for Studio and 3-Bedroom units (7.14% and 20.00%, respectively) reflect distortions caused by the 
introduction of newly renovated units, while 1- and 2-Bedroom units show low availability. This reinforces a 
broader regional trend whereby smaller, and generally more affordable, units are harder to secure. 
 

Vacancy by building size reveals similar trends (Table 6.4). Smaller and mid-sized buildings (<20 units) 
record moderate vacancies (3.07% overall), whereas no vacancy is recorded in larger complexes, indicating 
that purpose-built rentals and established multi-unit properties remain effectively full. 
 
On the whole, the Town’s vacancy rates point to a persistently tight market where demand for smaller, more 
affordable rental units outpaces supply. 
 

Table 6.3: Vacancy Rate by Bedroom Type (Lunenburg) 

Entire Market Studio 1-Bed. 2-Bed. 3-Bed. Overall 

Town of Lunenburg 7.14% 3.85% 1.72% 20.00% 3.61% 

Lunenburg County 4.48% 4.64% 4.73% 2.80% 4.52% 

Primary Market (> 2 Units) Studio 1-Bed. 2-Bed. 3-Bed. Overall 

Town of Lunenburg 7.69% 4.00% 1.87% 33.33% 3.97% 

Lunenburg County 4.55% 4.82% 4.84% 3.01% 4.66% 
Source: Turner Drake & Partners Ltd. | “---” denotes no value recorded. 

 

Table 6.4: Vacancy Rate by Building Size (Lunenburg) 

Rental Market < 3 Units 3-5 Units 6-19 Units 20-49 Units 50-199 Units Overall 

Town of Lunenburg 0.00% 7.69% 4.69% 0.00% --- 3.61% 

Lunenburg County 0.00% 5.52% 2.56% 3.07% 10.33% 4.52% 
Source: Turner Drake & Partners Ltd. | “---” denotes no value recorded. 

 

6.1.3 Rental Rates 
 
A key objective of this project was to quantify market rental rates in Lunenburg County, and for each of the 

individual municipalities within. Table 6.5 shows the average rent by unit type for Lunenburg and the county 

as a whole, and Table 6.6 shows the average rental rates by building size (unit count range). These totals 
are derived market averages for rental rates (i.e., achieved rent); this is what tenants are currently paying. 

Asking rental rates are addressed in Section 6.1.4. These figures are weighted averages, which ensures 
a more accurate representation of market rents; each building’s influence on the overall rates was weighted 
based on their corresponding share of the total unit inventory.  
 
The reported rental rates in Lunenburg are heavily influenced by longer-term tenancies and low turnover in 
older rental units. This is particularly acute in the few purpose-built and primary market rental properties. 
These buildings generally achieve a lower-rate than smaller rental properties; the latter sees higher-rates 
of turnover, thereby enabling building owners to upgrade units during periods of vacancy in order to capture 
higher rental rates. 
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Our market survey results for Lunenburg are comprehensive and statistically reliable; however, we caution 
that the granular figures are heavily susceptible to small sample size bias. This causes variability in the 
reporting at the subcategory level (i.e., rental rates by unit type, etc.). As such, we recommend the use of 
the county-wide figures for Lunenburg for policy and research functions, with locally-specific numbers 
applicable for nuance and context. 
 

Table 6.5: Weighted Average Rent by Bedroom Type (Lunenburg) 

Entire Market Studio 1-Bed. 2-Bed. 3-Bed. Overall 

Lunenburg $982 $1,018 $1,326 $2,280 $1,326 

Lunenburg County $971 $1,159 $1,417 $1,464 $1,423 

Primary Market (> 2 Units) Studio 1-Bed. 2-Bed. 3-Bed. Overall 

Lunenburg $969 $1,010 $1,337 $2,167 $1,300 

Lunenburg County $968 $1,161 $1,421 $1,434 $1,426 
Source: Turner Drake & Partners Ltd. | “---” denotes no value recorded. 

 

Table 6.6: Weighted Average Rent by Building Size (Lunenburg) 

Rental Market < 3 Units 3-5 Units 6-19 Units 20-49 Units 50-199 Units Overall 

Lunenburg $1,580 $1,715 $1,134 $1,185 --- $1,326 

Lunenburg County $1,324 $1,261 $1,272 $1,334 $1,935 $1,423 
Source: Turner Drake & Partners Ltd. | “---” denotes no value recorded. 

 

6.1.4 Achieved vs Asking Rents 
 
To provide further context on rental rates, we conducted a review of the difference between asking and 

achieved rental rates. Table 6.7 presents the results of this analysis. Asking rents reflect the rate that a 
landlord would list for a vacant (i.e. turnover) or newly constructed unit; this is what a landlord believes the 
market can support for a new tenancy under current conditions. This figure does not always represent the 
final rate tenants pay, but rather the pre-lease price they encounter when entering the market. 
 
Rental rates for turnover units are often considerably higher than the rates currently achieved by said space; 
rates of increase for existing, and particularly long-term, tenants tend to lag those of the open market. 
Building operators will often pursue upgrades and/or cosmetic improvements during periods of vacancy in 
order to reposition on the higher-end of the spectrum, and to ensure that their offerings are in-line with 
market expectations. Also, Nova Scotia’s rent cap does not apply to vacated units, meaning their rental 
rates may increase beyond the 5% threshold that applies to existing tenancies under periodic leases. In 
turn, building operators often look to recoup the lost differential via increases to newly vacant units. 
 
Achieved rents in Lunenburg lag asking rates, however the extent of this differential is skewed by the 
sample size for the individual unit types. Ultimately, this indicates that tenants in Lunenburg are more likely 
to remain in their current units rather than move to newer ones, or may be unable to afford the asking rents 
associated with listed units. 
 

Table 6.7: Achieved vs Asking Rates by Unit Type (Lunenburg) 

Lunenburg 

Unit Type Achieved Rent Asking Rent* $ Difference % Difference 

Studio $982 $1,050 $68 7% 

1-Bed. $1,018 $1,100 $82 8% 

2-Bed. $1,326 $1,600 $274 21% 

3-Bed. $2,280 $2,350 $70 3% 

Overall $1,326 $1,550 $224 17% 
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Lunenburg County 

Unit Type Achieved Rent Asking Rent* $ Difference % Difference 

Studio $971 $1,200 $229 24% 

1-Bed. $1,159 $1,500 $341 29% 

2-Bed. $1,417 $1,800 $383 27% 

3-Bed. $1,464 $1,700 $236 16% 

Overall $1,423 $1,600 $177 12% 
Source: Turner Drake & Partners Ltd. | * Figures are weighted averages that have been rounded to the nearest realistic point. 

 

Figure 6.1: Achieved vs Asking Rent (Lunenburg) 

 
Source: Turner Drake & Partners Ltd. 

 

6.1.5 Secondary Rental Market 
 
The secondary rental market is defined by CMHC as rental units in buildings containing fewer than three 
units, and is primarily comprised of single-detached homes, residential units in mixed-use buildings, 
accessory suites, larger homes that have been demised into multi-unit structures, etc. We estimate that the 

secondary rental market represents just over 34% of the overall rental unit supply in Lunenburg. Table 6.8 
details these figures. 
 
The overall totals in this regard do not reflect the nuance of the local context. There is a limited inventory 
of purpose-built rental apartments in Lunenburg, and many of the primary market rental buildings are older 
and repurposed buildings that have unit counts above the secondary market threshold. 
 
A substantive amount of Lunenburg’s secondary market supply is provided through older buildings that 
have seen extensive updates and renovations. These units can often carry a rental premium associated 
with the costs of renovations, limited availability, and the scarcity of comparable offerings. Single-family 
homes will typically command a higher rental rate than smaller apartment units, partially driven by low 
availability in the region for family-sized rentals, along with the fact that they are usually larger spaces. 
 
Our survey recorded no-to-limited vacancy rates for secondary market properties; while this does not mean 
that there is zero vacancy across the board for these buildings, it illustrates that overall availability for this 
sector is low. There are limited options for those entering the market. On the whole, we expect that trends 
in the secondary rental market will generally follow the same themes are those identified through our rental 
market survey. 
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Table 6.8: Secondary Rental Market Inventory (Lunenburg) 

Municipality 

Total Inventory (No. of Units) Share of Inventory (%) 

Primary 

Market 

Secondary 

Market* 
Total 

Primary 

Market 

Secondary 

Market 

Chester 279 560 839 33% 67% 

Mahone Bay 68 65 133 51% 49% 

Lunenburg 255 134 389 66% 34% 

Bridgewater 1,406 499 1,905 74% 26% 

MODL 329 897 1,226 27% 73% 

Total 2,337 2,155 4,492 52% 48% 
Source: Source: Turner Drake & Partners, Ltd., PVSC, the Province of Nova Scotia, and Environics Analytics (accessed via ESRI 
ArcPro) | * These are 2024 values, which are the most up-to-date figures available as of this report. 
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6.2  Short-Term Rentals 
 
Short-term rentals (STRs) continue to proliferate, offering a flexible approach to utilizing residential 
properties for temporary lodging. This trend blurs the distinction between rental housing and commercial 
hospitality. With the expansion of the STR market comes growing concerns about its impact on the 
traditional residential real estate sector, particularly whether STRs are displacing long-term housing 
options, reducing housing supply, and making it more challenging for households to secure permanent 
residences. 
 

Figure 6.2 depicts the changes in STR properties from 2017 to 2025,18 along with the estimated number 
of units that were potential long-term dwellings (PLTDs) – meaning, if not rented as an STR, they could 
have been used for permanent occupancy by a homeowner or tenant. Data is sourced from AirDNA™, a 
company that scrapes monthly information on the STR market from various STR platforms' public-facing 
websites. Turner Drake derives PLTD estimates from the AirDNA™ data using a modified Statistics Canada 
methodology.19  
 

Figure 6.2: Historical STRs and PLTDs 

 
Source: derived from AirDNA™ Property Performance Data 

 

• Estimates indicate that by 2025, Lunenburg’s STR market included approximately 84 properties, of 
which 51 were PLTDs. PLTDs therefore accounted for about 61% of the total STR inventory. 

 

• The 2025 STR total marks a year-over-year decline (-13%), the great drop since the early stages 
of the COVID-19 pandemic. The number of PLTDs has remained consistent since 2021, though 
their share reached their highest in 2025. 

 

Figure 6.3 illustrates monthly STR activity, highlighting the clear seasonality of STRs across Lunenburg. 
Activity is lowest during the winter months, rises sharply through early summer, peaks between June and 
August, and then declines noticeably toward late summer. 
 

 
18 Annual data reflects the period of October to September. For example, 2025 is October 2024 to September 2025.  
 
19 Arbenser, L; Bernard, M-C; Dormer, A; and Vipond, O. (2024, July 30). Analysis in Brief: Short-term rentals in the Canadian housing 

market. https://www150.statcan.gc.ca/n1/pub/11-621-m/11-621-m2024010-eng.htm  
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Figure 6.3: Monthly active short-term rentals 

 
Source: derived from AirDNA™ Property Performance Data 

 

6.3  Demographic & Housing Supply Profiles 
 

6.3.1 Historical Demographic & Income Profiles 
 
Statistics Canada produces annual total population estimates for municipalities, with the most recent year 

being 2024. Figure 6.4 illustrates the annual change in Lunenburg’s total population based on these 

estimates. Figure 6.5 goes a step further and provides estimates of population change over the last five 
years by age category. 
 
Readers who are familiar with local 2021 Census results will note that the estimated total and the Census 
total are different. Estimates are typically higher than Census results as Statistics Canada performs post-
census adjustments to account for potential errors. The same adjustments are not available for age groups 
at the municipal level. 
 

Figure 6.4: Historical estimated total population 

 
Source: Statistics Canada Table 17-10-0155-01 
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Figure 6.5: Percent change to population by age group, 2019 to 2024 estimates* 

 
* Results for 2019 to 2024 combine age group totals from the Census and annual estimates to determine how age groups might 
have changed over non-Census years. 
Source: derived from Statistics Canada Table 17-10-0155-01 and Statistics Canada 2016 and 2021 Census profiles 

 

• Like many Nova Scotian communities, Lunenburg experienced a continuous increase to its total 
population since about 2016, increasing from 2,300 in that year to 2,530 by 2024 – a 10% rise.  
 

• Over the last five years, the total population increased 9%, with notable relative growth among 15- 
to 24- ,25- to 44-, and 65- to 84-year-olds, based on estimates. 
 

• Seniors represent a considerable and increasing proportion of the local resident base (about 37% 
in 2024). Even so, growth among 25- to 44-year-olds, accompanied by increases among children, 
suggests local increases are in part due to in-migrating younger couples and families. 
 

As the population increases, so too (most often) do the number of households. Figure 6.6 shows how 
household totals by primary household maintainer age category changed over the last five years. 
 
The primary household maintainer is the Census’ categorization of the first person in the household 
responsible for paying the rent or the mortgage, or the taxes, or the electricity bill, and so on, for the dwelling. 
In the case of a household where two or more people are listed as household maintainers, the first person 
listed is chosen as the primary household maintainer. For example, a 25- to 44-year-old maintainer refers 
to the age of the person who most often “leads” the household financially. 
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Figure 6.6: Percent change to households by primary maintainer age group, 2019 to 2024 estimates* 

 
* Household results for 2019 to 2024 perform a similar estimation as for population, but make adjustments based on Census period 
headship rates (i.e., the number households led by an age group for every person in same age group). 
Source: derived from Statistics Canada Table 17-10-0155-01 and Statistics Canada 2016 and 2021 Census profiles 

 

• Total households between 2019 and 2024 increased by an estimated 9%, higher than the rate 
experienced by the overall population. 
 

• Greater household versus population growth generally reflects an aging household maintainer 
base. As people or couples age, their dependents move away or partners pass away, leading to 
small household sizes and, inversely, greater households per capita. The increase being equivalent 
to the change in population suggests more balanced local growth. 
 

The typical earnings or wealth a household accumulates are largely a function of the household’s age. As 
youth become adults, they begin to earn more income commensurate to their experience. As they age, they 
are also more likely to form partnerships that lead to dual-income earning circumstances, further increasing 
their financial capacity. Even further down the road, people begin to retire and no longer earn income, but 

live off savings and pensions. Figure 6.7 demonstrates how estimated median before-tax household 
incomes have changed between 2010 and 2023.  
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Figure 6.7: Historical* before-tax household incomes by family type 

 
* Total household incomes derived from family incomes. Pre-2021 incomes are from a past Statistics Canada custom data order. 
Incomes for 2021 to 2023 estimated based on inferred pre-2021 relationship between local and non-CMA provincial income data. 
Source: derived from Statistics Canada Table 11-10-0012-01 [custom] and Statistics Canada 2021 Census [custom] 

 

• As of 2023, the median household may have earned $65,900 before-tax. Couples (more likely have 
more than one source of earnings) earned about $95,200, lone-parents earned about $68,700, and 
non-census families (e.g., single persons or roommates) earned about $34,700. 

 

• Since 2019, incomes have risen about 11%, with a noticeable bump between 2019 and 2020 (due 
to the impacts of COVID-19 Pandemic support payments) and between 2022 and 2023.  

 

Figure 6.8 illustrates estimated median before-tax household incomes by tenure for 2023. The data shows 
a clear divide between households with the financial capacity to own a home, particularly those owners 
without mortgages as well as households renting in either the private or subsidized market. While the overall 
median household income was $65,900 in 2023, tenure appears to strongly influence household income 
levels, with renters, and especially subsidized renters, earning considerably less than owners. 
 

Figure 6.8: Estimated before-tax household incomes by tenure, 2023 

 
Source: derived from Statistics Canada Table 11-10-0012-01 [custom] and Statistics Canada 2021 Census [custom] 

 

• Owner households with a mortgage (often couples in their employment earning years) report the 
highest incomes at $102,600, well above the overall median. 
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• Owner households without a mortgage ($67,900), renter households ($42,700), and subsidized 
renter households ($24,900) all fall below the total median income. 

 

• The gap between owners and renters is substantial: renter households in the private market show 
incomes about 47% lower than their owner household counterparts. These disparities highlight the 
heightened affordability pressures faced by renter and subsidized renter households compared to 
owners. 

 
UBC’s Housing Assessment Resource Tools (HART) initiative defines five household income categories 
that can help inform the share of households most at risk of housing related financial pressures. HART 
applied the categories built by governments in the US, Vancouver, and Melbourne. The categories are as 
follows: 
 

• Very low income: 20% or less of area median household income (AMHI), often similar to shelter 
allowance for income support recipients.  
 

• Low income: 21-50% AMHI, generally equivalent to one full-time minimum wage job. 
 

• Moderate income: 51-80% AMHI, similar to starting salary for a professional job like a nurse or 
teacher.  
 

• Median income: 81-120% AMHI, representing the ‘middle class.’ 
 

• High income: More than 120% AMHI, the group with most housing wealth. 
 

Figure 6.9 shows the estimated distribution of households by income category for 2024. The data illustrates 
a relatively balanced distribution across the low, moderate, and median income categories, while very low 
income households represent only a small fraction. At the other end of the spectrum, high-income 
households account for a disproportionately large share of the total, underscoring a notable income divide 
in the community.  
 

Figure 6.9: Estimated households by income category, 2024 

 
Source: Turner Drake analysis derived from Statistics Canada and UBC Housing Assessment Resource Tools program 

 

• Income groups are generally evenly distributed among low- (20%), moderate- (18%), and median 
(21%) income categories. 
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• High-income households dominate the distribution, making up 41% (475 households), a 
considerably larger share than all other individual categories. 

 

• The prevalence of higher-income households suggests greater overall purchasing power in the 
community, but also highlights affordability gaps for lower- and moderate-income households. 

 

6.3.2 Housing Supply Overview 
 
In 2021, Statistics Canada reported that Lunenburg had a total housing inventory of 1,242 dwellings, of 
which 1,089 were occupied by a permanent household (i.e., one that lives in the community more than half 
of the year, also known as a “usual-resident”). Thus, about 12% of Lunenburg inventory was intended for a 
different use, such as a recreational property, a second home, or for shorter term accommodations, or may 
have been vacant.  
 

For those dwellings that are permanently occupied, Figure 6.10 illustrates their distribution by structure 
type (e.g., single-detached, semi-detached, etc.).  
 

Figure 6.10: Distribution of inventory by usual-resident occupied dwelling structure type, 2021 

 
Source: Statistics Canada 2021 Census Profile 

 

• The vast majority of the municipality’s dwellings are single-detached dwellings at a 70% share, with 
the next largest share occupied by apartment dwellings at 26%.  
 

• According to the 2021 Census, about 405 of usual-resident dwellings were renter-occupied, 
representing about 37% of local households at that time. 

 

Figure 6.11 shows the number of construction completions in the municipality from 2015 through 2024. 
The period from 2015-2020 saw relatively large variances in the number of completions, ranging from 0 to 
19 depending on the year.  
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Figure 6.11: Annual dwelling completions estimates 

 
Source: derived from the Property Valuation Services Corporation 

 

• Since 2020, the trend of variance in completions has continued. 2022 set a period-high of 23, 
followed by 21 in 2024.  

 

6.4  Housing Affordability Analysis 
 

6.4.1 Access to Homeownership 
 

Figure 6.12 illustrates how access to housing has shifted between 2019 and 2024 relative to an estimate 
of economic equity. Specifically, if we assume that equitable access to housing means that individuals in 
the 20th income percentile can afford 20% of available dwellings, the actual relationship between renter 
income distribution (as a proxy for first-time buyers) and housing access can be overlaid to reveal 
disparities. This comparison highlights the extent of and changes to inequity in the local homeownership 
market, particularly for first-time buyers.       
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Figure 6.12: Share of dwellings affordable by income percentile, as compare to the equitable 

distribution of sales 

 
Source: Turner Drake analysis derived from the Property Valuation Services Corporation 

 

• In 2019, the homeownership market was relatively accessible for new buyers. With a sufficient 
down payment, households at any income percentile could afford homes priced at a higher 
percentile of sales. For example, 80% of households could afford 85% of dwellings. 

 

• Since then, housing conditions across much of Nova Scotia have shifted dramatically, driving 
shelter costs (particularly for ownership) beyond the reach of many more households. With the 
exception of the highest earners, most income percentiles could no longer afford homes at their 
equivalent sales percentile, often falling far below. By 2024, 80% of households could afford only 
10% of sales, compared to 85% in 2019 – a decline of 75 percentage points. 

 

6.4.2 Obstacles to Homeownership for First-Time Buyers / Renters 
 

Figure 6.13 demonstrates the ratio of the estimated 5-year net savings of a typical 25- to 34-year-old led 
household (a proxy for a new home-buyer) in a given year compared to the typical down payment in a given 
year (based on the down payment percentage). A value above 1.0 indicates that the typical 25- to 34-year-
old does not have enough built-up savings to cover the payment. 
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Figure 6.13: Ratio of down payment required by percent down to estimated savings, 25-34 year olds 

 
Source: Turner Drake analysis derived from Statistics Canada Table 11-10-0012-01 [custom purchase] and Table 36-10-0588-01 

 

• According to estimates, younger adults typically save enough over five-years to afford the down 
payment of the typical local dwelling if said payment is 5% down. Contributing higher amounts of 
equity becomes increasingly expensive. 

 
While lower down payments provide an easier means of entering the market, this does not necessarily 

equate to an affordable carrying cost. Relatedly, Figure 6.14 demonstrates the ratio of the estimated 
income required to reasonably afford the mortgage payments for the typical home in a given year compared 
to the estimated income of the typical 25- to 34-year-old in a given year (based on the same down payment 
scenarios as above). A value above 1.0 indicates that the required income is unattainable for the typical 
young adult led household. 
 

Figure 6.14: Ratio of income required for mortgage payment to actual income, 25-34 year olds 

 
Source: Turner Drake analysis derived from Statistics Canada Table 11-10-0012-01 [custom purchase] and Table 36-10-0588-01 

 

• A 5% down payment allows households to enter the market with less savings but results in higher 
overall costs compared to buyers contributing more equity on the same home. This creates a clear 
trade-off between lowering the entry barrier and long-term affordability. 
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• Historically, the relationship between home prices and local incomes kept housing reasonably 
affordable, whether buyers put down 5% or 20%. However, sharp price increases after 2020 quickly 
eroded this balance. By 2024, typical mortgage payments were no longer reasonably affordable 
relative to the income of a first-time homebuyer, regardless of the amount of equity put into the 
home. 

 

6.4.3 Rent Price Accessibility 
 

Figure 6.15 illustrates the estimated financial capacity of different local household types to afford various 
rent levels within the community. Calculations follow Statistics Canada’s definition of affordability (spending 
no more than 30% of before-tax household income on shelter costs) and are based on the previously 
estimated household incomes. Each household type’s affordable rent threshold is compared against the 
share of the county-wide rental inventory available at or below that rent level. For example, approximately 
48% of rental units are listed at $1,585 or less. 
 

Figure 6.15: Share of county rental stock financially achievable by local households, 2025 

 
Source: derived from 2025 Turner Drake Housing Market Survey and estimated 2023 before-tax household incomes by tenure 

 

• Based on 2023 estimates, the median renter household could reasonably afford a monthly rent of 
$880. However, according to asking rents from the 2025 rental housing survey, about half of renter 
households would be unable to afford roughly 96% of turned over units (i.e., units rented at asking 
price) without exceeding affordable spending levels. Conditions are better if considering average 
current rents, but still of concern – 8% of the stock was affordable to the median renter income. 

 

• If a renter household decided to spend 50% of their income on shelter, their monthly rent budget 
would increase to about $1,465 and they could meet the asking rents of 40% of rental units. 
 

• Renter households are predominantly composed of single individuals or roommates, groups that 
typically earn lower incomes. These households have the least choice in the rental market. 

 

• Lone-parent households, while generally single-income, can access a slightly larger share of 
housing within affordable limits. Even so, the median lone parent could afford only about 24% of 
listed rentals without overspending, versus 55% of rentals at current rates. 
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• Couple households, more likely to have dual incomes, have the greatest range of housing options, 
being able to afford approximately 75% of units on market based on the standard affordability 
threshold. 
 

6.5  Demographic Projections 
 
Understanding future housing needs requires a close look at population and household projections. These 
projections provide insight into how many people may wish to live in the community, how households may 
for, and the pace at which demand for housing may grow.  
 

6.5.1 Population Projections 
 

Figure 6.16 shows possible population futures, ranging from low to high growth, with a moderate scenario 
as the midpoint. Population projections serve as the primary input for calculating the anticipated total 
households and total dwelling demand. For methodology details, see the Appendices. 
 

Figure 6.16: Anticipated range of possible future total populations 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• By 2034, the population is projected to reach between 2,665 and 2,900, representing growth of 5% 
to 15% over the decade. By 2044, the range may widen to 2,660 to 3,135, or 5% to 24% growth 
since 2024. 

 

• Under a moderate scenario, the population may grow 11% by 2034 (to 2,800) and 14% by 2044 
(to 2,875). 

 

Table 6.9 summarizes how the anticipated population may distribute by age group over the next 10 years, 
based on the average growth scenario.  
 

Table 6.9: Anticipated population by defined year and age group, moderate scenario 
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  Total 0 to 14 15 to 24 25 to 44 45 to 64 65 to 84 85+ 

2024 2,530 275 195 465 675 750 175 

5yr % change +9% +6% +15% +16% +2% +14% 0% 

2034 2,800 275 255 525 700 815 225 

10yr % change +11% 0% +31% +13% +4% +9% +29% 

Source: Turner Drake analysis derived from Statistics Canada 

 

• As mentioned, the total population may expand from 2,530 to 2,800 by 2034, a 11% increase. 
 

• Greatest percentage growth may be among seniors. By 2034, seniors ages 85+ are projected to 
grow by 29% (175 to 225). Over the same period, seniors 65–84 are anticipated to increase by 9% 
(750 to 815). 

 

• While growth in seniors signals an aging population, projections suggest that working-age age 
groups. Persons aged 25 to 44 may grow 13%, signaling a potential continued demand for family-
oriented housing. 

 

6.5.2 Household Projections 
 
By applying headship rates to projected population figures by age group, analysts can estimate the number 
of future households in a community. A headship rate refers to the proportion of people within a specific 
age group who are considered the primary maintainer (or “head”) of a household. For more methodology 
details, see the Appendices. 
 

Like Figure 6.16, Figure 6.17 demonstrates potential futures for total households, ranging from low to high 
growth with a moderate / average scenario as the midpoint. 
 

Figure 6.17: Anticipated range of possible future total households 

 
Source: Turner Drake analysis derived from Statistics Canada 
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• By 2034, total households are projected to reach between 1,210 and 1,300, representing growth of 
4% to 12% over the decade. By 2044, the range may widen to 1,185 to 1,395, or 2% to 20% growth 
since 2024. 

 

• Under a moderate scenario, total households may grow 9% by 2034 (to 1,265) and 10% by 2044 
(to 1,280). 
 

Table 6.10 summarizes how the anticipated households may distribute by age group over the next 10 
years, based on the average growth scenario.  
 

Table 6.10: Anticipated households by defined year and maintainer age group, moderate scenario 

  Total 15 to 24 25 to 44 45 to 64 65 to 84 85+ 

2019 1,060 15 205 385 405 55 

2024 1,160 20 235 390 460 55 

5yr % change +9% +33% +15% +1% +14% 0% 

2034 1,265 25 265 400 505 65 

10yr % change +9% +25% +13% +3% +10% +18% 

Source: Turner Drake analysis derived from Statistics Canada 

 

• As mentioned, total households may expand from 1,165 to 1,265 by 2034, a 9% increase. Like 
historical trends, projections anticipate household growth will outpace population growth, 
influenced by expansions among all maintainer age groups. 

 

• Notably, by 2034, 65-to-84-year-old senior-led households may expand 10% (460 to 505) and 25- 
to 44-year-old led households could grow 13% (235 to 265). 

 

6.5.3 Housing Demand Projections 
 
In general, household growth drives demand for more dwellings, as each new household requires a place 
to live. However, not all dwellings are occupied by permanent residents. In 2021, about 13% of Lunenburg 
dwellings were not usually resident-occupied. Since household data only reflects usual-residents, 
projections do not capture the additional housing needed to serve other markets, such as recreational 

properties or short-term accommodations. Figure 6.18 shows how the relationship between households 
and total dwellings may change over time, using the historical ratio between the two variables. 
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Figure 6.18: Anticipated households versus dwellings 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• Historically, Lunenburg has about 1.08 dwellings for every household. If applied to household 
projects, the municipality may demand 1,455 total dwellings by 2034 – an increase of 120 units 
over a decade (or 12 annually), versus 105 households (~11 annually). 

 
The above outlines anticipated housing demand growth over the foreseeable future. However, this does 
not account for existing unmet demand. The Appendices provides further detail on its calculation, but in 
brief, unmet demand mostly reflects suppressed households – those unable to form locally due to unhealthy 

market conditions, such as high costs or limited supply. Figure 6.19 demonstrates the impact of a 2024 
shortage on overall demand totals over the next decade. 

 

Figure 6.19: Anticipated dwelling demand and the historical dwelling shortage, moderate scenario 

 
Source: Turner Drake analysis derived from Statistics Canada 
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• Shortage estimates suggest that about 100 dwellings were needed but were not provided for prior 
to 2024. Assuming this shortage is a constant over the near-term, Lunenburg may have a total net 
new demand of 220 units by 2034. 

 

Figure 6.20 shows how the aforementioned total demand may compare to anticipate build outs of housing 
(based on historical trends). 
 

Figure 6.20: Anticipated running dwelling shortage 

Source: Turner Drake analysis derived from Statistics Canada and Property Valuation Services Corporation 

 

• After accounting for anticipated supply over the next decade, the 2024 shortage could reduce to 
70 units, indicating a continued (but declining) housing deficit without further intervention. This 
would require about 7 additional dwellings per year, on top of the 15 already expected annually. 

 

Table 6.11 breaks down the total demand (inclusive of the shortage) into potential distributions of units by 
their size (i.e., number of bedrooms) and tenure. While the market will largely respond to consumer 
preferences through their product offerings, the data offers an insight into what to anticipate in the future 
and how said future might compare to past construction trends.  
 
For instance, Lunenburg’s total inventory is about 37% rentals (as of 2021). Anticipated growth trends 
suggest building at a higher share (about 52%) over the next decade. 
 

Table 6.11: Anticipated new dwelling demand by number of bedrooms and tenure, moderate 

scenario 

 Owner-occupied Renter-occupied 

 by 2029 share by 2034 share by 2029 share by 2034 share 

Total 100   105   95   115   

0-/1-Bed. 0 0% 0 0% 20 21% 25 22% 

2-Bed. 30 30% 35 33% 55 58% 65 57% 

3-Bed. 35 35% 25 24% 15 16% 20 17% 

4+ Bed. 35 35% 45 43% 5 5% 5 4% 

Source: Turner Drake analysis derived from Statistics Canada 
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Figure 6.21 and Figure 6.22 offer alternative breakdowns of required dwellings. The former demonstrates 
the potential need across dwelling structure types and the latter shows how they might best distribute across 
different housing price models (deeply affordable, below-market, and market units). 
 

Figure 6.21: Anticipated new dwelling demand by dwelling typology, moderate scenario 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• Much of the future demand is estimated to reflect the historical preference for lower density homes 
– unsurprising given the general makeup of Lunenburg. Nevertheless, apartments should also be 
in demand. 
 

• Based on Core Housing Need influenced calculations, there is a potential local demand for about 
115 non-market units (70 below-market units and 45 deeply affordable units).  

 

Figure 6.22: Anticipated new dwelling demand by number of bedrooms and price model, 2034, 

moderate scenario 

 
Source: Turner Drake analysis derived from Statistics Canada 
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Figure 6.23: Study Area Boundary – Lunenburg 

 
Source: The Province of Nova Scotia | Basemap accessed through ESRI ArcPro. 
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Section 7 | Town of Bridgewater 
 

7.1  Rental Market Overview 
 
This section presents the results of our rental market survey, specific to the Town Bridgewater. For brevity, 
we refer to this jurisdiction as “Bridgewater”. A summation of the conclusions stemming from our research 

is contained in the Discussion & Conclusions section of this document. 
 

7.1.1 Rental Market Supply 
 
Bridgewater is the dominant supplier of primary market units in the county. It has a well-established base 
of purpose-built rental housing relative to the other four jurisdictions. This is driven by its status as the 
regional service and commercial hub of the South Shore. 
 
The Town also has a number of recently-constructed, purpose-built, rental apartment buildings that have 
larger unit counts and cater to the higher-end of the rental spectrum. These buildings have premium 
offerings (tenant amenities, luxury finishes, etc.) that were not common to the regional rental market prior 
to their arrival. There has also been a substantive amount of renovation and upgrade work undertaken on 
vacated rental units; recent years have seen demand rise sufficiently to justify the costs of unit upgrades. 
 
Our research delineated 1,406 primary market rental units in Bridgewater. This is by-far the largest figure 
amongst the five municipalities in the county, and accounts for approximately 60% of the total inventory in 

the county. Table 7.1 shows the total primary market unit inventory in Bridgewater, along with the totals for 
the other jurisdictions in the county. 
 

Table 7.1: Primary Rental Market Inventory (Bridgewater) 

Municipality 
Total Inventory Share of Inventory (%) 

No. of Units No. of Buildings % of Units % of Buildings 

Chester 279 63 12% 18% 

Mahone Bay 68 17 3% 5% 

Lunenburg 255 49 11% 14% 

Bridgewater 1,406 137 60% 40% 

MODL 329 75 14% 22% 

Total 2,337 341 --- --- 

Source: Turner Drake & Partners, Ltd., PVSC, and the Province of Nova Scotia 

 

Table 7.2 details our anticipated unit type breakdown for Bridgewater’s primary rental market. Having 
regard to our market survey’s high degree of coverage in Bridgewater, we have relied on the unit type mix 
identified in our survey specific to the town, not the overarching results for the county as a whole. 
  

Table 7.2: Unit Type Breakdown (Bridgewater) 

Studio 1-Bed. 2-Bed. 3-Bed. 

3% 23% 68% 6% 

Source: Derived using Turner Drake’s rental market survey and estimated dwelling unit counts 
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7.1.2 Vacancy Rates 
 
Vacancy rates in Bridgewater point to a constrained rental market, with an overall vacancy rate of 3.09%. 
This indicates strong rental demand and limited turnover, particularly in smaller and more affordable 

segments of the market. By bedroom type (Table 7.3), Bridgewater exhibits low vacancy rates in 1- and 2-
Bedroom units (2.43% and 3.74%), while both studio and three-bedroom units record limited-to-no vacancy. 
This signals that entry-level and family-sized housing types are in short supply and have low availability. 
These patterns suggest that Bridgewater’s rental supply is nearing full occupancy, particularly within 
market-based affordable housing stock. 
 

An analysis according to building size reinforces this trend of limited vacancy, as shown in Table 7.4. 
Vacancies are marginal and largely concentrated in the largest building size range (50-199 units, 6.00% 
vacancy rate). This reflects temporary lease-up periods in newly constructed developments. In contrast, 
smaller buildings, which make up a substantial share of the Town’s established rental stock, show low 
availability. This indicates that older and smaller-scale rental stock remains almost fully absorbed. 
 
Overall, Bridgewater’s low vacancy rate underscores its role as the economic and service hub of Lunenburg 
County, and sustained population growth has placed major pressures on the rental supply. Despite recent 
expansions to the rental inventory, vacancies remain well below balanced-market thresholds. 
 

Table 7.3: Vacancy Rate by Bedroom Type (Bridgewater) 

Entire Market Studio 1-Bed. 2-Bed. 3-Bed. Overall 

Bridgewater 0.00% 2.43% 3.74% 0.00% 3.09% 

Lunenburg County 4.48% 4.64% 4.73% 2.80% 4.52% 

Primary Market (> 2 Units) Studio 1-Bed. 2-Bed. 3-Bed. Overall 

Bridgewater 0.00% 2.48% 3.79% 0.00% 3.13% 

Lunenburg County 4.55% 4.82% 4.84% 3.01% 4.66% 
Source: Turner Drake & Partners Ltd.  

 

Table 7.4: Vacancy Rate by Building Size (Bridgewater) 

Rental Market < 3 Units 3-5 Units 6-19 Units 20-49 Units 50-199 Units Overall 

Bridgewater 0.00% 3.23% 2.54% 2.63% 6.00% 3.09% 

Lunenburg County 0.00% 5.52% 2.56% 3.07% 10.33% 4.52% 
Source: Turner Drake & Partners Ltd. 

 

7.1.3 Rental Rates 
 
A key objective of this project was to quantify market rental rates in Lunenburg County and for each of the 

individual municipalities within. Table 7.5 shows the average rent by unit type for Bridgewater and the 

county as a whole, and Table 7.6 shows the average rental rates by building size (unit count range). These 
totals are derived market averages for rental rates (i.e., achieved rent); this is what tenants are currently 

paying. Asking rental rates are addressed in Section 7.1.4. These figures are weighted averages, which 
ensures a more accurate representation of market rents; each building’s influence on the overall rates was 
weighted based on their corresponding share of the total unit inventory. 
 
Our market survey coverage in Bridgewater was highly representative of the overall market; Bridgewater-
specific figures can be used reliably in policy and research applications. We do note that the sample size 
for studio and 3-Bedroom(+) units was lower relative to the other two bedroom-types, and as such, there 
could be minor variations caused by this bias. On the whole, these rates are expected to be an excellent 
representation of what the rental market in Bridgewater is currently achieving. 
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Table 7.5: Weighted Average Rent by Bedroom Type (Bridgewater) 

Entire Market Studio 1-Bed. 2-Bed. 3-Bed. Overall 

Bridgewater $976 $1,251 $1,479 $1,830 $1,434 

Lunenburg County $971 $1,159 $1,417 $1,464 $1,423 

Primary Market (> 2 Units) Studio 1-Bed. 2-Bed. 3-Bed. Overall 

Bridgewater $976 $1,251 $1,482 $1,830 $1,437 

Lunenburg County $968 $1,161 $1,421 $1,434 $1,426 
Source: Turner Drake & Partners Ltd. 

 

Table 7.6: Weighted Average Rent by Building Size (Bridgewater) 

Rental Market < 3 Units 3-5 Units 6-19 Units 20-49 Units 50-199 Units Overall 

Bridgewater $1,181 $1,212 $1,336 $1,388 $1,968 $1,434 

Lunenburg County $1,324 $1,261 $1,272 $1,334 $1,935 $1,423 
Source: Turner Drake & Partners Ltd. 

 

7.1.4 Achieved vs Asking Rents 
 

To provide further context on rental rates, we conducted a review of both achieved and asking rates. Table 

7.7 presents the results of this work. Asking rents reflect the rate that a landlord would list for a vacant (i.e. 
turnover) or newly constructed unit; this is what a landlord believes the market can support for a new 
tenancy under current conditions. This figure does not always represent the final rate tenants pay, but rather 
the pre-lease price they encounter when entering the market. 
 
Rental rates for turnover units are often considerably higher than the rates currently achieved by said space; 
rates of increase for existing, and particularly long-term, tenants tend to lag those of the open market. 
Building operators will often pursue upgrades and/or cosmetic improvements during periods of vacancy in 
order to reposition on the higher-end of the spectrum, and to ensure that their offerings are in-line with 
market expectations. Also, Nova Scotia’s rent cap does not apply to vacated units, meaning their rental 
rates may increase beyond the 5% threshold that applies to existing tenancies under periodic leases. 
 
Achieved rates in Bridgewater reflect a market characterized by a mix of long-term tenancies in older-stock 
buildings, and a substantive amount of newly renovated, and newly constructed units. Older leases that fall 
under the rent cap will see more gradual rent increases, while the newer units achieve rates that align with 
current market conditions. On the whole, achieved rents in Bridgewater lag well-behind asking rates.  
 
These findings reflect a common theme identified during our market survey outreach: a large number of 
tenants in the county, and by extension Bridgewater, are long-term renters who experience slower year-
over-year rent growth relative to units on the open market. 
 

Table 7.7: Achieved vs Asking Rates by Unit Type (Bridgewater) 

Bridgewater 

Unit Type Achieved Rent Asking Rent* $ Difference % Difference 

Studio $976 $1,000 $24 2% 

1-Bed. $1,251 $1,450 $199 16% 

2-Bed. $1,479 $1,800 $321 22% 

3-Bed. $1,830 $2,200 $370 20% 

Overall $1,434 $1,650 $216 15% 

Lunenburg County 

Unit Type Achieved Rent Asking Rent* $ Difference % Difference 

Studio $971 $1,200 $229 24% 

1-Bed. $1,159 $1,500 $341 29% 
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Unit Type Achieved Rent Asking Rent* $ Difference % Difference 

2-Bed. $1,417 $1,800 $383 27% 

3-Bed. $1,464 $1,700 $236 16% 

Overall $1,423 $1,600 $177 12% 
Source: Turner Drake & Partners Ltd. | * Figures are weighted averages that have been rounded to the nearest realistic point. 

 

Figure 7.1: Achieved vs Asking Rent (Bridgewater) 

 
Source: Turner Drake & Partners Ltd. 

 

7.1.5 Secondary Rental Market 
 
The secondary rental market is defined by CMHC as rental units in buildings containing fewer than three 
units, and is primarily comprised of single-detached homes, residential units in mixed-use buildings, 
accessory suites, etc. We estimate that the secondary rental market represents just shy of 26% of the 

overall rental unit inventory in Bridgewater. Table 7.8 details these figures. 
 
Bridgewater, in comparison to the remainder of the county, has a substantive base of purpose-built 
apartment rentals. This results in a smaller share of units provided by secondary market relative to overall 
rental inventory. The secondary rental inventory in Bridgewater generally takes the form of single-family 
homes and older properties that have been repurposed into multi-unit dwellings, along with residential 
spaces above commercial uses in the Town’s core. 
 
Our survey recorded no-to-limited vacancy rates for secondary market properties; while this does not mean 
that there is zero vacancy across the board for these buildings, it illustrates that overall availability for this 
sector is low. On the whole, we expect that trends in the secondary rental market will generally follow the 
same themes as those identified through our rental market survey. 
 

Table 7.8: Secondary Rental Market Inventory (Bridgewater) 

Municipality 

Total Inventory (No. of Units) Share of Inventory (%) 
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Secondary 

Market* 
Total 
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Secondary 
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Chester 279 560 839 33% 67% 

Mahone Bay 68 65 133 51% 49% 

Lunenburg 255 134 389 66% 34% 
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Municipality 

Total Inventory (No. of Units) Share of Inventory (%) 

Primary 

Market 

Secondary 

Market* 
Total 

Primary 

Market 

Secondary 

Market 

Bridgewater 1,406 499 1,905 74% 26% 

MODL 329 897 1,226 27% 73% 

Total 2,337 2,155 4,492 52% 48% 
Source: Turner Drake & Partners, Ltd., PVSC, the Province of Nova Scotia, and Environics Analytics (accessed via ESRI ArcPro) | * 
These are 2024 values, which are the most up-to-date figures available as of this report. 

 

7.2  Short-Term Rentals 
 
Short-term rentals (STRs) continue to proliferate, offering a flexible approach to utilizing residential 
properties for temporary lodging. This trend blurs the distinction between rental housing and commercial 
hospitality. With the expansion of the STR market comes growing concerns about its impact on the 
traditional residential real estate sector, particularly whether STRs are displacing long-term housing 
options, reducing housing supply, and making it more challenging for households to secure permanent 
residences. 
 

Figure 7.2 depicts the changes in STR properties from 2017 to 2025,20 along with the estimated number 
of units that were potential long-term dwellings (PLTDs) – meaning, if not rented as an STR, they could 
have been used for permanent occupancy by a homeowner or tenant. Data is sourced from AirDNA™, a 
company that scrapes monthly information on the STR market from various STR platforms' public-facing 
websites. Turner Drake derives PLTD estimates from the AirDNA™ data using a modified Statistics Canada 
methodology.21  
 

Figure 7.2: Historical STRs and PLTDs 

 
Source: derived from AirDNA™ Property Performance Data 

 

• Estimates indicate that by 2025, Bridgwater’s STR market included approximately 47 properties, of 
which 35 were PLTDs. PLTDs therefore accounted for about 75% of the total STR inventory. 

 
20 Annual data reflects the period of October to September. For example, 2025 is October 2024 to September 2025.  
 
21 Arbenser, L; Bernard, M-C; Dormer, A; and Vipond, O. (2024, July 30). Analysis in Brief: Short-term rentals in the Canadian housing 

market. https://www150.statcan.gc.ca/n1/pub/11-621-m/11-621-m2024010-eng.htm  
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• The 2025 STR total marks continued year-over-year increases (+42%) in overall inventory. PLTDs 
continued to increase as well and their most recent year-over-year growth (+67%) has been 
considerably faster than in the previous two years. Consequently, PLTDs reached their highest 
share of the STR market in 2025 since data collection began. 

 

Figure 7.3 illustrates monthly STR activity. On top of a sustained overall growth trend for the last several 
years, this highlights the clear seasonality of STRs across Bridgewater. Activity is lowest during the winter 
months, rises sharply through early summer, peaks between June and August, and then declines noticeably 
toward late summer. 
 

Figure 7.3: Monthly active short-term rentals 

 
Source: derived from AirDNA™ Property Performance Data 

 

7.3  Demographic & Housing Supply Profiles 
 

7.3.1 Historical Demographic & Income Profiles 
 
Statistics Canada produces annual total population estimates for municipalities, with the most recent year 

being 2024. Figure 7.4 illustrates the annual change in Bridgewater’s total population based on these 

estimates. Figure 7.5 goes a step further and provides estimates of population change over the last five 
years by age category. 
 
Readers who are familiar with local 2021 Census results will note that the estimated total and the Census 
total are different. Estimates are typically higher than Census results as Statistics Canada performs post-
census adjustments to account for potential errors. The same adjustments are not available for age groups 
at the municipal level. 
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Figure 7.4: Historical estimated total population 

 
Source: Statistics Canada Table 17-10-0155-01 

 

Figure 7.5: Percent change to population by age group, 2019 to 2024 estimates* 

 
* Results for 2019 to 2024 combine age group totals from the Census and annual estimates to determine how age groups might 
have changed over non-Census years. 
Source: derived from Statistics Canada Table 17-10-0155-01 and Statistics Canada 2016 and 2021 Census profiles 

 

• Like many Nova Scotian communities, Bridgewater experienced a continuous increase to its total 
population since about 2016, increasing from 8,680 in that year to 9,850 by 2024 – a near 14% 
rise.  
 

• Over the last five years, the total population increased 12%, with notable relative growth among 
25-to-44-, 65-to-84-, and 85-plus-year-olds, based on estimates. 
 

• Seniors represent a considerable and increasing proportion of the local resident base (about 31% 
in 2024). Even so, growth among 25- to 44-year-olds, accompanied by slight growth among 
children, suggests local increases are in part due to in-migrating younger couples and families. 
 

As the population increases, so too (most often) do the number of households. Figure 7.6 shows how 
household totals by primary household maintainer age category changed over the last five years. 
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The primary household maintainer is the Census’ categorization of the first person in the household 
responsible for paying the rent or the mortgage, or the taxes, or the electricity bill, and so on, for the dwelling. 
In the case of a household where two or more people are listed as household maintainers, the first person 
listed is chosen as the primary household maintainer. For example, a 25- to 44-year-old maintainer refers 
to the age of the person who most often “leads” the household financially. 
 

Figure 7.6: Percent change to households by primary maintainer age group, 2019 to 2024 estimates* 

 
* Household results for 2019 to 2024 perform a similar estimation as for population, but make adjustments based on Census period 
headship rates (i.e., the number households led by an age group for every person in same age group). 
Source: derived from Statistics Canada Table 17-10-0155-01 and Statistics Canada 2016 and 2021 Census profiles 

 

• Total households between 2019 and 2024 increased by an estimated 14%, higher than the rate 
experienced by the overall population. 
 

• Greater household versus population growth generally reflects an aging household maintainer 
base. As people or couples age, their dependents move away or partners pass away, leading to 
small household sizes and, inversely, greater households per capita. 
 

The typical earnings or wealth a household accumulates are largely a function of the household’s age. As 
youth become adults, they begin to earn more income commensurate to their experience. As they age, they 
are also more likely to form partnerships that lead to dual-income earning circumstances, further increasing 
their financial capacity. Even further down the road, people begin to retire and no longer earn income, but 

live off savings and pensions. Figure 7.7 demonstrates how estimated median before-tax household 
incomes have changed between 2010 and 2023.  
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Figure 7.7: Historical* before-tax household incomes by family type 

 
* Total household incomes derived from family incomes. Pre-2021 incomes are from a past Statistics Canada custom data order. 
Incomes for 2021 to 2023 estimated based on inferred pre-2021 relationship between local and non-CMA provincial income data. 
Source: derived from Statistics Canada Table 11-10-0012-01 [custom] and Statistics Canada 2021 Census [custom] 

 

• As of 2023, the median household may have earned $58,900 before-tax. Couples (more likely have 
more than one source of earnings) earned about $86,800, lone-parents earned about $52,300, and 
non-census families (e.g., single persons or roommates) earned about $36,700. 

 

• Since 2019, incomes rose nearly 12%, with a noticeable bump between 2019 and 2020 (due to the 
impacts of COVID-19 Pandemic support payments) and between 2022 and 2023.  

 

Figure 7.8 illustrates estimated median before-tax household incomes by tenure for 2023. The data shows 
a clear divide between households with the financial capacity to own a home, particularly those owners 
without mortgages as well as households renting in either the private or subsidized market. While the overall 
median household income was $58,900 in 2023, tenure appears to strongly influence household income 
levels, with renters, and especially subsidized renters, earning considerably less than owners. 
 

Figure 7.8: Estimated before-tax household incomes by tenure, 2023 

 
Source: derived from Statistics Canada Table 11-10-0012-01 [custom] and Statistics Canada 2021 Census [custom] 
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• Owner households with a mortgage (often couples in their employment earning years) report the 
highest incomes at $90,600, well above the overall median. 
 

• Owner households without a mortgage ($58,100), renter households ($40,800), and subsidized 
renter households ($21,800) all fall below the total median income. 

 

• The gap between owners and renters is substantial: renter households in the private market show 
incomes about 46% lower than their owner household counterparts. These disparities highlight the 
heightened affordability pressures faced by renter and subsidized renter households compared to 
owners. 

 
UBC’s Housing Assessment Resource Tools (HART) initiative defines five household income categories 
that can help inform the share of households most at risk of housing related financial pressures. HART 
applied the categories built by governments in the US, Vancouver, and Melbourne. The categories are as 
follows: 
 

• Very low income: 20% or less of area median household income (AMHI), often similar to shelter 
allowance for income support recipients.  
 

• Low income: 21-50% AMHI, generally equivalent to one full-time minimum wage job. 
 

• Moderate income: 51-80% AMHI, similar to starting salary for a professional job like a nurse or 
teacher.  
 

• Median income: 81-120% AMHI, representing the ‘middle class.’ 
 

• High income: More than 120% AMHI, the group with most housing wealth. 
 

Figure 7.9 shows the estimated distribution of households by income category for 2024. The data illustrates 
a relatively balanced distribution across the low, moderate, and median income categories, while very low 
income households represent only a small fraction. At the other end of the spectrum, high-income 
households account for a disproportionately large share of the total, underscoring a notable income divide 
in the community.  
 

Figure 7.9: Estimated households by income category, 2024 

 
Source: Turner Drake analysis derived from Statistics Canada and UBC Housing Assessment Resource Tools program 
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• Very low-income households represent just 1% (60 households), the smallest share of households 
by income category. 
 

• Income groups are more evenly distributed among low- (18%), moderate- (20%), and median 
(21%) income categories. 

 

• High-income households dominate the distribution, making up 41% (1,945 households), a 
significantly larger share than all other individual categories. 

 

• The prevalence of higher-income households suggests greater overall purchasing power in the 
community, but also highlights affordability gaps for lower- and moderate-income households. 

 

7.3.2 Housing Supply Overview 
In 2021, Statistics Canada reported that Bridgewater had a total housing inventory of 4,493 dwellings, of 
which 4,260 were occupied by a permanent household (i.e., one that lives in the community more than half 
of the year, also known as a “usual-resident”). Thus, about 5% of Bridgewater inventory was intended for a 
different use, such as a recreational property, a second home, or for shorter term accommodations, or may 
have been vacant.  
 

For those dwellings that are permanently occupied, Figure 7.10 illustrates their distribution by structure 
type (e.g., single-detached, semi-detached, etc.).  
 

Figure 7.10: Distribution of inventory by usual-resident occupied dwelling structure type, 2021 

 
Source: Statistics Canada 2021 Census Profile 

 

• The plurality of the municipality’s dwellings are single-detached dwellings at a 48% share, with the 
next largest share occupied by apartment dwellings at 33%.  
 

• According to the 2021 Census, about 1,790 of usual-resident dwellings were renter-occupied, 
representing about 42% of local households at that time. 

 

Figure 7.11 shows the number of construction completions in the municipality from 2015 through 2024. 
The period from 2015-2020 saw consistency in the number of completions, ranging from 10 to 45 depending 
on the year, with 2018 being an outlier at 85 completions.  
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Figure 7.11: Annual dwelling completions estimates 

 
Source: derived from the Property Valuation Services Corporation 

 

• Since 2020, Bridgewater experienced increases in dwelling completions, with 2021 setting a period-
high of 108, followed by 104 in 2023.  

 

• While 2024 saw decreases relative to 2021 and 2023, construction completions in those years were 
still slightly higher when compared to 2015-2020. 

 

7.4  Housing Affordability Analysis 
 

7.4.1 Access to Homeownership 
 

Figure 7.12 illustrates how access to housing has shifted between 2019 and 2024 relative to an estimate 
of economic equity. Specifically, if we assume that equitable access to housing means that individuals in 
the 20th income percentile can afford 20% of available dwellings, the actual relationship between renter 
income distribution (as a proxy for first-time buyers) and housing access can be overlaid to reveal 
disparities. This comparison highlights the extent of and changes to inequity in the local homeownership 
market, particularly for first-time buyers.       
 

21

10 12

85

17

45

108

99
104

3040

80

120

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

T
o
ta

l 
U

n
it
s

Agenda Page 158 of 231



Lunenburg County - Housing Market Study  Page 134 of 179 

---------------------------------------------------------------------  TURNER DRAKE & PARTNERS LTD.  --------- 

Figure 7.12: Share of dwellings affordable by income percentile, as compare to the equitable 

distribution of sales 

 
Source: Turner Drake analysis derived from the Property Valuation Services Corporation 

 

• In 2019, the homeownership market was relatively accessible for new buyers. With a sufficient 
down payment, households at any income percentile could afford homes priced at a higher 
percentile of sales. For example, 80% of households could afford 98% of dwellings. 

 

• Since then, housing conditions across much of Nova Scotia have shifted dramatically, driving 
shelter costs (particularly for ownership) beyond the reach of many more households. With the 
exception of the highest earners, most income percentiles could no longer afford homes at their 
equivalent sales percentile, often falling far below. By 2024, 80% of households could afford only 
24% of sales, compared to 98% in 2019 – a decline of 74 percentage points. 

 

7.4.2 Obstacles to Homeownership for First-Time Buyers / Renters 
 

Figure 7.13 demonstrates the ratio of the estimated 5-year net savings of a typical 25- to 34-year-old led 
household (a proxy for a new home-buyer) in a given year compared to the typical down payment in a given 
year (based on the down payment percentage). A value above 1.0 indicates that the typical 25- to 34-year-
old does not have enough built-up savings to cover the payment.  
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Figure 7.13: Ratio of down payment required by percent down to estimated savings, 25-34 year olds 

 
Source: Turner Drake analysis derived from Statistics Canada Table 11-10-0012-01 [custom purchase] and Table 36-10-0588-01 

 

• According to estimates, younger adults typically save enough over five-years to afford the down 
payment of the typical local dwelling if said payment is 5% down. Contributing higher amounts of 
equity becomes increasingly expensive. 

 
While lower down payments provide an easier means of entering the market, this does not necessarily 

equate to an affordable carrying cost. Relatedly, Figure 7.14 demonstrates the ratio of the estimated 
income required to reasonably afford the mortgage payments for the typical home in a given year compared 
to the estimated income of the typical 25- to 34-year-old in a given year (based on the same down payment 
scenarios as above). A value above 1.0 indicates that the required income is unattainable for the typical 
young adult led household. 
 

Figure 7.14: Ratio of income required for mortgage payment to actual income, 25-34 year olds 

 
Source: Turner Drake analysis derived from Statistics Canada Table 11-10-0012-01 [custom purchase] and Table 36-10-0588-01 

 

• A 5% down payment allows households to enter the market with less savings but results in higher 
overall costs compared to buyers contributing more equity on the same home. This creates a clear 
trade-off between lowering the entry barrier and long-term affordability. 
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• Historically, the relationship between home prices and local incomes kept housing reasonably 
affordable, whether buyers put down 5% or 20%. However, sharp price increases after 2020 quickly 
eroded this balance. By 2024, typical mortgage payments were no longer reasonably affordable 
relative to the income of a first-time homebuyer, regardless of the equity initially invested. 

 

7.4.3 Rent Price Accessibility 
 

Figure 6.16 illustrates the estimated financial capacity of different local household types to afford various 
rent levels within the community. Calculations follow Statistics Canada’s definition of affordability (spending 
no more than 30% of before-tax household income on shelter costs) and are based on the previously 
estimated household incomes. Each household type’s affordable rent threshold is compared against the 
share of the county-wide rental inventory available at or below that rent level. For example, approximately 
48% of rental units are listed at $1,585 or less. 
 

Figure 7.15: Share of county rental stock financially achievable by local households, 2025 

 
Source: derived from 2025 Turner Drake Housing Market Survey and estimated 2023 before-tax household incomes by tenure 

 

• Based on 2023 estimates, the median renter household could reasonably afford a monthly rent of 
$840. However, according to asking rents from the 2025 rental housing survey, about half of renter 
households would be unable to afford roughly 97% of turned over units (i.e., units rented at asking 
price) without exceeding affordable spending levels. Conditions are marginally better if considering 
average current rents – 5% of the stock was affordable to the median renter income. 

 

• If a renter household decided to spend 50% of their income on shelter, their monthly rent budget 
would increase to about $1,400 and they could meet the asking rents of 25% of rental units. 
 

• Renter households are predominantly composed of single individuals or roommates, groups that 
typically earn lower incomes. These households have the least choice in the rental market. 

 

• Lone-parent households, while generally single-income, can access a slightly larger share of 
housing within affordable limits. Even so, the median lone parent could afford only about 12% of 
listed rentals without overspending, versus 28% of rentals at current rates. 

 

• Couple households, more likely to have dual incomes, have the greatest range of housing options, 
being able to afford approximately 66% of units on market based on the standard affordability 
threshold. 
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7.5  Demographic Projections 
 
Understanding future housing needs requires a close look at population and household projections. These 
projections provide insight into how many people may wish to live in the community, how households may 
for, and the pace at which demand for housing may grow.  
 

7.5.1 Population Projections 
 

Figure 7.16 shows possible population futures, ranging from low to high growth, with a moderate scenario 
as the midpoint. Population projections serve as the primary input for calculating the anticipated total 
households and total dwelling demand. For methodology details, see the Appendices. 
 

Figure 7.16: Anticipated range of possible future total populations 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• By 2034, the population is projected to reach between 9,325 and 10,155, representing a loss of 5% 
and gain of 4% over the decade. By 2044, the range may widen to 9,265 to 10,790, or a -6% to 
10% change since 2024. 

 

• Under a moderate scenario, the population may contract less than 1% by 2034 (to 9,800) and 
expand 1% by 2044 (to 9,960). 

 

Table 7.9 summarizes how the anticipated population may distribute by age group over the next 10 years, 
based on the average growth scenario.  
 

Table 7.9: Anticipated population by defined year and age group, moderate scenario 

  Total 0 to 14 15 to 24 25 to 44 45 to 64 65 to 84 85+ 

2019 8,830 1,090 875 1,870 2,455 2,125 420 

2024 9,850 1,080 950 2,120 2,605 2,585 510 

5yr % change +12% -1% +9% +13% +6% +22% +21% 
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  Total 0 to 14 15 to 24 25 to 44 45 to 64 65 to 84 85+ 

2034 9,800 785 960 1,910 2,530 2,805 815 

10yr % change -1% -27% +1% -10% -3% +9% +60% 

Source: Turner Drake analysis derived from Statistics Canada 

 

• As mentioned, the total population may contract from 9,850 to 9,800 by 2034, just shy of a 1% 
change. 

 

• Growth may be concentrated among seniors. By 2034, seniors ages 85+ are projected to grow by 
60% (510 to 815). Over the same period, seniors 65–84 are anticipated to increase by 9% (2,585 
to 2,805). 

 

Important consideration: As outlined in the methodology (see Appendices), population projections can 
be produced using several valid approaches, each with different strengths and limitations. This report uses 
a method that incorporates recent federal immigration target changes and their potential influence on Nova 
Scotia and its municipalities. Other municipalities may use different methods, meaning their results may not 
align perfectly with those presented here. 
 
For instance, Bridgewater’s early 2025 projections estimate a 2044 population between 10,510 and 12,285 
– higher than the figures shown above. This does not mean one set of projections is right and the other 
wrong; rather, each reflects different underlying assumptions. Projections are also limited in their ability to 
anticipate future shifts, such as renewed immigration growth or local economic changes (e.g., the Michelin 
plant expansion). As a result, higher-growth scenarios like Bridgewater’s can be particularly valuable for 
land use and infrastructure planning, as they help municipalities plan proactively rather than reactively. 
 

7.5.2 Household Projections 
 
By applying headship rates to projected population figures by age group, analysts can estimate the number 
of future households in a community. A headship rate refers to the proportion of people within a specific 
age group who are considered the primary maintainer (or “head”) of a household. For more methodology 
details, see the Appendices. 
 

Like Figure 7.16, Figure 7.17 demonstrates potential futures for total households, ranging from low to high 
growth with a moderate / average scenario as the midpoint. 
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Figure 7.17: Anticipated range of possible future total households 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• By 2034, total households are projected to reach between 4,770 and 5,135, representing a change 
of -1% to 7% over the decade. By 2044, the range may widen to 4,920 to 5,685, or 2% to 18% 
growth since 2024. 

 

• Under a moderate scenario, total households may expand 4% by 2034 (to 4,995) and 10% by 2044 
(to 5,275). 

 

Table 7.10 summarizes how the anticipated households may distribute by age group over the next 10 
years, based on the average growth scenario.  
 

Table 7.10: Anticipated households by defined year and maintainer age group, moderate scenario 

  Total 15 to 24 25 to 44 45 to 64 65 to 84 85+ 

2019 4,215 155 1,015 1,470 1,330 245 

2024 4,805 170 1,155 1,560 1,625 295 

5yr % change +14% +10% +14% +6% +22% +20% 

2034 4,995 170 1,060 1,510 1,780 470 

10yr % change +4% 0% -8% -3% +10% +59% 

Source: Turner Drake analysis derived from Statistics Canada 

 

• As mentioned, total households may expand from 4,805 to 4,995, a 4% increase. Like historical 
trends, projections anticipate household growth will outpace population growth, influenced largely 
by the notable expansions of seniors and senior-led households (i.e., greater households per 
capita). 

 

• By 2034, 65-to-84-year-old senior-led households may expand 10% (1,625 to 1,780) and elderly-
led households by 59% (295 to 470). 
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7.5.3 Housing Demand Projections 
 
In general, household growth drives demand for more dwellings, as each new household requires a place 
to live. However, not all dwellings are occupied by permanent residents. In 2021, about 5% of Bridgewater 
dwellings were not usually resident-occupied. Since household data only reflects usual-residents, 
projections do not capture the additional housing needed to serve other markets, such as recreational 

properties or short-term accommodations. Figure 7.18 shows how the relationship between households 
and total dwellings may change over time, using the historical ratio between the two variables. 
 

Figure 7.18: Anticipated households versus dwellings 

 
Source: Turner Drake analysis derived from Statistics Canada 

• Historically, Bridgewater has about 1.05 dwellings for every household. If applied to household 
projects, the municipality may demand 5,270 total dwellings by 2034 – an increase of 205 units 
over a decade (or 20 annually), versus 190 households (19 annually). 

 
The above outlines anticipated housing demand growth over the foreseeable future. However, this does 
not account for existing unmet demand. The Appendices provide further detail on its calculation, but in brief, 
unmet demand mostly reflects suppressed households – those unable to form locally due to unhealthy 

market conditions, such as high costs or limited supply. Figure 7.19 demonstrates the impact of a 2024 
shortage on overall demand totals over the next decade. 
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Figure 7.19: Anticipated dwelling demand and the historical dwelling shortage, moderate scenario 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• Shortage estimates suggest that about 460 dwellings were needed but were not provided for prior 
to 2024. Assuming this shortage is a constant over the near-term, Bridgewater may have a total 
net new demand of 665 units by 2034, even after a slight decrease in demand in the early parts of 
the ten-year period. 

 

Figure 7.20 shows how the aforementioned total demand may compare to anticipate build outs of housing 
(based on historical trends). 
 

Figure 7.20: Anticipated running dwelling shortage 

Source: Turner Drake analysis derived from Statistics Canada and Property Valuation Services Corporation 

 

• After accounting for anticipated supply over the next decade, the 2024 shortage could decrease to 
165 units by 2034, indicating an improving housing deficit. Nevertheless, about 16 additional 
dwellings are required per year, on top of the 50 already expected annually. 
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Table 7.11 breaks down the total demand (inclusive of the shortage) into potential distributions of units by 
their size (i.e., number of bedrooms) and tenure. While the market will largely respond to consumer 
preferences through their product offerings, the data offers an insight into what to anticipate in the future 
and how said future might compare to past construction trends.  
 
For instance, Bridgewater’s total inventory is about 42% rentals (as of 2021). Anticipated growth trends 
suggest building at a higher share (about 62%) over the next decade. 
 

Table 7.11: Anticipated new dwelling demand by number of bedrooms and tenure, moderate 

scenario 

 Owner-occupied Renter-occupied 

 by 2029 share by 2034 share by 2029 share by 2034 share 

Total 200   250   290   410   

0-/1-Bed. 10 5% 15 6% 90 31% 140 34% 

2-Bed. 110 55% 170 68% 190 66% 270 66% 

3-Bed. 25 13% 0 0% 10 3% 0 0% 

4+ Bed. 55 28% 65 26% 0 0% 0 0% 

Source: Turner Drake analysis derived from Statistics Canada 

 

Figure 7.21 and Figure 7.22 offer alternative breakdowns of required dwellings. The former demonstrates 
the potential need across dwelling structure types and the latter shows how they might best distribute across 
different housing price models (deeply affordable, below-market, and market units). 
 

Figure 7.21: Anticipated new dwelling demand by dwelling typology, moderate scenario 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• Much of the future demand is estimated to reflect the historical preference for lower density homes 
– unsurprising given the general makeup of Bridgewater. Nevertheless, apartments should also be 
in demand. 
 

• Based on Core Housing Need influenced calculations, there is a potential local demand for about 
405 non-market units (225 below-market units and 180 deeply affordable units).  
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Figure 7.22: Anticipated new dwelling demand by number of bedrooms and price model, 2034, 

moderate scenario 

 
Source: Turner Drake analysis derived from Statistics Canada 
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Figure 7.23: Study Area Map – Bridgewater 

 
Source: The Province of Nova Scotia | Basemap accessed through ESRI ArcPro. 
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Section 8 | Municipality of the District of Lunenburg 
 

8.1  Rental Market Overview 
 
This section presents the results of our rental market survey, specific to the Municipality of the District of 
Lunenburg. For brevity, we refer to this jurisdiction as “MODL”. A summation of the conclusions stemming 

from our research is contained in the Discussion & Conclusions section of this document. 
 
While the results of our rental market survey for MODL are statistically valid and reliable, they are heavily 
influenced by small sample size bias. This causes variability in the reporting of granular figures (i.e., rental 
rates by unit type, etc.). As such, we recommend the application of the county-wide vacancy and rental 
rates in MODL for usage in policy and research functions. 
 

8.1.1 Rental Market Supply 
 
MODL has a comparatively low supply of primary market rental units; this is to be expected from a largely 
rural municipality with a tenure-share that is heavily weighted towards home-ownership. Largely, the 
existing primary market rental stock is typified by older and smaller low-rise buildings. There has also been 
new construction of rental units immediately proximate to Bridgewater’s town boundary (and thereby likely 
still accessing municipal servicing infrastructure). The primary rental market supply is generally 
concentrated along the HWY-103 corridor, along with pockets of smaller multi-unit properties along HWY-
3, and immediately outside the boundaries of Lunenburg and Mahone Bay. New Germany also sees a 
relatively small concentration of older-stock primary market rental buildings. 
 
Our research delineated 329 primary market rental units in MODL. This is the second-largest figure 
amongst the five municipalities in the county, and accounts for approximately 14% of the total inventory. 

Table 8.1 shows the total primary market unit inventory in MODL, along with the totals for the other 
jurisdictions in the county. 
 

Table 8.1: Primary Rental Market Inventory (MODL) 

Municipality 
Total Inventory Share of Inventory (%) 

No. of Units No. of Buildings % of Units % of Buildings 

Chester 279 63 12% 18% 

Mahone Bay 68 17 3% 5% 

Lunenburg 255 49 11% 14% 

Bridgewater 1,406 137 60% 40% 

MODL 329 75 14% 22% 

Total 2,337 341 --- --- 

Source: Turner Drake & Partners, Ltd., PVSC, and the Province of Nova Scotia 

 
We expect the distribution of units by bedroom type (i.e., 1-Bed., 2-Bed., etc.) to largely follow the same 
patterns as at the county-level. As such, we anticipate that the breakdown of primary market unit types for 
MODL is as follows: 
 

Table 8.2: Unit Type Breakdown (MODL) 

Studio 1-Bed. 2-Bed. 3-Bed. 

4% 24% 63% 9% 

Source: Derived using Turner Drake’s rental market survey and estimated dwelling unit counts 
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8.1.2 Vacancy Rates 
We caution that the reporting on granular data points for this section is done to provide regional context, 
despite the fact that the concluded figures are biased by small sample sizes. As such, we recommend the 
application of the county-wide figures for usage in policy and research functions specific to MODL’s rental 
market. 
 
MODL’s high vacancy rates should not be interpreted not as a sign of reduced demand, but as a reflection 
of a recently expanded supply and a small sample size that is distorted by the outsized impact of several 
newly constructed buildings that temporarily elevate the calculated vacancy rates as their units are 
absorbed for the first time. The increase in new rental housing represents an important and positive 
development for the region, providing much-needed stock in an otherwise tight and undersupplied market. 
Once these new units are fully absorbed, vacancy levels in MODL are expected to stabilize closer to county-
wide figures. 
 

Table 8.3 shows vacancy rates by unit type. We note that no vacancy was recorded for 3-Bedroom units. 
While this is influenced by the sample size bias, this is also indicative of both a low supply, and relatively 
full absorption, of larger family-sized units in MODL, particularly in the primary rental market. 
 

Table 8.4 details vacancy rates by building size range. There is higher vacancy among larger complexes 
(10-20% in buildings with 20-or-more units), while smaller buildings remain relatively full. This demonstrates 
the effect of new construction on calculated vacancy rates; recent additions to the market, primarily in the 
form of new, larger-scale purpose-built rental developments, skew MODL’s vacancy rate higher during their 
initial lease-up phase. 
 

Table 8.3: Vacancy Rate by Bedroom Type (MODL) 

Entire Market Studio 1-Bed. 2-Bed. 3-Bed. Overall 

MODL 10.00% 14.71% 14.00% 0.00% 13.61% 

Lunenburg County 4.48% 4.64% 4.73% 2.80% 4.52% 

Primary Market (> 2 Units) Studio 1-Bed. 2-Bed. 3-Bed. Overall 

MODL 10.00% 15.38% 14.00% --- 14.05% 

Lunenburg County 4.55% 4.82% 4.84% 3.01% 4.66% 
Source: Turner Drake & Partners Ltd. | “---” denotes no value recorded. 

 

Table 8.4: Vacancy Rate by Building Size (MODL) 

Rental Market < 3 Units 3-5 Units 6-19 Units 20-49 Units 50-199 Units Overall 

MODL 0.00% 7.69% 0.00% 10.42% 21.28% 13.61% 

Lunenburg County 0.00% 5.52% 2.56% 3.07% 10.33% 4.52% 
Source: Turner Drake & Partners Ltd. | “---” denotes no value recorded. 

 

8.1.3 Rental Rates 
 
A key objective of this project was to quantify market rental rates in Lunenburg County, and for each of the 

individual municipalities within. Table 8.5 shows the average rent by unit type for MODL and the county as 

a whole, and Table 8.6 shows the average rental rates by building size (unit count range). 
 
While the results of our rental market survey for MODL are statistically valid, they are heavily influenced by 
small sample size bias. This causes variability in the reporting of granular figures (i.e., rental rates by unit 
type). As such, we recommend the use of the county-wide figures for MODL for policy and research 
functions, with locally-specific numbers applicable for nuance and context. As MODL has a number of 
larger, primary market buildings within close proximity to the Town of Bridgewater, we expect that county-
wide metrics (which are largely driven by buildings in Bridgewater) will be highly reflective of MODL’s current 
market realities. 

Agenda Page 171 of 231



Lunenburg County - Housing Market Study  Page 147 of 179 

---------------------------------------------------------------------  TURNER DRAKE & PARTNERS LTD.  --------- 

These totals are derived market averages for rental rates (i.e., achieved rent); this is what tenants are 

currently paying. Asking rental rates are addressed in Section 8.1.4. These figures are weighted averages, 
which ensures a more accurate representation of market rents; each building’s influence on the overall 
rates was weighted based on their corresponding share of the total unit inventory. The reported rental rates 
in MODL generally skewed to the lower-end, though that was largely driven by longer-term tenancies in 
older rental units. 
 

Table 8.5: Weighted Average Rent by Bedroom Type (MODL) 

Entire Market Studio 1-Bed. 2-Bed. 3-Bed. Overall 

MODL $955 $1,018 $1,161 $1,913 $1,753 

Lunenburg County $971 $1,159 $1,417 $1,464 $1,423 

Primary Market (> 2 Units) Studio 1-Bed. 2-Bed. 3-Bed. Overall 

MODL $955 $1,020 $1,161 --- $1,764 

Lunenburg County $968 $1,161 $1,421 $1,434 $1,426 
Source: Turner Drake & Partners Ltd. | “---” denotes no value recorded. 

 

Table 8.6: Weighted Average Rent by Building Size (MODL) 

Rental Market < 3 Units 3-5 Units 6-19 Units 20-49 Units 50-199 Units Overall 

MODL $1,400 $925 $1,084 $975 $2,500 $1,753 

Lunenburg County $1,324 $1,261 $1,272 $1,334 $1,935 $1,423 
Source: Turner Drake & Partners Ltd. | “---” denotes no value recorded. 

 

8.1.4 Asking vs Achieved Rents 
 
To provide further context on rental rates, we conducted a review of the difference between asking and 

achieved rental rates. Table 8.7 presents the results of this analysis. Asking rents reflect the rate that a 
landlord would list for a vacant (i.e. turnover) or newly constructed unit; this is what a landlord believes the 
market can support for a new tenancy under current conditions. This figure does not always represent the 
final rate tenants pay, but rather the pre-lease price they encounter when entering the market. 
 
Rental rates for turnover units are often considerably higher than the rates currently achieved by said space; 
rates of increase for existing, and particularly long-term, tenants tend to lag those of the open market. 
Building operators will often pursue upgrades and/or cosmetic improvements during periods of vacancy in 
order to reposition on the higher-end of the spectrum, and to ensure that their offerings are in-line with 
market expectations. Also, Nova Scotia’s rent cap does not apply to vacated units, meaning their rental 
rates may increase beyond the 5% threshold that applies to existing tenancies under periodic leases. 
 
Achieved rates in MODL are lower than asking rates, though both figures are distorted by the small sample 
size, and the outsized impact of newly constructed units on the overall totals. Regardless of this, we expect 
that trends in MODL will follow those of the county writ-large; a large number of tenants in the county 
(particularly in rural areas) are long-term renters who experience lower rates of year-over-year rental 
increases than units on the open market. 
 

Table 8.7: Achieved vs Asking Rates by Unit Type (MODL) 

MODL 

Unit Type Achieved Rent Asking Rent* $ Difference % Difference 

Studio $955 $1,550 $595 62% 

1-Bed. $1,018 $1,850 $832 82% 

2-Bed. $1,161 $1,950 $789 68% 

3-Bed. $1,913 $2,000 $87 5% 

Overall $1,753 $1,800 $47 3% 
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Lunenburg County 

Unit Type Achieved Rent Asking Rent* $ Difference % Difference 

Studio $971 $1,200 $229 24% 

1-Bed. $1,159 $1,500 $341 29% 

2-Bed. $1,417 $1,800 $383 27% 

3-Bed. $1,464 $1,700 $236 16% 

Overall $1,423 $1,600 $177 12% 
Source: Turner Drake & Partners Ltd. | * Figures are weighted averages that have been rounded to the nearest realistic point. 

 

Figure 8.1: Achieved vs Asking Rent (MODL) 

 
Source: Turner Drake & Partners Ltd. 

 

8.1.5 Secondary Rental Market 
 
The secondary rental market is defined by CMHC as rental units in buildings containing fewer than three 
units, and is primarily comprised of single-detached homes, residential units in mixed-use buildings, 
accessory suites, larger older-stock homes that have been demised into multi-unit structures, etc. We 
estimate that the secondary rental market represents just shy of 73% of the overall rental unit inventory in 

MODL. Table 8.8 details these figures. 
 
Much of MODL lacks an established base of purpose-built apartment rentals, with the secondary market 
the de facto market in the municipality. The secondary market supply is often provided through the 
repurposing and renovation of older housing stock. These units can often carry a rental premium associated 
with the costs of renovations, limited availability, and the scarcity of comparable offerings. Single-family 
homes will typically command a higher rental rate than smaller apartment units, partially driven by low 
availability in the region for family-sized rentals, along with the fact that they are usually larger spaces. 
 
Our survey recorded no-to-limited vacancy rates for secondary market properties; while this does not mean 
that there is zero vacancy across the board for these buildings, it illustrates that overall availability for this 
sector is low. There are limited options for those entering the market. On the whole, we expect that trends 
in the secondary rental market will generally follow the same themes are those identified through our rental 
market survey. 
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Table 8.8: Secondary Rental Market Inventory (MODL) 

Municipality 

Total Inventory (No. of Units) Share of Inventory (%) 

Primary 

Market 

Secondary 

Market* 
Total 

Primary 

Market 

Secondary 

Market 

Chester 279 560 839 33% 67% 

Mahone Bay 68 65 133 51% 49% 

Lunenburg 255 134 389 66% 34% 

Bridgewater 1,406 499 1,905 74% 26% 

MODL 329 897 1,226 27% 73% 

Total 2,337 2,155 4,492 52% 48% 
Source: Turner Drake & Partners, Ltd., PVSC, the Province of Nova Scotia, and Environics Analytics (accessed via ESRI ArcPro) | * 
These are 2024 values, which are the most up-to-date figures available as of this report. 
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8.2  Short-Term Rentals 
 
Short-term rentals (STRs) continue to proliferate, offering a flexible approach to utilizing residential 
properties for temporary lodging. This trend blurs the distinction between rental housing and commercial 
hospitality. With the expansion of the STR market comes growing concerns about its impact on the 
traditional residential real estate sector, particularly whether STRs are displacing long-term housing 
options, reducing housing supply, and making it more challenging for households to secure permanent 
residences. 
 

Figure 8.2 depicts the changes in STR properties from 2017 to 2025,22 along with the estimated number 
of units that were potential long-term dwellings (PLTDs) – meaning, if not rented as an STR, they could 
have been used for permanent occupancy by a homeowner or tenant. Data is sourced from AirDNA™, a 
company that scrapes monthly information on the STR market from various STR platforms' public-facing 
websites. Turner Drake derives PLTD estimates from the AirDNA™ data using a modified Statistics Canada 
methodology.23  
 

Figure 8.2: Historical STRs and PLTDs 

 
Source: derived from AirDNA™ Property Performance Data 

 

• Estimates indicate that by 2025, MODL’s STR market included approximately 559 properties, of 
which 218 were PLTDs. PLTDs therefore accounted for about 39% of the total STR inventory. 

 

• The 2025 STR total marks the first year-over-year decline (-3%) in overall inventory since the early 
stages of the COVID-19 pandemic. While PLTDs continued to increase, their growth was 
considerably slower than in the previous two years (+5% versus a low of +24%). Nevertheless, 
PLTDs reached their highest share of the STR market in 2025 since data collection began, though 
only marginally higher than 2024. 

 
With coastal communities such as Kingsburg, LaHave, and Riverport, MODL serves as a key tourism 
destination for oceanfront experiences. Accordingly, the impact of STRs is most pronounced in these areas, 

particularly during peak seasons. Figure 8.3 illustrates monthly STR activity, highlighting the clear 

 
22 Annual data reflects the period of October to September. For example, 2025 is October 2024 to September 2025.  
 
23 Arbenser, L; Bernard, M-C; Dormer, A; and Vipond, O. (2024, July 30). Analysis in Brief: Short-term rentals in the Canadian housing 

market. https://www150.statcan.gc.ca/n1/pub/11-621-m/11-621-m2024010-eng.htm  
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seasonality of STRs across MODL. Activity is lowest during the winter months, rises sharply through early 
summer, peaks between June and October, and then declines noticeably toward late fall. 
 

Figure 8.3: Monthly active short-term rentals 

 
Source: derived from AirDNA™ Property Performance Data 

 

8.3  Demographic & Housing Supply Profiles 
 

8.3.1 Historical Demographic & Income Profiles 
 
Statistics Canada produces annual total population estimates for municipalities, with the most recent year 

being 2024. Figure 8.4 illustrates the annual change in MODL’s total population based on these estimates. 

Figure 8.5 goes a step further and provides estimates of population change over the last five years by age 
category. 
 
Readers who are familiar with local 2021 Census results will note that the estimated total and the Census 
total are different. Estimates are typically higher than Census results as Statistics Canada performs post-
census adjustments to account for potential errors. The same adjustments are not available for age groups 
at the municipal level. 
 

Figure 8.4: Historical estimated total population 

 
Source: Statistics Canada Table 17-10-0155-01 
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Figure 8.5: Percent change to population by age group, 2019 to 2024 estimates* 

 
* Results for 2019 to 2024 combine age group totals from the Census and annual estimates to determine how age groups might 
have changed over non-Census years. 
Source: derived from Statistics Canada Table 17-10-0155-01 and Statistics Canada 2016 and 2021 Census profiles 

 

• Like many Nova Scotian communities, MODL experienced a continuous increase to its total 
population since about 2016, increasing from 25,260 in that year to 26,805 by 2024 – a 6% rise.  
 

• Over the last five years, the total population increased 4%, with notable relative growth among 25- 
to 44-, 65- to 84-, and 85-plus-year-olds, based on estimates. 
 

• Seniors represent a considerable and increasing proportion of the local resident base (about 31% 
in 2024). Even so, growth among 25- to 44-year-olds, accompanied by smaller growth among 
children, suggests local increases are in part due to in-migrating younger couples and families. 
 

As the population increases, so too (most often) do the number of households. Figure 8.6 shows how 
household totals by primary household maintainer age category changed over the last five years. 
 
The primary household maintainer is the Census’ categorization of the first person in the household 
responsible for paying the rent or the mortgage, or the taxes, or the electricity bill, and so on, for the dwelling. 
In the case of a household where two or more people are listed as household maintainers, the first person 
listed is chosen as the primary household maintainer. For example, a 25- to 44-year-old maintainer refers 
to the age of the person who most often “leads” the household financially. 
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Figure 8.6: Percent change to households by primary maintainer age group, 2019 to 2024 estimates* 

 
* Household results for 2019 to 2024 perform a similar estimation as for population, but make adjustments based on Census period 
headship rates (i.e., the number households led by an age group for every person in same age group). 
Source: derived from Statistics Canada Table 17-10-0155-01 and Statistics Canada 2016 and 2021 Census profiles 

 

• Total households between 2019 and 2024 increased by an estimated 6%, higher than the rate 
experienced by the overall population. 
 

• Greater household versus population growth generally reflects an aging household maintainer 
base. As people or couples age, their dependents move away or partners pass away, leading to 
small household sizes and, inversely, greater households per capita. 
 

The typical earnings or wealth a household accumulates are largely a function of the household’s age. As 
youth become adults, they begin to earn more income commensurate to their experience. As they age, they 
are also more likely to form partnerships that lead to dual-income earning circumstances, further increasing 
their financial capacity. Even further down the road, people begin to retire and no longer earn income, but 

live off savings and pensions. Figure 8.7 demonstrates how estimated median before-tax household 
incomes have changed between 2010 and 2023.  
 

Figure 8.7: Historical* before-tax household incomes by family type 

 
* Total household incomes derived from family incomes. Pre-2021 incomes are from a past Statistics Canada custom data order. 
Incomes for 2021 to 2023 estimated based on inferred pre-2021 relationship between local and non-CMA provincial income data. 
Source: derived from Statistics Canada Table 11-10-0012-01 [custom] and Statistics Canada 2021 Census [custom] 
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• As of 2023, the median household may have earned $74,400 before-tax. Couples (more likely have 
more than one source of earnings) earned about $93,700, lone-parents earned about $62,100, and 
non-census families (e.g., single persons or roommates) earned about $39,000. 

 

• Since 2019, incomes rose nearly 17%, with a noticeable bump between 2019 and 2020 (due to the 
impacts of COVID-19 Pandemic support payments) and between 2022 and 2023.  

 

Figure 8.8 illustrates estimated median before-tax household incomes by tenure for 2023. The data shows 
a clear divide between households with the financial capacity to own a home, particularly those owners 
without mortgages as well as households renting in either the private or subsidized market. While the overall 
median household income was $74,400 in 2023, tenure appears to strongly influence household income 
levels, with renters, and especially subsidized renters, earning considerably less than owners. 
 

Figure 8.8: Estimated before-tax household incomes by tenure, 2023 

 
Source: derived from Statistics Canada Table 11-10-0012-01 [custom] and Statistics Canada 2021 Census [custom] 

 

• Owner households with a mortgage (often couples in their employment earning years) report the 
highest incomes at $98,800, well above the overall median. 
 

• Owner households without a mortgage ($62,100), renter households ($50,800), and subsidized 
renter households ($29,300) all fall below the total median income. 

 

• The gap between owners and renters is substantial: renter households in the private market show 
incomes about 35% lower than their owner household counterparts. These disparities highlight the 
heightened affordability pressures faced by renter and subsidized renter households compared to 
owners. 

 
UBC’s Housing Assessment Resource Tools (HART) initiative defines five household income categories 
that can help inform the share of households most at risk of housing related financial pressures. HART 
applied the categories built by governments in the US, Vancouver, and Melbourne. The categories are as 
follows: 
 

• Very low income: 20% or less of area median household income (AMHI), often similar to shelter 
allowance for income support recipients.  
 

• Low income: 21-50% AMHI, generally equivalent to one full-time minimum wage job. 
 

• Moderate income: 51-80% AMHI, similar to starting salary for a professional job like a nurse or 
teacher.  
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• Median income: 81-120% AMHI, representing the ‘middle class.’ 
 

• High income: More than 120% AMHI, the group with most housing wealth. 
 

Figure 8.9 shows the estimated distribution of households by income category for 2024. The data illustrates 
a relatively balanced distribution across the low, moderate, and median income categories, while very low 
income households represent only a small fraction. At the other end of the spectrum, high-income 
households account for a disproportionately large share of the total, underscoring a notable income divide 
in the community.  
 

Figure 8.9: Estimated households by income category, 2024 

 
Source: Turner Drake analysis derived from Statistics Canada and UBC Housing Assessment Resource Tools program 

 

• Very low-income households represent just 1% (155 households), the smallest share of households 
by income category. 
 

• Income groups are more evenly distributed among low (16%), moderate (21%), and median (22%) 
income categories. 

 

• High-income households dominate the distribution, making up 39% (4,745 households), a 
significantly larger share than all other individual categories. 

 

• The prevalence of higher-income households suggests greater overall purchasing power in the 
community, but also highlights affordability gaps for lower- and moderate-income households. 

 

8.3.2 Housing Supply Overview 
 
In 2021, Statistics Canada reported that MODL had a total housing inventory of 14,233 dwellings, of which 
11,502 were occupied by a permanent household (i.e., one that lives in the community more than half of 
the year, also known as a “usual-resident”). Thus, about 19% of MODL’s inventory was intended for a 
different use, such as a recreational property, a second home, or for shorter term accommodations, or may 
have been vacant.  
 

For those dwellings that are permanently occupied, Figure 8.10 illustrates their distribution by structure 
type (e.g., single-detached, semi-detached, etc.). 
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Figure 8.10: Distribution of inventory by usual-resident occupied dwelling structure type, 2021 

 
Source: Statistics Canada 2021 Census Profile 

 

• The overwhelming majority of the municipality’s dwellings are single-detached dwellings at a 92% 
share, with the next largest share occupied by mobile dwellings at 5%.  
 

• According to the 2021 Census, about 1,165 of usual-resident dwellings were renter-occupied, 
representing about 10% of local households at that time. 

 

Figure 8.11 shows the number of construction completions in the municipality from 2015 through 2024. 
The period from 2015-2020 saw consistency in the number of completions, ranging from 89 to 110 
depending on the year.  
 

Figure 8.11: Annual dwelling completions estimates 

 
Source: derived from the Property Valuation Services Corporation 

 

• Since 2020, MODL experienced increases in dwelling completions, with 2021 setting a period-high 
of 185, followed by 183 in 2022.  

 

• While 2023 and 2024 saw decreases relative to 2021 and 2022, construction completions in those 
years were still markedly higher when compared to 2015-2020. 
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8.4  Housing Affordability Analysis 
 

8.4.1 Access to Homeownership 
 

Figure 8.12 illustrates how access to housing has shifted between 2019 and 2024 relative to an estimate 
of economic equity. Specifically, if we assume that equitable access to housing means that individuals in 
the 20th income percentile can afford 20% of available dwellings, the actual relationship between renter 
income distribution (as a proxy for first-time buyers) and housing access can be overlaid to reveal 
disparities. This comparison highlights the extent of and changes to inequity in the local homeownership 
market, particularly for first-time buyers.  
 

Figure 8.12: Share of dwellings affordable by income percentile, as compare to the equitable 

distribution of sales 

 
Source: Turner Drake analysis derived from the Property Valuation Services Corporation 

 

• In 2019, the homeownership market was relatively accessible for new buyers. With a sufficient 
down payment, households at any income percentile could afford homes priced at a higher 
percentile of sales. For example, 80% of households could afford 91% of dwellings. 

 

• Since then, housing conditions across much of Nova Scotia have shifted dramatically, driving 
shelter costs (particularly for ownership) beyond the reach of many more households. With the 
exception of the highest earners, most income percentiles could no longer afford homes at their 
equivalent sales percentile, often falling far below. By 2024, 80% of households could afford only 
54% of sales, compared to 91% in 2019 – a decline of 37 percentage points. 

 

8.4.2 Obstacles to Homeownership for First-Time Buyers / Renters 
 

Figure 8.13 demonstrates the ratio of the estimated 5-year net savings of a typical 25- to 34-year-old led 
household (a proxy for a new home-buyer) in a given year compared to the typical down payment in a given 
year (based on the down payment percentage). A value above 1.0 indicates that the typical 25- to 34-year-
old does not have enough built-up savings to cover the payment. 
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Figure 8.13: Ratio of down payment required by percent down to estimated savings, 25-34 year olds 

 
Source: Turner Drake analysis derived from Statistics Canada Table 11-10-0012-01 [custom purchase] and Table 36-10-0588-01 

 

• According to estimates, younger adults typically save enough over five-years to afford the down 
payment of the typical local dwelling if said payment is either 5% or 10% down. While the former 
has historically been of least barrier to entry, the latter only became affordable after 2019 – a result 
of increased forced savings during and after the COVID-19 Pandemic. 

 
While lower down payments provide an easier means of entering the market, this does not necessarily 

equate to an affordable carrying cost. Relatedly, Figure 8.14 demonstrates the ratio of the estimated 
income required to reasonably afford the mortgage payments for the typical home in a given year compared 
to the estimated income of the typical 25- to 34-year-old in a given year (based on the same down payment 
scenarios as above). A value above 1.0 indicates that the required income is unattainable for the typical 
young adult led household. 
 

Figure 8.14: Ratio of income required for mortgage payment to actual income, 25-34 year olds 

 
Source: Turner Drake analysis derived from Statistics Canada Table 11-10-0012-01 [custom purchase] and Table 36-10-0588-01 

 

• A 5% down payment allows households to enter the market with less savings but results in higher 
overall costs compared to buyers contributing more equity on the same home. This creates a clear 
trade-off between lowering the entry barrier and long-term affordability. 
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• Historically, the relationship between home prices and local incomes kept housing reasonably 
affordable, whether buyers put down 5% or 20%. However, sharp price increases after 2020 quickly 
eroded this balance. By 2024, typical mortgage payments were no longer reasonably affordable 
relative to the income of a first-time homebuyer. 

 

8.4.3 Rent Price Accessibility 
 

Figure 8.15 illustrates the estimated financial capacity of different local household types to afford various 
rent levels within the community. Calculations follow Statistics Canada’s definition of affordability (spending 
no more than 30% of before-tax household income on shelter costs) and are based on the previously 
estimated household incomes. Each household type’s affordable rent threshold is compared against the 
share of the county-wide rental inventory available at or below that rent level. For example, approximately 
48% of rental units are listed at $1,585 or less. 
 

Figure 8.15: Share of county rental stock financially achievable by local household types, 2025 

 
Source: derived from 2025 Turner Drake Housing Market Survey and estimated 2023 before-tax household incomes by tenure 

 

• Based on 2023 estimates, the median renter household could reasonably afford a monthly rent of 
$990. However, according to asking rents from the 2025 rental housing survey, about half of renter 
households would be unable to afford roughly 88% of turned over units (i.e., units rented at asking 
price) without exceeding affordable spending levels. Conditions are better if considering average 
current rents, but still of concern; 27% of the stock was affordable to the median renter income. 

 

• If a renter household decided to spend 50% of their income on shelter, their monthly rent budget 
would increase to about $1,650 and they could meet the asking rents of 65% of rental units. 
 

• Renter households are predominantly composed of single individuals or roommates, groups that 
typically earn lower incomes. These households have the least choice in the rental market. 

 

• Lone-parent households, while generally single-income, can access a slightly larger share of 
housing within affordable limits. Even so, the median lone parent could afford only about 21% of 
listed rentals without overspending, versus 52% of rentals at current rates. 

 

• Couple households, more likely to have dual incomes, have the greatest range of housing options, 
being able to afford approximately 69% of units on market based on the standard affordability 
threshold. 
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8.5  Demographic Projections 
 
Understanding future housing needs requires a close look at population and household projections. These 
projections provide insight into how many people may wish to live in the community, how households may 
for, and the pace at which demand for housing may grow.  
 

8.5.1 Population Projections 
 

Figure 8.16 shows possible population futures, ranging from low to high growth, with a moderate scenario 
as the midpoint. Population projections serve as the primary input for calculating the anticipated total 
households and total dwelling demand. For methodology details, see the Appendices. 
 

Figure 8.16: Anticipated range of possible future total populations 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• By 2034, the population is projected to reach between 26,785 and 29,145, representing a negligible 
of less than 1% and a gain of 9% over the decade. By 2044, the range may widen to 25,955 to 
30,435, or -3% to 14% change since 2024. 

 

• Under a moderate scenario, the population may grow 5% by 2034 (to 28,180) and 4% by 2044 (to 
27,995). 

 

Table 8.9 summarizes how the anticipated population may distribute by age group over the next 10 years, 
based on the average growth scenario.  
 

Table 8.9: Anticipated population by defined year and age group, moderate scenario 

  Total 0 to 14 15 to 24 25 to 44 45 to 64 65 to 84 85+ 

2019 25,750 3,115 2,130 4,885 8,715 6,335 565 

2024 26,805 3,220 1,990 5,150 8,170 7,650 620 

5yr % change +4% +3% -7% +5% -6% +21% +10% 
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  Total 0 to 14 15 to 24 25 to 44 45 to 64 65 to 84 85+ 

2034 28,180 3,200 1,760 4,915 7,555 9,740 1,010 

10yr % change +5% -1% -12% -5% -8% +27% +63% 

Source: Turner Drake analysis derived from Statistics Canada 

 

• As mentioned, the total population may expand from 26,805 to 28,180 by 2034, a 5% increase. 
 

• Growth may be concentrated among seniors. By 2034, seniors ages 85+ are projected to grow by 
63% (620 to 1,010) and seniors 65–84 are anticipated to increase by 27% (7,650 to 9,740). 

 

8.5.2 Household Projections 
 
By applying headship rates to projected population figures by age group, analysts can estimate the number 
of future households in a community. A headship rate refers to the proportion of people within a specific 
age group who are considered the primary maintainer (or “head”) of a household. For more methodology 
details, see the Appendices. 
 

Like Figure 8.16, Figure 8.17 demonstrates potential futures for total households, ranging from low to high 
growth with a moderate / average scenario as the midpoint. 
 

Figure 8.17: Anticipated range of possible future total households 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• By 2034, total households are projected to reach between 12,720 and 13,650, representing growth 
of 5% to 13% over the decade. By 2044, the range may widen to 12,705 to 14,720, or 5% to 22% 
growth since 2024. 

 

• Under a moderate scenario, total households may grow 10% by 2034 (to 13,320) and 13% by 2044 
(to 13,630). 

 

Table 8.10 summarizes how the anticipated households may distribute by age group over the next 10 
years, based on the average growth scenario.  
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Table 8.10: Anticipated households by defined year and maintainer age group, moderate scenario 

  Total 15 to 24 25 to 44 45 to 64 65 to 84 85+ 

2019 11,395 160 2,295 4,620 3,950 365 

2024 12,110 150 2,420 4,335 4,800 405 

5yr % change +6% -6% +5% -6% +22% +11% 

2034 13,320 130 2,330 4,000 6,205 655 

10yr % change +10% -13% -4% -8% +29% +62% 

Source: Turner Drake analysis derived from Statistics Canada 

 

• As mentioned, total households may expand from 12,045 to 13,320 by 2034, a 10% increase. Like 
historical trends, projections anticipate household growth will outpace population growth, 
influenced largely by the faster expansions of seniors and senior-led households (i.e., greater 
households per capita). 

 

• By 2034, 65- to 84-year old senior-led households may expand 29% (4,800 to 6,205) and elderly-
led households by 62% (405 to 605). 

 

8.5.3 Housing Demand Projections 
 
In general, household growth drives demand for more dwellings, as each new household requires a place 
to live. However, not all dwellings are occupied by permanent residents. In 2021, about 19% of MODL 
dwellings were not usually resident-occupied. Since household data only reflects usual-residents, 
projections do not capture the additional housing needed to serve other markets, such as recreational 

properties or short-term accommodations. Figure 8.18 shows how the relationship between households 
and total dwellings may change over time, using the historical ratio between the two variables. 
 

Figure 8.18: Anticipated households versus dwellings 

 
Source: Turner Drake analysis derived from Statistics Canada 
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• Historically, MODL has about 1.26 dwellings for every household. If applied to household projects, 
the municipality may demand 16,730 total dwellings by 2034 – an increase of 1,520 units over a 
decade (or 152 annually), versus 1,210 households (121 annually). 

 
The above outlines anticipated housing demand growth over the foreseeable future. However, this does 
not account for existing unmet demand. The Appendices provide further detail on its calculation, but in brief, 
unmet demand mostly reflects suppressed households – those unable to form locally due to unhealthy 

market conditions, such as high costs or limited supply. Figure 8.19 demonstrates the impact of a 2024 
shortage on overall demand totals over the next decade. 

 

Figure 8.19: Anticipated dwelling demand and the historical dwelling shortage, moderate scenario 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• Shortage estimates suggest that about 560 dwellings were needed but were not provided for prior 
to 2024. Assuming this shortage is a constant over the near-term, MODL may have a total net new 
demand of 2,080 units by 2034. 

 

Figure 8.20 shows how the aforementioned total demand may compare to anticipate build outs of housing 
(based on historical trends). 
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Figure 8.20: Anticipated running dwelling shortage 

Source: Turner Drake analysis derived from Statistics Canada and Property Valuation Services Corporation 

• After accounting for anticipated supply over the next decade, the 2024 shortage could grow to 860 
units, indicating a notable housing deficit without intervention. This would require building about 86 
additional dwellings per year, on top of the about 120 already expected annually. 

 

Table 8.11 breaks down the total demand (inclusive of the shortage) into potential distributions of units by 
their size (i.e., number of bedrooms) and tenure. While the market will largely respond to consumer 
preferences through their product offerings, the data offers an insight into what to anticipate in the future 
and how said future might compare to past construction trends.  
 
For instance, MODL’s total inventory is about 10% rentals (as of 2021). Anticipated growth trends suggest 
building at a slightly higher share (about 18%) over the next decade. 
 

Table 8.11: Anticipated new dwelling demand by number of bedrooms and tenure, moderate 

scenario 

 Owner-occupied Renter-occupied 

 by 2029 share by 2034 share by 2029 share by 2034 share 

Total 1,320   1,700   285   375   

0-/1-Bed. 80 6% 110 6% 75 26% 110 29% 

2-Bed. 635 48% 965 57% 210 74% 265 71% 

3-Bed. 400 30% 375 22% 0 0% 0 0% 

4+ Bed. 205 16% 250 15% 0 0% 0 0% 

Source: Turner Drake analysis derived from Statistics Canada 
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Figure 8.21 and Figure 8.22 offer alternative breakdowns of required dwellings. The former demonstrates 
the potential need across dwelling structure types and the latter shows how they might best distribute across 
different housing price models (deeply affordable, below-market, and market units). 
 

Figure 8.21: Anticipated new dwelling demand by dwelling typology, moderate scenario 

 
Source: Turner Drake analysis derived from Statistics Canada 

 

• Much of the future demand is estimated to reflect the historical preference for single-detached 
homes – unsurprising given the more rural nature of MODL. Nevertheless, other low-density 
typologies (e.g., semi-detached homes or townhouses) could also serve to meet the demand. 
 

• Based on Core Housing Need influenced calculations, there is a potential local demand for about 
675 non-market units (460 below-market units and 215 deeply affordable units).  

 

Figure 8.22: Anticipated new dwelling demand by number of bedrooms and price model, 2034, 

moderate scenario 

 
Source: Turner Drake analysis derived from Statistics Canada 
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Figure 8.23: Study Area Map – MODL 

 
Source: The Province of Nova Scotia | Basemap accessed through ESRI ArcPro. 
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CERTIFICATION 
 

Re: Residential Rental Market Survey & Housing Needs Assessment Updates, Lunenburg 

County, Nova Scotia 
 

I certify that, to the best of my knowledge and belief: 
 
the statements of fact contained in this report are true and correct; 
 
the reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 
conditions, and are my personal, impartial, and unbiased professional analyses, opinions, and conclusions; 
 
I have no present or prospective interest in the property that is the subject of this report, and no personal 
interest with respect to the parties involved; 
 
I have no bias with respect to the property that is the subject of this report or to the parties involved with 
this assignment; 
 
my engagement in this assignment was not contingent upon developing or reporting predetermined results; 
 
my compensation for completing this assignment is not contingent upon the development or reporting of a 
predetermined value or direction in value that favours the cause of the client, the amount of the value 
opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the 
intended use of this report; 
 
I have not made a personal inspection of the study area that is the subject of this report; 
 
no one provided significant professional assistance to the person signing this report other than Jigme 
Choerab. B.A., MAE; Andrew Scanlan Dickie, B.Comm, M.Plan, LPP, MCIP; Katie Brousseau, BSW, 
MPlan; Maria Lievano, BEcon., MEc., MDE; Neil Lovitt, B.CD., DULE, LPP, MCIP, CPT; and; George Lee 
Tannous, B.A., G.Cert. GIS; 
 
the reported analyses, opinions and conclusions were developed, and this report has been prepared, in 
conformity with the applicable requirements of the standards and codes of professional ethics that apply to 
the reviewer signing this report; 
 

 
 30th October 2025   
 Date 
 

 
 
    
           COLIN RENNIE, B.A., Adv.Dip.GIS 
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REVIEWER’S CERTIFICATION 
 

Re: Residential Rental Market Survey & Housing Needs Assessment Updates, Lunenburg 

County, Nova Scotia 
 

I certify that, to the best of my knowledge and belief: 
 
the statements of fact contained in this report are true and correct; 
 
the reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 
conditions, and are my personal, impartial, and unbiased professional analyses, opinions, and conclusions; 
 
I have no present or prospective interest in the property that is the subject of this report, and no personal 
interest with respect to the parties involved; 
 
I have no bias with respect to the property that is the subject of this report or to the parties involved with 
this assignment; 
 
my engagement in this assignment was not contingent upon developing or reporting predetermined results; 
 
my compensation for completing this assignment is not contingent upon the development or reporting of a 
predetermined value or direction in value that favours the cause of the client, the amount of the value 
opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the 
intended use of this report; 
 
I have not made a personal inspection of the study area that is the subject of this report; 
 
no one provided significant professional assistance to the person signing this report other than Jigme 
Choerab. B.A., MAE; Andrew Scanlan Dickie, B.Comm, M.Plan, LPP, MCIP; Katie Brousseau, BSW, 
MPlan; Maria Lievano, BEcon., MEc., MDE; Colin Rennie, B.A., Adv.Dip.GIS., and; George Lee Tannous, 
B.A., G.Cert. GIS; 
 
the reported analyses, opinions and conclusions were developed, and this report has been prepared, in 
conformity with the requirements of the standards and applicable codes of professional ethics of the 
professional institutes of which I am a member; 
 
I certify that the use of this report is subject to the requirements of the professional institutes of which I am 
a member, relating to review by their duly authorised representatives; 
 
as of the date of this report, I have completed the requirements of the continuing education programs of the 
professional institutes of which I am a member. 

 
 30th October 2025   
 Date 
 

 
 
    
           NEIL LOVITT, B.CD., DULE, LPP, MCIP, CPT 
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Section 9 | Appendices 
9.1  Key Terms 
 

“bedrooms” refer to rooms in a private dwelling that are designed mainly for sleeping purposes even if they 
are now used for other purposes, such as guest rooms and television rooms. Also included are rooms used 
as bedrooms now, even if they were not originally built as bedrooms, such as bedrooms in a finished 
basement. Bedrooms exclude rooms designed for another use during the day such as dining rooms and 
living rooms even if they may be used for sleeping purposes at night. By definition, one-room private 
dwellings such as bachelor or studio apartments have zero bedrooms;  
 

“census” means a census of population undertaken under the Statistics Act (Canada);  
 

“census division (CD)” means the grouping of neighbouring municipalities, joined together for the 
purposes of regional planning and managing common services (e.g. Lunenburg County);  
 

“census subdivision (CSD)” is the general term for municipalities (as determined by provincial/territorial 
legislation) or areas treated as municipal equivalents for statistical purposes; 
 

“commuting destination” refers to whether or not a person commutes to another municipality (i.e., census 
subdivision), another census division or another province or territory. Commuting refers to the travel of a 
person between his or her place of residence and his or her usual place of work;  
 

“dwelling” is defined as a set of living quarters;  
 

“dwelling type” means the structural characteristics or dwelling configuration of a housing unit, such as, 
but not limited to, the housing unit being a single-detached house, a semi-detached house, a row house, 
an apartment in a duplex or in a building that has a certain number of storeys, or a mobile home;  
 

“single-detached house” means a single dwelling not attached to any other dwelling or structure 
(except its own garage or shed). A single-detached house has open space on all sides, and has 
no dwellings either above it or below it. A mobile home fixed permanently to a foundation is also 
classified as a single-detached house;  
 

“semi-detached house” means one of two dwellings attached side by side (or back to back) to 
each other, but not attached to any other dwelling or structure (except its own garage or shed). A 
semi-detached dwelling has no dwellings either above it or below it, and the two units together have 
open space on all sides;  
 

“row house” means one of three or more dwellings joined side by side (or occasionally side to 
back), such as a townhouse or garden home, but not having any other dwellings either above or 
below. Townhouses attached to a high-rise building are also classified as row houses;  
 

“duplex” (also known as apartment or flat in a duplex) means one of two dwellings, located one 
above the other, may or may not be attached to other dwellings or buildings;  
 

“apartment in a building that has five or more storeys ” means a dwelling unit in a high-rise 
apartment building which has five or more storeys;  
 

“apartment in a building that has fewer than five storeys” means a dwelling unit attached to 
other dwelling units, commercial units, or other non-residential space in a building that has fewer 
than five storeys;  
 

“mobile home” means a single dwelling, designed and constructed to be transported on its own 
chassis and capable of being moved to a new location on short notice. It may be placed temporarily 
on a foundation pad and may be covered by a skirt;  
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“household” refers to a person or group of persons who occupy the same dwelling and do not have a usual 
place of residence elsewhere in Canada or abroad;  
 

“owner household” refers to a private household where some member of the household owners 
the dwelling, even if it is still being paid for; 
 

“renter household” refers to private households where no member of the household owns their 
dwelling. The dwelling is considered to be rented even if no cash rent is paid; 

 

“household maintainer” refers to whether or not a person residing in the household is responsible for 
paying the rent, or the mortgage, or the taxes, or the electricity or other services or utilities. Where a number 
of people may contribute to the payments, more than one person in the household may be identified as a 
household maintainer. In the case of a household where two or more people are listed as household 
maintainers, the first person listed is chosen as the primary household maintainer; 
 

“price model” refers to the means by which a housing provider is able to build and offer a dwelling to be 
occupied for long-term accommodation, whether for profit or not; 

“below-market units” refer to housing with rents or prices fixed at a set percentage below the 
average market rate in a specific area. CMHC defines this threshold as 80%; 

“deeply affordable units” refer to housing for the lowest-income earning households, where rent 
is truly affordable relative to their income, often requiring considerable subsidies. This is largely 
made up of rent-geared-to-income (RGI) housing, but can also include any social housing, non-
profit housing with deep subsidies; 

“market units” refer to housing (rented or owned) whose prices are set by the private real estate 
market, driven by supply, demand, and development costs, without direct government subsidies; 

“primary rental market” means a market for rental housing units in apartment structures containing at least 
3 rental housing units that were purpose-built as rental housing;  
 

“potential long-term dwelling (PLTD)” refers to a dwelling where, if not rented as an STR, could have 
been used for permanent occupancy by a homeowner or tenant. To be considered a PLTD, the STR unit 
must be available or reserve more than half a year, must belong to a portfolio of 2 or more STRs, and must 
not be classified as a “vacation property,” as per Statistics Canada;24 
 

“Rental Market Survey” refers to the CMHC collection of data samples from all urban areas with 
populations greater than 10,000 and targets only private apartments with at least three rental units. Among 
the information provided are median rental prices for units within the primary rental market;  
 

“secondary rental market” means a market for rental housing units that were not purpose-built as 
rental housing;  
 

“shelter cost” refers to the average or median monthly total of all shelter expenses paid by households 
that own or rent their dwelling. Shelter costs for owner households include, where applicable, mortgage 
payments, property taxes and condominium fees, along with the costs of electricity, heat, water and other 
municipal services. For renter households, shelter costs include, where applicable, the rent and the costs 
of electricity, heat, water and other municipal services; 
   

“short-term rental (STR)” means the rental of a housing unit, or any part of it, for a period of less than 
30 days;  

 
24 Arbenser, L; Bernard, M-C; Dormer, A; and Vipond, O. (2024, July 30). Short-term rentals in the Canadian housing market. 

https://www150.statcan.gc.ca/n1/pub/11-621-m/11-621-m2024010-eng.htm  
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“tenure” refers to whether the household owns or rents their private dwelling. The private dwelling may be 
situated on rented or leased land or be part of a condominium. A household is considered to own their 
dwelling if some member of the household owns the dwelling even if it is not fully paid for, for example if 
there is a mortgage or some other claim on it. A household is considered to rent their dwelling if no member 
of the household owns the dwelling;  
 

“vacancy” means a unit that, at the time of the CMHC Rental Market Survey, it is physically unoccupied 
and available for immediate rental. 
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9.2  Evaluation of Statistical Significance & Survey Coverage 
 
To test the statistical reliability of our survey coverage, the margin of error (MOE) was calculated using the 
finite population correction (FPC), which accounts for the fact that the survey represents a significant portion 
of the total population. The formula for calculating MOE for proportions at a 95% confidence level is: 
 

𝑀𝑂𝐸 = 𝑧 × √
𝑝(1 − 𝑝)

𝑛
× √

𝑁 − 𝑛

𝑁 − 1
 

Where: 

• 𝑧 = 1.96 (corresponding to a 95% confidence interval), 

• 𝑝 = 0.5 (the most conservative assumption, representing maximum variability), 

• 𝑛 = 1,548 (the number of surveyed units), and; 

• 𝑁 = 4,352 (the total number of dwellings according to the 2021 Census). 

Note that this process was also run using the total rental market units (buildings with more than two units) 
sourced via the amalgamation of the property data. In this case, the N value was (2,337 units), and the n 
value from our market survey was 1,502. The table below compares rental-tenured dwelling counts for each 
jurisdiction from the 2021 Census against our rental market survey coverage, specific to the individual unit 
types. We then outline the statistical validity of the results, specific to each municipality. 
 

Table 9.1: Survey Coverage Relative to Rental Dwelling Counts from the 2021 Census 

2021 Canadian Census Chester 
Mahone 

Bay 
TOL TOB MODL Total 

% of Households that are Rental-

Tenured 
16.0% 32.0% 36.0% 42.0% 10.1% 19.40% 

Estimated Rental-Tenured Dwelling Counts (based on the 2021 Census) 

Studio 15 10 0 25 0 50 

1-Bed. 69 29 41 256 73 468 

2-Bed. 234 58 142 685 300 1,418 

3-Bed. 500 80 211 838 787 2,416 

Total 817 176 394 1,804 1,160 4,352 

Our Coverage Chester 
Mahone 

Bay 
TOL TOB MODL Total 

Studio 0 1 14 32 20 67 

1-Bed. 21 4 26 247 68 366 

2-Bed. 18 17 116 721 100 972 

3-Bed. 61 2 10 67 3 143 

Total 100 24 166 1,067 191 1,548 

Source: Turner Drake & Partners Ltd. & Statistics Canada 
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Regional Summary (Lunenburg County) 
 

• At the regional level, our survey achieves excellent statistical reliability (±2%), equivalent to 
CMHC’s “A – Excellent” standard. 

• This information can be reliably used in place of localized figures for jurisdictions with less survey 
coverage, and therefore lower reliability thresholds. 

 

Chester 
 

• Coverage: 12.2% - moderate-to-low. 

• MOE: ±8.6%. Moderate reliability. 

• Results are directionally sound, but should be treated with caution for detailed breakdowns. 

• Findings for are still useful contextually and for localized nuances, but not for precise quantitative 
benchmarking. 

 

Mahone Bay 
 

• Coverage: 13.6%. Lowest absolute number of surveys (n=24). 

• MOE: ±17.5%. Low reliability. 

• Interpretation: With a small population (176 dwellings) and a small survey sample, Mahone Bay’s 
results are indicative only, not statistically precise. 

• If used alone, use for qualitative insights or to illustrate patterns, not for fine-grained numerical 
comparison. 

 

Town of Lunenburg (TOL) 
 

• Coverage: 42%. Strong coverage for a town its size. 

• MOE: ±5.3%. Good to Very Good reliability (according to CMHC benchmarks). 

• With over one-third of local dwellings sampled, Lunenburg data is robust for all high-level indicators 
(e.g., unit mix, vacancy rates, etc.). 

• Estimates can be generalized at the municipal level with high confidence, though smaller 
subcategories (e.g., studio units) will show wider variability. 

 

Bridgewater (TOB) 
 

• Coverage: 59% of all local dwellings surveyed. 

• MOE: ±2.1%. Statistically valid, and highly reliable (equivalent to CMHC’s “A – Excellent” reliability). 

• Bridgewater dominates the regional rental market (42% of renter households), and our strong 
sampling mirrors this. The results here can be treated as highly reliable and directly representative 
of actual conditions. 

• Findings on unit mix, condition, and affordability in TOB can be generalized confidently. 
 

MODL (Municipality of the District of Lunenburg) 
 

• Coverage: 16.5%. Moderate coverage. 

• MOE: ±6.3%. Good reliability according to CMHC. 

• Though coverage is lower, MODL’s renter share is also small (10%), so representation aligns well 
with actual market structure. 

• Our data is statistically valid for overall housing patterns but less precise for small sub-populations 
(e.g., renter-only housing stock). 
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9.2.1 CMHC Reliability Benchmarking 
 
The reliability of our 2025 survey results can also be assessed in relation to the standards used by the 
Canada Mortgage and Housing Corporation (CMHC) for publishing data in its Rental Market Survey (RMS) 
and related housing statistics. Overall, when interpreted through CMHC’s reliability framework, our 2025 
survey demonstrates an “Excellent” level of statistical reliability, confirming that its findings are robust, 
representative, and suitable for both policy and analytical applications across the region. 
 
CMHC uses a measure called the Coefficient of Variation (CV) to evaluate data quality. The CV expresses 
sampling error as a percentage of the estimate itself and provides a sense of the relative precision of an 
estimate: smaller CV values indicate higher reliability. 
 
In contrast, our survey reports a margin of error (MOE) of ±2% at a 95% confidence level. The margin of 
error measures absolute precision, showing the range within which the true value is expected to lie. The 
CV measures relative precision, indicating how large that potential error is compared to the size of the 
estimate. These two measures describe the same concept of statistical reliability, but from slightly different 
perspectives. 
 
To compare the two, we can translate the ±2% margin of error into approximate CV values. The conversion 
depends on the size of the estimate itself. For example, if the survey estimates that 50% of dwellings in the 
region have two bedrooms, a ±2% margin of error means the true value is very likely between 48% and 
52%. Because this 2% variation is small compared to 50%, the relative error (CV) is only approximately 
2%, which CMHC classifies as “Excellent”. 
 
This comparison shows that the same absolute level of precision (±2%) can appear more or less reliable 
depending on the size of the estimate. For our survey’s results, where estimates such as the distribution of 
dwellings by bedroom type, or the proportion of multi-unit structures in each municipality typically fall 
between 30% and 60%, the equivalent CV values used by CMHC fall in the 2%-3% range, well within their 

“A – Excellent” reliability category. The table below is shown in Section 1.4.3, however we have included 
it here for reference: 
 

Estimated 

Percentage 

Approximate 

Relative Error 

(CV) 

CMHC Reliability 

Code 
Interpretation 

How the TDP Survey 

Ranks 

50% 2.00% A – Excellent 
Meets CMHC’s highest 
reliability standard. 

Turner Drake's 2025 

Survey (±2%) falls here 

30% 3.40% A – Excellent 
Strong precision, within 
CMHC’s top range. 

  

20% 5.10% B – Very Good 
Acceptable for publication, 
minor variability. 

  

15% 6.80% C – Good 
Reliable, moderate 
sampling variation. 

  

10% 10.20% D – Poor 
Use with caution for rare 
categories. 

  

8% 12.80% D – Poor Higher relative uncertainty.   

6% 17.00% Suppressed () 
Below CMHC publication 
threshold. 

  

Source: CMHC | Note: CMHC assigns a level of reliability as follows (the CVs are given in percentages): 
- A - If the CV is greater than 0 and less than or equal to 2.5 then the level of reliability is Excellent. 
- B - If the CV is greater than 2.5 and less than or equal to 5 then the level of reliability is Very Good. 
- C - If the CV is greater than 5 and less than or equal to 7.5 then the level of reliability is Good. 
- D - If the CV is greater than 7.5 and less than or equal to 10 then the level of reliability is Poor. 
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9.3  Development Scenario Modelling Assumptions 
 

PROJECT OVERVIEW 
 

• Project Type: Non-market, multi-unit rental development 
 

• Location Context: Bridgewater, Nova Scotia 
 

• Total Building Area: 37,000 ft.² 
 

o 27,750 ft.² residential floor area 
o 9,250 ft.² common/amenity/mechanical space 

 

• Total Units: 30 
 

o 15 one-bedroom units (850 ft.² each) 
▪ 10 market units 
▪ 5 affordable units 

 
o 15 two-bedroom units (1,000 ft.² each) 

▪ 10 market units 
▪ 5 affordable units 

 

• Parking: 30 spaces rented @ $50/month 
 

• Total project cost: $11,328,000 

 

 

FINANCIAL AND OPERATIONAL ASSUMPTIONS 
 

• Construction Cost: $350 per ft² 
 

• Servicing: Assumes fully serviced land; no off-site servicing or infrastructure extension costs 
included (operating costs such as heat, power, and water are incorporated separately) 

 

• Funding Assumptions:  

 
o 25% equity contribution (AHP requirement) 
o Full uptake of CMHC/CHTC funding streams: 

 

• CHTC Pre-Development Fund: $75,000 
 

• CMHC Seed Funding (forgivable): $150,000 
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9.4  Methodologies 
 

9.4.1 Mortgage Assumptions 
 

Variable Assumption 

Amortization period 25 years 

Payment frequency monthly 

Interest rate 
Prevailing average weekly rate (of a given year) 

for 5-year fixed mortgage 

Down payment 10% 

CMHC insurance premium 3.10% 

Income used for shelter expenses 30% 

Ancillary shelter costs (e.g., utilities, insurance, etc) 25% 

Direct shelter costs 100% – ancillary = 75% 

 

9.4.2 Demographic Projections 
Population and households 
The population projection utilizes the Shift-Share method. This approach estimates future population 
change in a specific area by attributing local population growth to broader trends in a higher-tier geography 
– in this case, the Province of Nova Scotia.  
 
Using this method, projections start with Statistics Canada’s population forecasts for Nova Scotia. These 
provincial projections are then "shared" across smaller regions (e.g., municipalities) based on each area's 
historical share of the provincial population and the change in that share over time. 
 
The method typically involves two steps: 
 

• Base share application: The community's historical share of the provincial population is applied 
to future provincial totals. This assumes the local area will grow at the same rate as the province. 
The shares are applied for each 5-year age group. For instance, if Lunenburg’s 15 to 19 year old 
population hypothetically represented 10% of the provincial population of the same age in 2021, 
then that relationship is assumed to hold over time. 

 

• Local adjustment (shift component): An adjustment is made to address local conditions, such 
as recent trends in population gain or loss or migration patterns. This captures whether the local 
area is growing faster or slower than the provincial average. For instance, if local 15 to 19 years 
old made up 10% of the province’s total in 2021, but made up 9% in 2016, then there is a shift that 
needs to be incorporated for future relationships. 
 

By applying headship rates to projected population figures by age group, analysts can estimate the number 
of future households in a community. A headship rate refers to the proportion of people within a specific 
age group who are considered the primary maintainer (or “head” ) of a household. 
 
The process typically involves the following steps: 
 

• Obtain age-specific population projections: Use population forecasts broken down by age 
group (e.g., 15 to 24, 25 to 34, etc.). 
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• Apply headship rates: Multiply the population in each age group by the corresponding headship 
rate. These rates are based on past Census data and reflect historical patterns of household 
formation. 

 

• Sum across age groups: Add the resulting number of household “heads” across all age groups 
to estimate the total number of projected households in a given year 

 
This method accounts for demographic trends, such as aging populations or changes in household 
formation patterns among younger adults, and provides a more nuanced estimate than simply dividing 
population by average household size. 
 

Important note: There are several valid methods for projecting population, each with its own strengths and 
limitations. The approach used here was selected to account for recent changes to federal immigration 
targets and their potential influence on Nova Scotia and its municipalities. However, individual municipalities 
may prefer different methodologies based on what they feel best reflects their local context. Accordingly, 
the results presented should not be interpreted as a definitive forecast, but rather as one plausible scenario 
among many, informed by available data and the assumptions applied. 
 

Household family types 
Statistics Canada provides Public Use Microdata Files (PUMF), offering unique opportunities for data work. 
These files include anonymized individual-level Census data, which researchers, analysts, and the public 
can use for statistical analysis while ensuring respondent privacy. However, the sample size of PUMF is 
much smaller compared to standard Census datasets, making it difficult to conduct analyses at the 
community level. For this reason – and especially in this context – provincial PUMF data is applied to local 
datasets to project specific variables. 
 
One of the variables is Household Family Types, which classifies households as either: a couple with 
children, a couple without children, a lone parent, or a non-census family (e.g., unrelated roommates or a 
single individual). To project future distributions of family types, we follow these steps: 
 

• Calculate the number of families by type, further broken down by the age of the household's primary 
maintainer using data from the 2021 and 2011 Census PUMF. 

• Establish distributions of family types by age group for both Census years. 

• Determine the annual rate of change in family type distributions between the two Census periods. 

• Apply the 2021 family type distribution by primary maintainer age to projected household data 
categorized by maintainer age, adjusted annually by the previously determined rate of change. 

 

9.4.3 Dwelling Projections 
Dwelling shortage 
This approach is adapted from the Guidelines for Housing Needs Reports,25 a technical guide developed 
by the Government of British Columbia. The guide standardizes and prescribes a methodology for 
estimating local housing demand. Like any demand estimation method, it has its imperfections, but its 
rationale remains sound and its calculations are simple. While it cannot precisely quantify the true housing 
shortage – given that this is a fluid concept dependent on how "shortage" is defined – it provides valuable 
insight into the overall scale of the issue. Four of the data components of the BC method apply to the local 
shortage calculation: 
 

 
25 British Columbia Ministry of Housing. (2024, June). Guidelines for Housing Needs Reports – HNR Method Technical Guidance. 

https://www2.gov.bc.ca/assets/gov/housing-and-tenancy/tools-for-government/uploads/hnr_method_technical_guidelines.pdf  
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Variable Housing units for: Intention 

1 
Households in Severe Core 
Housing Need 

To estimate the number of new units required for those in 
vulnerable housing situations.  Severe need refers to those 
paying more than 50% of household income on shelter 
costs. 

2 
Individuals experiencing 
homelessness 

To quantify the supply of permanent housing units 
required for those currently experiencing homelessness. 

3 Suppressed households 
To address those households that were unable to form 
between 2016 and the present due to a constrained housing 
environment. 

4 
Increasing the rental 
vacancy rate to 3% 

To add surplus rental units to restore local vacancy rates to 
levels representing a healthy and well-functioning rental 
housing market. Typically, rates between 3% and 5% are 
considered healthy rates. 

 
A major difference between this work and BC’s guidelines is that, in this case, households in severe housing 
need are not added to the total shortage calculations. Instead, they are used to determine what share of 
the shortage should be allocated to non-market alternatives. 
 

Anticipated dwelling demand 
Future net new dwelling demand is calculated using household projections. However, these demographic 
projections only account for dwellings occupied by a usual resident. 
 
To estimate the "total" dwelling demand, the household projections are adjusted upward to account for the 
difference between the total number of local dwellings and those occupied by a usual resident. 
 

Dwelling typology 

The methodology for projecting dwelling typology follows the same approach as that used for household 

family types and household income categories. However, it instead focuses on establishing the relationship 

between dwelling structure types and the age of the primary maintainer. 

 

A key aspect of the dwelling typology projection is that the relationship it uses is the result of calculations 

that only include Census responses from individuals or households living in dwellings constructed within 

the five years prior to the respective Census. Limiting the analysis to recently constructed dwellings 

emphasizes modern household trends – largely influenced by affordability – rather than reflecting patterns 

from earlier decades, which heavily favoured single-detached dwellings when they were considerably more 

affordable 

 

Dwelling price model 

The allocation of dwellings to particular price models is based on anticipated income category distributions 

and the type of housing demand. For instance, the volume of needed deeply affordable units will be 

influenced by the share of very low income households, as well as the volume of unhoused persons or 

households living in severe core housing need.  

 

Dwelling size 

The type of price model applied to a dwelling – market or non-market – does heavily influence the size of 

the dwelling that is built. For a non-market unit, the size is more so related to actual spatial need; whereas, 

market housing is much more preference based (i.e., a household may seek out more space than they 
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functionally need). As such, determining the dwelling size tendencies for households that are more likely to 

occupy market or non-market housing is important. 

 

Dwelling size and market housing 

Establishing this relationship mirrors the methodology outlined for dwelling typologies, instead using 

dwelling size (number of bedrooms) as the category to compare to age of maintainer groups. 

 

Dwelling size and non-market housing 

To estimate these outcomes, we use 2021 Census PUMF data to estimate maintainer age to total bedroom 
conversion rates based on National Occupancy Standards (NOS). This methodology draws inspiration from 
the approach presented in the City of Burnaby's Housing Needs Report from January 2021.26 
 
Briefly, Burnaby estimates the demand for particular unit sizes by determining the minimum number of 
bedrooms needed (as per NOS) based on the number of persons in a household and their relationship 
(e.g., a studio or one-bedroom unit as the minimum requirement to meet the needs of a couple without 
children). This approach is particularly useful when addressing non-market housing provision, a notable 
limitation being that there is limited information about the characteristics of non-market housing occupants. 
As a proxy, we limited the households studied to those that experienced Core Housing Need in 2021.  
 

 

 

 
26 City of Burnaby. (2021 January). Housing Needs Report. https://www.burnaby.ca/sites/default/files/acquiadam/2021-

07/Housing%20Needs%20Report.pdf  
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The Municipality of the District of Lunenburg 
Report  

Report To:  Mayor and Members of Council 

Submitted By:  April Whynot-Lohnes, Clerk 

Date:  February 24, 2026 

Re:  Approval of Proposed Amendments to Policy 036 
Fire and Emergency Services 

On February 10, 2026, Council reviewed the proposed amendments to Policy 036 Fire & 
Emergency Services.  The main amendment is the addition of a Code of Conduct for Chief 
Officers.  Council gave notice of its intent to approve the proposed amendments. 

Section 48(1) of the Municipal Government Act states, “Before a policy is passed, amended or 
repealed, the Council shall give at least seven days’ notice to all council members.”  Therefore, 
in accordance with Section 48(1), the amended Policy 036 Fire & Emergency Services will be 
presented for Council’s approval at the February 24, 2026 Council session.  The Council meeting 
of February 10, 2026 was considered Council’s notice. 

If Council approves of the proposed Policy amendment, the following motion would be 
necessary: 

“that Municipal Council approve the proposed amendments to Policy 036 Fire & 
Emergency Services, as presented”. 

Report Preparation 
Department Administration 
Report Prepared by April Whynot-Lohnes, Clerk 
Report Approved by 
Date Reviewed by C.A.O. 

Council
Item 11.2.1
February 24, 2026
Authorization: T. MacEwan
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Municipality of the District of Lunenburg 
 
Policy Details 
Name Fire and Emergency Services 
Number 036 
Legislative Authority MGA Part X, sec. 296 
Effective Date  

 
Preamble 
Council of the Municipality of the District of Lunenburg hereby adopts the following policy 
respecting fire and emergency services in the Municipality of the District of Lunenburg. 
 
Title 
1 This Policy is titled the Fire and Emergency Services. 
 
Definitions 
2 (1) In this Policy, 
 

(a) Fire Department means the incorporated entity that provides the service, assists 
others in providing the service or works with others to provide the service or a 
combination of means to properties in the Municipality of the District of Lunenburg. 

 
(b) Municipality means the Municipality of the District of Lunenburg. 
 
(c) Rate Payer means the name(s) of the person assessed for the property. 
 
(d) Registration means the acceptance of the Municipality to permit a Fire Department 

to provide fire and emergency services to a prescribed area within the Municipality. 
 
(e) Body Corporate refers to the incorporated organization requesting to be registered 

as a fire and emergency services provider. 
 
(f) Incorporated Organization refers to those organizations that are set up to provide 

Fire Protection and are incorporated by way of an Act of Legislature, The Rural 
District Fire Act, or the Societies Act. 

 
(g) Acts of Incorporation refer to the organization’s Memorandum of Association 

and/or articles of incorporation and/or by-laws.  
 
(h) Pump Testing means testing to assess that apparatus pump pressures and flows 

meet the NFPA/ULC Certification plate affixed to the pump panel or manufacturers 
requirement for the pump or system type being tested.  
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(i) Self-Contained Breathing Apparatus (SCBA) Functional Testing means testing 

performed as per NFPA 1852 (chapter 7.1 User maintenance) and manufacturer’s 
requirements, to ensure all SCBA units in service in the department meet all 
operational specifications and performance parameters. 

 
(j) Chief Officer means a department chief, deputy or assistant chief or a member 

acting as the Chief Officer of a registered volunteer fire department. 
 
(k) Third Party Investigator means a person with the qualifications and training to 

provide investigative services following best practices and industry standards, and 
who is not directly connected to either the Municipality or fire services. 

  
Form of Request 
3 (1) Requests for registration as a fire and/or emergency services provider will be made 

through the completion of the Fire and Emergency Services Provider Registration package. 
The registration package can be obtained from the municipality upon request. 

 
(2) Requests must be accompanied with the organization’s Act of Incorporation and a 
description of the area of coverage. The application must be signed by the individual(s) as 
assigned with signing authority under the incorporation document. 

 
Organization Requirements 
4 (1) An organization applying to be a registered fire and/or emergency services provider 

must meet the following requirements: 
 

(a) Body Corporate does not provide the fire and/or emergency services for profit;  
 
(b) The Municipality does not provide the same service for the same area;  

(c) The Body Corporate carries group liability insurance in the minimum amount of 
$10,000,000.  

 
(2) The Body Corporate carries a group personnel (accident and sickness insurance) 
policy for active volunteer firefighters and for volunteers assisting during non-firefighting 
activities.  

(3) The premiums covered in sections 4(1)(c) and (2) are to be deducted from the 
November fire payments. 
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Fire Protection Requirements 
Pump Testing 
5 (1) Fire Apparatus pump testing results are required starting on the June 15, 2021, 

registration cycle and continuing each fiscal year after. 
 

(2) Apparatus pumps required to produce fire flows of 250 imp.gal (imperial gallons) per 
minute and greater, as per ULC/NFPA 1921 sec 5.1, 5.2, 6.1, 6.2. and will also include 
Compressed Air Foam Systems (CAFS) or high-pressure system types must meet their 
pumping requirements as per section 2(h) and must be tested annually.  
 
(3) Portable pumps may be tested      although not a requirement for registration.   
 
(4) Pump maintenance and testing must be performed by a certified Emergency Vehicle 
Technician (EVT). 
 
(5) The Fire Services Coordinator will assist Fire Departments in developing a plan if 
issues arise from pump testing. 
 
(6) In the event a pump fails its annual pump testing, registration may remain in effect if 
the registered fire department does the following: 

 
(a) The Department provides the Fire Services Coordinator with a written plan for 

repairs required to the pump(s); or 

(b) A temporary replacement apparatus in good standing can be found and is in place. 

(7) If repairs are extensive and the Fire Department is unable to afford repairs or, on the  
advice of the EVT, repairs are not cost justifiable due to the condition of the apparatus 
pump, the Fire Department must have a neighbouring department(s) on automatic callout 
for any/all emergency calls requiring the use of a pumper/pumper tanker including, but 
not limited to, structure fires of any kind, motor vehicle fires, wildland fires, and other 
emergencies as required. 
 
(8) Failure to complete a pump test in advance of the registration deadline may result in 
the Municipality withholding grants to the department until a successful pump test is 
completed. 
 
(9) Where a total disregard for pump testing occurs, the Fire Services Coordinator will 
notify Council and recommend the de-registration of the department and options for 
alternative fire service coverage. 
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(10) Council may de-register the department on recommendation of the Fire Services 
Coordinator. Council will not consider re-registration of the department until the 
department re-applies for registration with a satisfactory pump test.  

 
Self-Contained Breathing Apparatus (SCBA) Functional Testing  
6  (1)  The SCBA function test results will be required starting on June 15, 2025, registration 

cycle and continuing each fiscal year after.   
 

(2) The test must be performed by certified technician trained in the maintenance of 
the SCBA type being tested.  
 
(3) The Fire Services Coordinator will assist Fire Departments in developing a plan if 
issues arise from SCBA functional testing. 
 
(4) In the event that an SCBA fails or needs repairs during testing, resulting in the 
inability to perform the required fire firefighting activities, registration may stay in place if 
the registered fire department does the following: 

 
(a) The Department provides the Fire Services Coordinator with a written plan for 
repairs / replacement required to the affected SCBA. 
 
(b) Temporary replacement SCBA in good standing can be found and is in place. 

(5) If repairs are extensive and the Fire Department is unable to afford repairs or on the 
advice of the certified technician, repairs are not cost justifiable due to the condition of 
the SCBA, the Fire Department must have a neighbouring department(s) on automatic 
callout for any/all emergency calls requiring the use SCBA. 
 
(6)  Failure to complete the SCBA functional testing in advance of the registration 
deadline may result in the Municipality withholding grants to the department until a 
successful SCBA functional test is completed. 
 
(7) Where a total disregard for SCBA functional testing occurs, the Fire Services 
Coordinator will notify Council and recommend the de-registration of the department and 
options for alternative fire service coverage. 
 
(8)  Council may de-register the department on recommendation of the Fire Services 
Coordinator. Council will not consider re-registration of the department until the 
department re-applies for registration with satisfactory SCBA functional testing. 
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Registration 
7 (1) The Municipality, if satisfied by all categories of Sections 4 to 6, must register the 

Body Corporate as a fire and emergency services provider. This registration must continue 
in force until withdrawn by the Municipality for cause or the fire department requests 
that the registration be revoked.  

 
(2) Annual updates of the registration form will be submitted to the Municipality no 
later than June 15 annually. 
 
(3) Any changes to the services provided by the Body Corporate must be filed 
immediately with the Municipality throughout the year. 
 
(4) All other required forms and documentation, including the annual registration form, 
financial statements, officer information, rate and grant forms must be submitted to the 
Municipality no later than June 15 annually, in order to receive collected fire taxes and 
grant monies. 
 
(5) All fire tax payments must be made available to approved fire and emergency 
service providers 30 days from the due date of municipal taxes upon meeting section 7(4) 
above.  

 
Notification  
8 The Municipality must advise in writing of Council’s approval to register as a new Body 

Corporate for Fire and Emergency Services as per sections 7 of this Policy.   
 
Rate Payers Meeting  
9 (1) Every registered fire and emergency services provider must have an annual 

ratepayer meeting. Minutes of these meetings must be maintained and available upon 
request.  

 
(2) Fire Service providers must have proposed budget documents available to the public 
seven (7) days prior to their ratepayer meeting and the budget must be linked to the 
service levels being provided.  
 
(3) Fire Service providers may conduct an information session on the proposed budget 
seven (7) days prior to the ratepayers meeting to assist the ratepayers in understanding 
the fire service levels being provided and any costs associated with providing such service.  
 
(4) All proposed fire tax rates must be supported by the service provider’s budget, 
which is presented to the ratepayers at the annual ratepayers meeting.  
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(5) Ratepayers must have the opportunity to discuss service level expectations during 
ratepayer meeting.  
 
(6) Ratepayers cannot request a reduction in the proposed fire rate that diminishes the    
overall operation of the fire service provision.  
 
(7) The notice of the annual ratepayers meeting must be advertised in the local paper (a 
weekly circular) for a minimum of (2) two weeks prior to the annual meeting date. This 
advertisement must include the following: 

 
(a) fire service provider name 
(b) date of meeting 
(c) location of meeting 
(d) contact name and phone number; and 
(e) where proposed budget documents may be viewed.  

 
(8) For the departments that are required to have an annual ratepayer’s meeting to set 
their fire tax rate, this information must be clearly identified in the notice. 
 
(9) All annual ratepayer’s meetings must be conducted before June 15th of the following    
fiscal year. 
 
(10) Requests must be made to the Municipality for appropriate rate payer’s list a 
minimum of two (2) weeks prior to the meeting date. 
 
(a) This list will provide the chair of the meeting with information to confirm that only 

those who are ratepayers may vote on motions that are made at the meeting.  
 
(b) The Municipality will also provide upon request a property civic report to help the 

department locate properties. 
 
(c) Fire departments members do not need to be a ratepayer or a resident of the area, a 

member of the fire department can move motions, but the seconder must be a 
ratepayer. 

 
(d) Once the question has been called, only ratepayers can vote on the motion. 

50% + one of the ratepayers in attendance at the meeting in favor of the motion will 
be required to pass a motion. 

 
(e) Voting may be done by secret ballot. 
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(11) All fire tax requests by a registered fire and emergency services provider must be 
provided to the Municipality on the approved registration package forms received at the 
Annual Fire Services meeting held in April of the current year or can be requested 
electronically following the Annual meeting.  

 
(12) For all registered fire and emergency services providers who do not have fire 
taxing    power provided by their Act of Incorporation, the Municipality will approve the 
rates. 

 
(13) For those providers that have taxing power for fire tax, these approved rates will 
be added to the fire tax schedule for inclusion with approved rates for that fiscal year.  

WCB 
10 The Municipality will pay the Workers’ Compensation Board (WCB) premiums for all 

registered volunteer fire department firefighters and junior firefighters. This will be at the 
minimum yearly salary used by WCB and set by the Municipality to calculate premiums for 
all registered volunteer firefighters.  

 
Recognition 
11 The Municipality recognizes the value and commitment of the fire services and will 

provide recognition for both individual departments and members for years of service to 
the Municipality.  

Code of Conduct for Chief Officers  
12 (1) This Code of Conduct is to establish clear standards of professional behavior for all 

Volunteer Fire Chief Officers, ensuring integrity, accountability, transparency, trust and  
respect within the fire service and the community.  

 
(2) The code is intended to guide decision-making, interactions, and leadership actions. 
This Code applies to all Fire Chief Officers, Deputy Chiefs, Assistant Chiefs, and interim or 
acting Chief Officers. 
 
(3) The code governs conduct of Chief Officers during emergency response, training, 
administration, public representation, meetings, and interactions with municipal partners 
and the public. The code applies to both on-duty and off-duty actions when those actions 
affect the reputation or functioning of the fire service. 

Principles of Conduct 
13 (1) Chief Officers must: 
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(a) Operate transparently, avoid deception, declare conflicts, and uphold truthfulness in 
reporting, documentation, and communication. They must not misuse authority for 
personal interest. 

 
(b) Treat all individuals with dignity regardless of background, identity, or role. They 

must actively support an inclusive environment free from harassment, 
discrimination, or retaliation. 

 
(c) Behave in a manner that maintains public trust and departmental integrity, 

modelling safety and professionalism on emergency scenes and respectful 
interaction with members and the public while conducting department business. 
Chief Officers will also refrain from engaging in behaviour on social media that 
negatively impacts the reputation of the department.  

 
(d) Refrain from attending scenes, meetings, training, or public events while under the 

influence of alcohol or other intoxicants. They must enforce impairment-related 
policies and act when a member is suspected of impairment, prioritizing safety. 

 
(e) Chief Officers have a duty to report violations of the code by other Chief Officers 

using the process outlined below.   

Complaint and Investigation Process 
14 (1) A structured, transparent process ensures fairness, accountability, and public trust. 

Complaints may come from members, the public, or the Municipality and will be 
addressed as follows: 

 
(a) A confidential complaint form is filed with the Fire Service Coordinator (FSC). 
 
(b) The complaint will be referred to a third-party investigator selected from the 

municipality’s approved investigator list.  The investigator may seek clarification as 
required to determine whether a full investigation is warranted. 

 
(c) If a complaint is dismissed at this stage the fire services coordinator and the 

complainant will be notified by the investigator.  
 
(d) If there is sufficient reason for investigation, the third party investigator may review 

documents, conduct interviews, and take other reasonable steps to decide on the 
matter.  
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(e) report with the investigator’s findings will be submitted to the FESC Advisory Board. 
The investigator may also recommend referral to the relevant policing agency if there 
is the possibility of criminal activity.  

FESC Advisory Board Role 
15 (1) The FESC will appoint a three (3) member Board to review the investigator’s report. 

The members must consist of a Fire representative, a Municipal council representative, 
and a member-at-large representative. Advisory Board members cannot be affiliated with 
anyone involved in the complaint. 
 
(2) The Board must review the investigative findings, and may consult with the 
Municipal Solicitor, and provide direction in camera to council on whether there was a 
breach of the code and possible remedies if there is a breach.  
 
(3) Council will make a final determination on breaches and corrective actions required.   

Breach of the Code 
16 (1) If it is determined that a Chief Officer breached the Code Council may require any 

one of, or combination of the following: 
 
(a) an apology to the individuals harmed by the breach;  
(b) corrective coaching,  
(c) suspension or removal from the position of Chief Officer. 
 

 (2) If a department fails to comply with the requirements of council following a breach, 
 Council may de-register the department and consider options for alternative fire service 
 coverage until such time as corrective actions have been taken. 

Acknowledgement 
17 (1) As part of the annual registration process Chief Officers must confirm they 

understand their obligations and agree to comply with this Code.  
 
 

Policy Adoption 

Date of Original Passage May 14, 2024 
 

Date of Notice of Intent to Amend  
Date of Council Approval  
Date of or Effective Date  
I certify that this Policy 036 Fire and Emergency Services was amended by Municipal 
Council as indicated above. 
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Signature of Municipal Clerk 
 
 

Date 
 

 
Version  Amendment Description Approval Date 
Original V1 Fire and Emergency Services Policy Sep 11, 2007 
V2 Amended Annual Registration Form, Schedule A Feb 12, 2008 
V3 To allow option for secret ballot at rate payers meeting Oct 13, 2009 
V4 Require Accident and sickness insurance or workers 

compensation 
Feb 8, 2011 

V5 Added deadline for registration forms to be submitted, 
and for cheques to be distributed, added SCBA and 
pump testing to annual form, along with clarity of 
service levels, and procedure for public transparency 
and accountability at rate payer meetings. 

Jan 28, 2014 

V6 Amendments to the Annual Registration Form May 9, 2017 
V7 Removed Schedules and reference to schedules 

(registration application form) 
Feb 27, 2018 

V8 Added definition of “pump testing” and new section for 
requirements of conducting pump tests, premiums for 
WCB covered by municipality, and clarified accident 
and sickness insurance coverage for activities that are 
non-firefighting related, renumbering. 

Apr 13, 2021 

V9 Addition of flow rate for pump apparatus Oct 12, 2021 
Repeal & 
Replace 

Added definition of “SCBA” and new requirements for 
testing, new WCB and Recognition section, updated 
pump requirements, plain language and accessible 
formatting. 

May 14, 2024 

V2 Added definitions of Chief Officer and Third Party 
Investigator; added new sections for Code of Conduct, 
Principles of Conduct; Breach of Conduct; and 
Acknowledgement. 
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Municipality of the District of Lunenburg 
Request for Decision 

Report to: Municipal Council 

Submitted by:  Tissy Bolivar, Program Coordinator 

Date: February 24, 2026 

Re: Parasport Wheelchairs 

Recommendation 
That Municipal Council approves the purchase of six (6) parasport wheelchairs, funded in full by 
a grant from Sport Nova Scotia. 

Executive summary 
The Municipality of the District of Lunenburg received grant funding to advance parasport 
programming throughout the district. This will allow us to continue creating accessible, 
inclusive environments for both residents and visitors. 

Discussion 
The Municipality received funding from Sport Nova Scotia through their Equity, Diversity, 
Inclusion, and Accessibility (EDIA) grant in 2024 to purchase six (6) parasport wheelchairs and 
an enclosed trailer to offer parasport throughout the district. We successfully purchased the 
equipment and have been offering programming since then. We have six (6) additional chairs 
on loan from Sport Nova Scotia to give us a total of twelve (12) for programming. Now that we 
have established our program, we have applied for additional funding to expand our equipment 
and purchase our own chairs. Once we receive the new chairs, we will return the ones on loan. 
Our programming has shown that we require additional larger chairs to accommodate more 
participants. This is what we will purchase with this grant money. 

Budget implications 
Funding was received through a Sport Nova Scotia Equity, Diversity, Inclusion, and Accessibility 
(EDIA) Grant in the amount of $39,666 to purchase six (6) wheelchairs for parasport. The 

Council
Item 11.3.1
February 24, 2026
Authorization: T. MacEwan
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Municipality did not include this in the current budget; therefore, staff are seeking approval to 
purchase using 100% grant money.  

Strategic plan 
Active Living Strategy: 
1. Strategic Direction 4: Social Environments and Inclusion

a. 4.2 Reduce barriers to participation in active living and daily movement to help ensure
equitable access
i. Identify and use an equity lens in consultation with stakeholders in planning and

programming to support inclusion, diversity, and accessibility

IDEA @ MODL: 
1. Mission - MODL will work to achieve an inclusive, diverse, equitable, and accessible

place to live and work.
2. 4.2 Accessibility

a. 4.2.1 Invest in initiatives that promote equitable access to working and living at
MODL.

Lunenburg County Accessibility Plan: 
1. Goods and Services: residents and visitors with disabilities have equitable access to goods

and services provided by our municipalities.
a. Programs: Deliver programming to people of all ages and abilities and commit to

training all program delivery staff.

Quality of Life Strategic Priority 
1. Programs and services to maintain and improve affordability and social inclusion for our

residents.

Work plan 
Staff can complete this within their scope of work. 

Conclusion 
Staff are seeking approval to purchase six (6) parasport wheelchairs using 100% grant money 
from Sport Nova Scotia.  

Report Preparation 
Department Recreation, Parks, and Tourism 

Report Prepared by Tissy Bolivar 

Report Approved by 

Date Reviewed by C.A.O. 
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Municipality of the District of Lunenburg 
Request for Decision 

Report to: Council 

Submitted by: Trudy Payne, Director of Recreation, Parks, & Tourism 

Date:   February 24, 2026  

Re:  Parks Evaluation Criteria Framework 

Recommendation 
That Council adopt the parks evaluation criteria and framework as presented. 

Background 
At the January 20, 2026, Policy and Strategy Committee meeting staff presented a Parks 
Evaluation Criteria Framework which outlined twelve evaluation criteria for councils’ 
consideration.   

The following were the proposed park evaluation criteria: 

1. Safety
2. Physical Condition
3. Welcoming and Safe
4. Accessible
5. Positive User Experience
6. Environmental Impact & Sustainability
7. Adaptability
8. Park Equity
9. Alignment with Strategic Plans
10. Community Support and Engagement
11. Financial Considerations
12. Reflects Population and Demographics

Council
Item 11.3.2
February 24, 2026 
Authorization: T. MacEwan
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After discussion, staff were directed to bring back the framework with the twelve criteria as 
presented, without a weighted system, to make changes to one of the definitions, to include a 
park description/purpose page, and expand on or add prompt questions in the framework.  The 
following represents the changes: 

1. For each park a park description or park purpose will be included.
2. The definition of Park Equity has been changed to the following: the fair and just

distribution of quality parks and green spaces to ensure all communities have access to
parks.  It is about providing the appropriate level of investment based on need – not
simply giving everyone the same amount.  It involves being respectful and sensitive of
the cultural nature of our community, both historic and emerging.

3. The accessible criterion the following prompt questions were added: Do people know
about the facility and what they can do there?  The level of access, difficulty?  (IE. Using
an accessibility guide; Is the park connected to good accessible active transportation
routes, public transit routes, or only accessible by vehicle?  Is the park located a
significant distance from the main roadways/active transportation and public transit
routes?

4. Positive User Experience, an additional prompt was added, does the park provide a
diverse range of amenities and activities, if applicable? (refer to description/purpose of
the park, passive vs active).

5. Alignment with Strategic Plan, added under Open Space Strategic Plan, IE. Provide access
to water, connects with trails and added two questions: Is the park or proposed park in
the Municipality?  Is the property being considered for a park on a public or private
road?

6. Under financial considerations added, has this park been identified in the five-year capital
plan?

Discussion 
Do the outlined changes to the Park Evaluation Criteria Framework reflect the discussion and 
direction provided to staff on January 20, 2026?   

Budget implications 
Each year Council approves an annual operating budget which includes funds to operate and 
maintain parks and adopts a five-year capital plan.  The parks evaluation criteria framework will 
impact both budgets, which may see funds allocated previously for one park being re-allocated, 
additional partners being sought or more funds allocated in the five-year plan. 

Strategic plan  
Developing a parks evaluation criteria framework aligns well with the Municipality’s strategic 
priorities of infrastructure upgrades, expansion and management, specifically making strategic 
investments in recreational assets; quality parks contribute to quality of life; the criteria of 
community support and engagement align with Council’s strategic priority of communication 
and engagement; parks support regional economic development and climate change action.   
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Work plan 
Budgeting and planning for parks operation and maintenance is part of the Recreation, Parks and 
Tourism Department’s workplan.  Capital budgeting and project management also fall within this 
department’s workplan as well as the Engineering Department’s workplan. 

If the framework is adopted, staff will use the evaluation criteria framework to evaluate each 
park currently in the system and bring this information back to Council by the end of the second 
quarter of the 2026-2027 fiscal year to inform the 2027-2028 budget.   

Alternatives 
The alternatives are: 

1. To make changes to the proposed parks evaluation criteria framework and have staff
come back to Council with an updated framework.

2. To not adopt a parks evaluation criteria framework.

Conclusion 
The Municipality of the District of Lunenburg has been delivering parks services since the early 
80’s.  Over the years the focus of parks has changed with various strategic plans guiding Council 
in their decisions.  In 2020 the focus on parks was to bring the parks already in the park system 
up to a standard, improving the park services for residents and visitors.  Covid highly 
demonstrated the value of parks in our communities.  In 2023 Council adopted a Parks and 
Open Space Standards and Guidelines document which has helped guide investment decisions.  
This year, Council directed staff to bring forth a parks evaluation criteria framework that would 
further assist them in making strategic and budgetary decisions when it comes to investing in 
parks.  These criteria should aid in making parks safer and more welcoming, inclusive, 
accessible and equitably distributed throughout the Municipality.   Having such a framework 
aligns with Council’s strategic priorities as well.   

Report Preparation 
Department Recreation, Parks, & Tourism 

Report Prepared by Trudy Payne, Director of Recreation, Parks & Tourism 

Report Approved by 

Date Reviewed by C.A.O. 
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MODL PARK EVALUATION CRITERIA FRAMEWORK 

EVALUATION FOR (PARK NAME): DATE: 

PARK DESCRIPTION: ACTIVE / PASSIVE: PARK PURPOSE: AMENITIES:

Agenda Page 221 of 231



MODL PARK EVALUATION CRITERIA FRAMEWORK 

CRITERIA 
SAFETY- the absence of hazards. Any physical hazards? Regular maintenance 

checks? 
Any broken equipment? Are risks so high the park 

should be closed? 
Anything else? 

PHYSICAL CONDITION - the general 
state, functionality, maintenance and 
quality of each park’s natural 
environment, features, and amenities.   
The condition can be impacted by 
maintenance, age of the park/amenity, 
degradation, and wear and tear endured 
overtime from use and exposure to 
environmental elements. 

Are park amenities in good 
condition? 

Is the park well 
maintained? 

Any concerns identified 
from maintenance 
inspections reports / 
checklists? 

Any physical limitations? 
(e.g., limited space for 
additional parking)? 

Anything else? 

WELCOMING & SAFE – inclusive and well-
maintained, providing a public space that 
is accessible to everyone.  This criterion 
looks beyond the park and amenities 
being free from hazards and being 
designed to reduce crimes – it is about a 
safe place that fosters belonging, comfort, 
and positive engagement. 

Is there lighting / seating 
areas, shady pathways? 

Is there external, internal 
wayfinding? 

Is there a variety of 
activities to engage users? 

Is the park comfortable to 
spend time in? 

Anything else? 
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ACCESSIBLE - people of all abilities can 
enter, navigate and use the park without 
challenge.  It is about minimizing barriers. 

Can people of all ages and 
abilities enter, navigate and 
use the park with 
challenge? 

Is accessibility supporting 
diverse needs and 
capabilities? 

Do people know about the 
facility and what they can 
do there?  The level of 
access, difficulty?  (IE. 
Using an accessibility 
guide) 

Are Provincial accessibility 
regulations being met? 

Is the park connected to 
good accessible active 
transportation routes, 
public transit routes, or 
only accessible by vehicle? 

Is the park located a 
significant distance from 
the main roadways/active 
transportation and public 
transit routes? 

Anything else? 

POSITIVE USER EXPERIENCE – a holistic 
and satisfying interaction with the space, 
that offers physical, mental, social and/or 
emotional benefits. 

Does the park provide a 
diverse range of amenities 
and activities, if 
applicable? (refer to 
description/purpose of the 
park, passive vs active) 

Is the park comfortable to 
spend time in?   

Do all community members 
feel welcome and safe in 
and around the park? 

Is the park clean? Anything else? 

ENVIRONMENTAL IMPACT & 
SUSTAINABILITY – managing parks in a 
way that preserves natural ecosystems, 
supports biodiversity and minimizes 
negative impact, while also ensuring the 
ability to enjoy them for future 
generations. 

Does the park protect or 
enhance natural areas 
(water quality or 
biodiversity)? 

Can investment improve 
things like storm water 
management or increase 
tree canopy? 

Does the park support or 
enhance environmental 
sustainability and 
resilience? 

Can improvements reduce 
maintenance, energy use or 
carbon footprint? 

Is the park at risk if we do 
not invest (i.e. hemlock 
woolly adelgid)? 

Anything else? 
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ADAPTABILITY – can adjust to changing 
environmental conditions, community 
need and long-term use. 

Can the space be used for 
multiple activities? 

Can the space be easily 
and inexpensively changed 
to meet changing needs? 

Anything else? 

PARK EQUITY - the fair and just 
distribution of quality parks and green 
spaces to ensure all communities have 
access to parks.  It is about providing the 
appropriate level of investment based on 
need – not simply giving everyone the 
same amount.  It involves being respectful 
and sensitive of the cultural nature of our 
community, both historic and emerging.   

Do different 
neighbourhoods have 
equitable access to open 
spaces? 

Are amenities of equal 
quality? 

Are amenities culturally 
relevant and appropriate 
for diverse users? 

Are maintenance standards 
being met? 

Anything else? 

ALIGNMENT WITH STRATEGIC PLANS – 
does the investment align with municipal 
plans such as the Parks Standards 
document and strategic priorities such as 
investing in infrastructure, regional 
economic development, climate 
resiliency and quality of life. 

Are minimum standards 
being met? 

Is the park or proposed 
park in the Municipality? 

Is the property being 
considered for a park on a 
public or private road? 

Align with Council's 
Strategic Priorities: 
• Infrastructure
• Regional Economic
Development
• Quality of Life
• Empowering
Communities

Align with: 
• Accessibility Plan
• AT Plan
• OSSP – IE. Provide access
to water, connects with
trails
• Climate Action Plan

 Should any plans/priorities 
be revised, reviewed and/or 
updated? 

Anything else? 
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COMMUNITY SUPPORT & ENGAGEMENT 
– Active collaborative process where
residents help plan, design and manage
local green spaces – building long-term
relationships and shared ownership so
parks genuinely reflect community needs.

Does the park hold 
historical or cultural 
significance to the 
community? 

Are there opportunities for 
partnerships (i.e. 
management agreements / 
stewardship agreements)? 

Has the community 
identified this park as a 
priority through surveys, 
emails etc.? 

Anything else? 

FINANCIAL CONSIDERATIONS – weighing 
the benefits to communities to the cost 
involved.  Considering lifecycle costs, 
long-term maintenance, replacement 
costs and whether funding partners or 
partnerships (such as management 
agreements) can offset costs or improve 
service delivery. 

Can we afford to make the 
investment (reserves, 
grants)? 

Any funding or community 
partners? 

What are the costs if we 
don't invest? (i.e. increase 
crime, impacts to physical, 
mental, emotional health, 
economic impact). 

Has this park been 
identified in the five-year 
capital plan? 

What are the expected life 
cycle costs? 

Long term maintenance? 

Will service be improved? 

Anything else? 

REFLECTS POPULATION AND 
DEMOGRAPHICS - Who lives near the park 
or in a geographic area and the 
characteris cs of the people such as age, 
gender, ethnicity, income, educa on, marital 
status and household size. 

Is the park reflective of the 
communities it serves? 

Does the surrounding 
community use the park; 
why, why not? 

Does the park design and 
programming reflect the 
culture and interest of the 
demographics? 

Is more than one park 
needed? 

Are community-based 
organizations involved in 
the park discussions and 
operations? 

Anything else? 
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The Municipality of the District of Lunenburg 
Request for Decision 

Report to: Municipal Council 

Submitted by:  Elana Wentzell, CPA, CMA, Director of Finance 

Date: 2026-02-24 

Re: Privacy & Data Protection Shared Service Pre-budget approval 

Recommendation 

It is recommended that Municipal Council pre-approve the 2026-27 budget of $75,000 for the 
Privacy & Data Protection Shared Service. 

Executive summary 

On October 3, 2025, the Province of Nova Scotia passed Bill 150, modernizing the province’s 
access to information and privacy framework and significantly expanding municipal obligations 
related to privacy governance, breach management, and accountability. Most requirements 
take effect April 1, 2027. 

Using the Information and Privacy Commissioner’s (IPC) Privacy Management Program (PMP) 
gap analysis tool, two partner municipalities (District of Lunenburg & Town of Mahone Bay) 
currently show little to no evidence of compliance, while one municipality, the Town of 
Bridgewater, has made considerable progress through the recent establishment of a Privacy 
Officer. All partner municipalities face material compliance risk under the new legislative 
regime. 

To address this risk in a coordinated, cost-effective, and timely manner, Municipal Shared 
Services (MSS) recommends the creation of a Privacy Data Protection Shared Service (PDPSS) to 
support all three municipalities in becoming compliance-ready by April 1, 2027. 

Council
Item 11.4.1
February 24, 2026
Authorization: T. MacEwan
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The PDPSS will function in an advisory and enablement capacity only, and support, not replace 
the authority and decision-making responsibilities of Municipal Clerks and Chief Administrative 
Officers (CAO).   It is recommended to operate for a 24-month implementation period, with a 
formal decision to determine whether the function should be absorbed, continued, or 
dissolved. 

Background 

Bill 150 fundamentally alters municipal privacy and access obligations by: 

• Consolidating municipal accountability under the CAO and Municipal Clerk,
• Introducing the need to conduct mandatory Privacy Impact Assessments (PIA) for

any new or significantly changed project, program, system, or activity that involves the
collection, use or disclosure of personal information,

• Requiring every public body to implement Privacy Management Programs (PMPs),
• Requiring privacy policies and disclosure of internal process for handling privacy

complaints,
• Requiring formal breach response and notification processes to affected

individuals and the IPC when a breach poses a significant risk of harm,
• Tightening data residency and third-party accountability,
• Placing municipalities under the oversight and enforcement authority of the IPC for

the first time.

Under the new framework, municipalities may be subject to: 
• Investigations and public findings by the IPC,
• Mandatory corrective orders,
• Reputational harm and loss of public trust, and
• Increased legal and operational costs arising from reactive compliance.

Failure to establish demonstrable privacy governance before April 1, 2027, presents a material 
organizational risk. 

Discussion 

A review of the three partner municipalities (MODL, TOB & TOMB) shows that two have almost 
no privacy management practices in place and are not prepared for Bill 150 requirements. The 
TOB has made considerable progress by hiring a Privacy Officer and starting a Privacy 
Management Program but still has work to be fully compliant. None of the municipalities 
currently have a coordinated function to manage privacy risks from IT systems, digital services, 
or third-party vendors. Without action, all three face significant risk of noncompliance, 
potential IPC enforcement, and reputational harm. 
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The purpose of the Privacy Data Protection Shared Service (PDPSS) is to support partner 
municipalities in establishing and operationalizing Privacy Management Programs that meet Bill 
150 requirements by April 1, 2027. 

The PDPSS will function as a second-line oversight and enablement service, not an operational 
delivery unit to: 

• Conduct privacy maturity assessments to identify gaps and build Privacy Management
Programs for each municipality.

• Provide advisory support to Clerks on FOIPOP processes (templates, guidance,
workflows).

• Conduct Privacy Impact Assessments (PIAs) for new initiatives and technologies.
• Provide standardized guidance on exemptions, retention, breach response, and

mitigation.
• Develop and test breach response plans.
• Delivery of privacy and access training for staff, leadership, and elected officials.
• Monitoring and interpretation of provincial guidance and amendments.

Benefits and Risk Reduction 
1. Organizational Benefits

a. Accelerated Bill 150 readiness.
b. Reduced duplication of effort across municipalities.
c. Consistent standards and tools.

2. Risk Reduction
a. Lower likelihood of privacy breaches and IPC findings.
b. Improved incident preparedness and response.
c. Demonstrable due diligence under statutory oversight.

3. Clerk Support
a. Guidance and enablement while retaining full authority.
b. Reduced administrative burden through shared templates and training.

The PDPSS will be delivered by a Privacy Data Protection Officer (1 FTE). This role will lead the 
implementation of Privacy Management Programs, advise Clerks, and coordinate privacy 
governance across all three municipalities. 

The position could be filled through an internal secondment of the Town of Bridgewater’s 
Privacy Officer. This approach leverages the Privacy Officer's 20 years of experience as a privacy 
and data protection advisor in both municipal and provincial government, familiarity with our 
municipal operations, and integration with existing teams, while keeping recruitment costs low. 
It also allows the Privacy Officer to quickly start work with minimal onboarding and facilitates 
smoother knowledge transfer between other municipal staff. The PDPO would report to the 
Director of IT Shared Services. This ensures that the role is aligned with IT systems and privacy 
controls. Given the organizational scale, the Director of IT is best placed to oversee day-to-day 

Agenda Page 228 of 231



2026-02-24 
Page 4 of 5 

operations, ensuring that privacy governance is integrated with technical systems and that 
necessary technical expertise is available for privacy risk management. 

Strategic Focus 

N/A: Provincial legislative requirement 

Budget/Financial Implications 

Staff have budgeted $75,000 as a placeholder for this service 2026-27.  The shared service 
costing model has been calculated using 50% Uniform Assessment + 50% equal share with 
MODL’s share set at 48%.   The estimated total cost of the service is $137,500 which includes 
staffing, office operating and overhead, and software licensing.      

Climate Change/sustainability 

N/A 

Inclusion, Diversity, Equity and Accessibility (IDEA@MODL) 

N/A 

Strategic Communications 

N/A 

Work plan 

The recommended approach has been included in the MJSB workplan for the upcoming fiscal 
year. 

Alternatives 

Other alternatives include: 

1. Hire Privacy Data Protection Officer (PDPO) on a 24-month contract. This is not a
recommended option: filling a temporary role may be challenging; all municipalities in
Nova Scotia will require similar work in order become compliant.

2. Establish the role as a permanent position. This option supports long-term oversight and
continuity but comes with higher ongoing costs and may duplicate responsibilities if
municipalities later absorb privacy management into existing roles.

3. Take no action.  This will result in continued non-compliance under Bill 150, increased
IPC scrutiny and enforcement risk, higher long-term costs due to reactive remediation,
and inconsistent privacy practices and public trust erosion.
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Conclusion 

The recommended approach is for the Town of Bridgewater’s Privacy Officer to be seconded 
for a 24-month period. This allows the municipality to leverage the officer's existing skills and 
experience, keeping recruitment costs low and ensuring smooth integration with the team.  

During this period, the PDPO will report to the Director of IT Shared Services, given the 
operational scale of MSS and the expertise required to manage privacy controls and technology 
alignment. 

Report Preparation 
Department Finance 

Report Prepared by Elana Wentzell 

(based on input from MJSB Staff: John Feeney and Lisa Bozek) 

Report Approved by 

Date Reviewed by C.A.O. 
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