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Executive Summary 

This report offers an analysis of demographics and housing needs and for the Chaleur Region in northeastern 
New Brunswick, which includes the municipalities of Bathurst, Belle-Baie, Belledune, and the Chaleur Rural 
District. The Region is home to a population of 39,556 people living in 18,245 dwellings, which are 
predominantly single detached homes. 

The Region has seen a prolonged period of population decline since the 1980’s, however, there has been a recent increase in 
migration into the Region. This has been caused in part by pandemic-era relocations, international student and refugee arrivals, 
and workforce recruitment to replace retirees and expand support services for the growing senior population. 

This change in population trends has led to some instability in the housing market, with housing and rent prices increasing 
rapidly in recent years, and rental vacancies decreasing to extremely low levels. The local housing development industry has 
been adapting to develop new housing units intended for seniors, but immigration, students, and family arrivals have driven 
new demand for affordable rental housing that is not currently being met through the housing market. 

Most of the houses in the Chaleur Region were built before 1980, and many are now in need of repair. Changing demographics 
mean there is increased demand for rental housing located close to employment and services. As seniors move into accessible 
seniors housing, some of the remaining housing stock is not suitable or equipped for the new residents living in the Region. 

There is an acute demand for approximately 165 new housing units in Bathurst per year to 2026. Most of this demand is driven 
by seniors as well as a surge in demand for affordable and market rental housing among students, migrant workers, and 
younger individuals. Housing demand in Bathurst is expected to slow to 50-60 units per year through to 2036, shifting gradually 
toward 2-bedroom and larger units. 

Outside of Bathurst, there is immediate demand for seniors housing which is expected to stabilize by 2031. This will lead to a 
return to historic rates of construction at approximately 50-80 new housing units per year across the period, to accommodate 
changes in the types of housing in demand and replace the existing ageing housing stock. Growth is expected to be focused 
within the Beresford and Petit-Rocher areas of the Municipality of Belle-Baie, where services are most available. 

Annual Housing Demand by Region 

Municipality / Year 2024-26 2027-31 2032-36 

Bathurst 165 53 68 

Belle-Baie, Belledune, Chaleur Rural 89 65 65 

Chaleur Region Total 230 118 133 

 

One of the key challenges to increasing the rate of new home construction to match unmet demand is that the demand is 
mainly for affordable rental and low-cost market housing, which does not present a strong financial incentive for construction. 
Additionally, labour and capacity issues in the local construction industry, financing constraints, and market confidence all limit 
the industry response to this demand. 

Priority actions will include the rapid development of affordable rental housing in areas of high demand, while continuing to 
address demand for suitable housing for seniors and families. There is a specific need for dedicated rental housing for students 
with access to the CCNB campus, which may be developed with involvement from the College and the local municipality to 
address challenges including location, financing, and confirmation of the long-term viability of student housing in the region. 

Cost-effective rental housing for migrant workers, refugees, and landed immigrants close to employment and urban centres is 
also required. Its construction would benefit from direction and support from local municipalities, major employers, and other 
government and community stakeholders, to overcome barriers to construction of new rental housing. There are several 
housing initiatives at the Federal and Provincial levels designed to support rapid development of affordable rental housing. 
Municipal, Provincial, and Federal housing programs and initiatives should be considered to assist with meeting the immediate 
and longer-term demand for housing in the Chaleur Region. 
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Definitions 

Adequacy – Housing is considered adequate when it isn't in need of major repairs. Major repairs include defective plumbing or 

electrical wiring, or structural repairs to walls, floors, or ceilings. (CMHC) 

Affordability – Housing is considered affordable if it costs less than 30% of a household’s before-tax income. (CMHC) 

Accessory Dwelling Unit – A secondary dwelling that shares the building lot or legal parcel of a larger, primary home. 

Core Housing Need – A household in core housing need resides in a dwelling that does not meet affordability, adequacy, or 
suitability criteria. Furthermore, household income and alternate housing available limit access to alternative affordable, 
suitable, and adequate housing in their community.  

Dwelling – A dwelling (also known as a residence, home, or domicile) is a self-contained unit of accommodation used by one or 

more households as a place of residence, such as a house, apartment, mobile home, or accessory dwelling unit. 

Family Unit – A family unit is described as having a head and one or more persons related to the head by birth, marriage, or 
legal adoption. Persons listed below are not considered part of a family unit for the purpose of applications to the Social 
Development Department in New Brunswick: 

• Unrelated persons or groups of unrelated persons living together. 
• A person living alone. 
• Roomers, boarders, or lodgers. 

Private dwelling – A separate set of living quarters with a private entrance either from outside the building or from a common 

hall, lobby, vestibule or stairway inside the building. The entrance to the dwelling must be one that can be used without passing 
through the living quarters of some other person or group of persons. (CMHC) 

Suitability – A household that is suitable is one that has enough bedrooms for the size and make-up of resident households, 

with separate bedrooms for adults and children and no more than 2 persons per bedroom, as per the CMHC National 
Occupancy Standard. 

List of Acronyms 

ADU: Accessory Dwelling Unit 

CCNB: Community College of New Brunswick 

CMHC: Canada Mortgage and Housing Corporation 

NB: New Brunswick 

NBHC: New Brunswick Housing Corporation 

NHS: National Housing Strategy 

RD: Rural District 

RSC: Regional Services Commission  
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1. Introduction 

The Chaleur Regional Service Commission (RSC), together with the municipalities of Bathurst, Belle-Baie, and Belledune, have 
commissioned a study of recent demographic trends and housing demand in response to a notable increase in housing demand 
since the start of the COVID-19 pandemic. This report offers an overview of demographic and housing data for the Chaleur 
Region, including the three local municipalities and the Chaleur Rural District (RD). It also provides insights into the types and 
quantities of housing required to meet changing needs of residents in the Region until 2046. Finally, it presents potential 
response options for closing the supply-demand gap. 

The Chaleur RSC was established in 2013 and provides services, including planning, solid waste management, and important 
social and technical services for residents across the Region. The Commission provides planning and development permit 
services for Belledune, Belle-Baie, and the Chaleur RD. Bathurst has its own planning department that manages permits and 
development applications within that municipality’s boundaries. 

Chaleur has seen significant changes in demographics in recent years, putting new pressures on current housing stock as the 
population grows and becomes more diverse. Development has not kept pace with growth, calling for a new study that 
provides insights into the types and quantities of housing required to meet the changing needs of residents in the Region. This 
report analyzes the current demographics and current state of available housing. It also provides projected population changes 
to 2046 and assesses the immediate (2024-2026) and longer term (to 2036) demand for new housing construction. The findings 
will support discussions with communities, local leadership, developers, and stakeholders on immediate and long-term regional 
housing needs. 

Study Area 

 

 

 

Chaleur RSC and local government boundaries, including 
Bathurst, Belle-Baie, Belledune, and Chaleur RD, following the 

2023 New Brunswick Local Governance Reform. 

 Census area boundaries, including the 10 census areas mainly 
within the Chaleur RSC area. These demarcate the census area 

boundaries for data analyzed in this report. 

 

The Study Area for this report was defined based on the Census Region boundaries. While the boundaries of the three 
municipalities and the Rural District in Chaleur do not align perfectly to the Census Region boundaries (in part because of the 
2023 amalgamation of municipal governments in New Brunswick), stakeholders and staff agreed that the Census Region 
boundaries provided useful, representative data.  

Data from the census areas was combined to represent key demographic and housing statistics for the Region and each 
municipality. Census information from the Bathurst and Belledune census areas was used individually for those two 
communities. For the remainder of the RSC, Census data was applied as follows: 



Chaleur Regional Service Commission: Housing Needs Assessment 

6 

• “Belle-Baie” includes the Pointe-Verte, Petit-Rocher, Nigadoo, Beresford Town, and Beresford Parish census areas, with 
the further distinction: 

• “Belle-Baie Urban” indicates data from Beresford Town, Pointe Verte, and Petit-Rocher.  
• “Belle-Baie Rural” indicates data from Beresford Parish. 
• “Chaleur Rural” includes Bathurst Parish, Allardville Parish, and New Bandon Parish. 

As a result of these geographic boundaries, there may be slight discrepancies between the figures cited in this report and those 
cited in other municipal reports. 

Study Approach and Methodology 

This population and housing demand report was developed through a six-step methodology: 

1. Data collection, consolidation, and analysis: Data from Statistics Canada, CMHC, Environics, Chaleur RSC, and local 
Municipalities was sourced and analyzed. Data was validated with local stakeholders and analyzed to identify key housing 
and demographic trends for further investigation. 

2. Stakeholder engagements: One-on-one interviews were carried out with major employers, industry and municipal 
representatives that were identified by Chaleur RSC as key stakeholders in the Region. These interviews provided further 
local context and information on key recent and long-term trends related to housing demand. The stakeholder 
engagements provided relevant context for data analysis to confirm key trends in the data and inform forecasts for future 
demand. 

3. Evaluation of trends and initial findings: The results of the data analysis and stakeholder engagements were consolidated 
to provide supporting evidence for significant trends in population and housing. This evaluation was used for the 
development of the current state analysis in Chapters 2 and 3 of this report. 

4. Development of population and housing demand forecasts: Overall population trends for the Province of New Brunswick 
were considered based on available Federal population forecasts. Then, local population forecasts were developed through 
a cohort-component model, using current demographic information from the Region. Population forecasts were developed 
for the Region and each Municipality, to provide a detailed outlook based on trends and reasonable future assumptions. 
These population forecasts were then used to forecast housing demand in the Region. 

5. Analysis of housing supply: Future housing demand was evaluated against current rates of housing production and new 
housing supply. This supported an analysis of trends in the housing construction industry, to identify challenges in 
providing suitable housing to meet new demand. 

6. Identification of response options: The housing demand and supply analysis was followed by identification of key actions 
that could be taken to support the development of new housing, with a focus on construction industry initiatives 
supported by local municipal, provincial, and federal housing programs and initiatives. 
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2. Regional Demographic Profile 

The Demographic Profile offers an overview of the key characteristics of the population included in the study area 
boundaries. It presents a detailed analysis of various demographic factors such as age, gender, historical growth 
rates, employment, and migration status, among others. This information helps in understanding the composition, 
distribution, and changes within the population. 

The data presented in this section has been gathered and analyzed from CMHC, Statistics Canada, and the local 
municipalities. It serves as a foundation for the subsequent sections of the report, aiding in the interpretation and 
understanding of the findings in the broader context of the demographic characteristics of the population. 
 

 

2.1 Chaleur Regional Demographic Profile 

The Chaleur Region is currently home to approximately 40,000 people, living in 20,000 total dwellings, according to composite 
data from 10 regions in the 2021 census. Region-wide, the population declined from 2011 to 2021, however certain census 
districts within the Region grew since 2016, including Bathurst, Beresford, Petit-Rocher, and Nigadoo. 

Key demographic trends over this period include an ageing population, with the effect of retirement causing employers to seek 
new employees from outside of the Region (according to stakeholder discussions). Retirement and migration from other 
regions, provinces, and from outside Canada are the key demographic trends affecting housing demand.  

Chaleur Region Population 

The population within Chaleur Region census areas was 39,556, as of the 2021 Census. Most of the Region’s population lives in 
urban areas: there are approximately 16,000 people who live in Bathurst, approximately 7,000 people who live in Petit-Rocher, 
Nigadoo and Beresford, as the urban parts of Belle-Baie. This accounts for nearly 65% of the Region’s population. The rest of 
the Region’s population lives in rural areas (approximately 14,136 people, across Belle-Baie Rural and Chaleur Rural). 
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Historical Growth Rates 

The Chaleur Region’s population has been in slight decline since 2011, shrinking by -1.8% between 2011 and 2016 and by -0.1% 
between 2016 and 2021. Most of the decline has been observed in the rural areas of the Region (Chaleur Rural and Belle-Baie 
Rural), as well as in Belledune. Belle-Baie’s urban areas and Bathurst are the only areas where the population has either 
increased slightly or remained the same. 

Population Growth in the Chaleur Region, 2011-2021 

 

2021 Population Count in the Chaleur Region, by Census Area 

Source: Statistics Canada Census data 

Source: Statistics Canada Census data with analysis 
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Ageing Population and Retirement 

Much of the local population is either reaching retirement age or has already 
reached it. The biggest age cohort in Chaleur is from 60 to 64 years (3825 
people) and the third-largest age cohort is from 55-59 years (3525 people). 
The retired population (ages 65 and over) is 11,630, whereas the working-age 
population (ages 15-64) is 23,680. 

This creates an old-age dependency ratio of 49.1%, which is very high. The old-
age dependency ratio is an age-population ratio of elderly people typically not 
in the workforce (ages 65+) and those who are typically in the workforce (ages 
15 to 64). For comparison, the national old-age dependency ratio is 28.7%, and 
the New Brunswick ratio is 36.3%, according to Statistics Canada data. 

This ageing population phenomenon has created a skills gap in the Region and 
has prompted employers to seek new employees from outside the local 
community to fill positions, to ensure continuity in operations, and to meet 
demand for healthcare and senior services. This trend necessitates strategies 
for talent attraction and workforce development in affected sectors. 

Migration 

Chaleur has experienced considerable migration since 2016. 8,115 people 
arrived in Chaleur between 2016 and 2021, which represents 22% of Chaleur’s 
total population. Out of these people, 5,895 (73%) came from within New 
Brunswick, 1,805 (22%) came from other provinces and territories across 
Canada, and 415 (5%) came from outside of Canada. Over the same period, 
emigration and mortality have resulted in the total population change to be 
slightly negative, even after accounting for migrant arrivals. 

 

Current economic and institutional employers have stated that, despite the rate of immigration to the Region, there is a 
growing local shortage in the workforce, caused by retirement and emigration from the Region. Emigration includes residents 
moving to other parts of New Brunswick including larger urban areas such as Moncton / Dieppe / Riverview, out of province, 

Population by Age Groups, 2016 and 2021 

Migration Status, 2016 to 2021 
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and out of country. These trends of emigration and retirement lead to continued demand for new migrants to fill employment 
vacancies. 

The arrival of migrants places an increased demand on rental housing close to employers, which is outpacing the supply of that 
type of housing. This is creating price pressures, resulting in a rapid increase in rental prices, making it more difficult for both 
migrants and residents to secure affordable housing. According to local sources, workers arriving to work in hospitals, care 
homes, and other industries often arrive with families of 4 or more people, which creates challenges for a local rental housing 
market with limited available rental units with 2 or more bedrooms. This is discussed further in the housing supply section, 
below. 

Students 

The Community College of New Brunswick (CCNB) in Bathurst offers programs that draw international students to the Region, 
with increasing enrolment creating demand and competition for housing, placing pressure on both rental and real estate 
markets. As of 2023, there are 250 students in first year programs and over 400 international students in total attending 
courses at the CCNB Bathurst campus. 

In January 2024, the Federal Government placed a cap on the number of study permits for international students for 
institutions across Canada. It is not immediately clear how this will affect CCNB enrolment and future student numbers in 
Bathurst. 

Employment Characteristics 

A focused view of the employment dynamics across the Region can provide further insight into the drivers behind population 
and housing trends. The five leading employment sectors in the Chaleur Region are, in order, Health Care and Social Assistance, 
Retail Trade, Public Administration, Construction, and Educational Services, which together account for over 60% of all 
employment in the Region. 

Only two employment sectors saw growth over the five years from 2016 to 2021, namely, Health Care and Social Assistance 
which grew by 14% and provides employment for more than one fifth of the workforce, and Public Administration, which was 
the fastest growing employment sector. The graph below presents percentage changes between 2016 and 2021 to highlight 
trends and challenges specific to each sector. 

 
 

21%

14%

12%
7%

7%

6%

5%

28%

Health care and
social assistance

Retail trade

Public administration

Construction

Educational services

Manufacturing

Accommodation and
food services

Others

14% 

-5% 

30% 

-9% 
-1% 

-32% 

-10% 

-12% 

% increase from 2016-2021 

% decrease from 2016-2021 

* Others include Agriculture; forestry; fishing and hunting, Transportation and warehousing, Mining; quarrying; and oil and gas extraction, 

Administrative and support; waste management and remediation services, Professional; scientific and technical services, Finance and 

insurance, Wholesale trade, Utilities, Information and cultural industries, Real estate and rental and leasing, Arts; entertainment and 

recreation, Management of companies and enterprises and Other services (except public administration),  

Employment by Sector in 2021 with Change since 2016 

Source: Statistics Canada Census data 
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• Health Care and Social Assistance (21%): This sector showed growth, with a 14% increase in healthcare and social 
assistance services employment in the Chaleur Region. This may be associated with the increasing senior population, 
which often calls for increasing medical and social support. 

• Retail Trade (14%): The retail trade sector experienced a 5% decrease in employment. This could be influenced by factors 
such as changes in consumer behavior or economic conditions affecting the retail industry. 

• Public Administration (12%): Public administration had the highest percentage change, growing by 30%. This suggests 
significant expansion in government-related jobs and services in the area, possibly related to changes to local and regional 
government entities between 2013 and 2023. 

• Construction (7%): Employment in the construction sector decreased by 9%. This decline may be influenced by fluctuations 
in construction projects, economic factors, and retirement out of the construction workforce. 

• Educational Services (7%): The educational services sector saw a marginal decrease of 1%, indicating relatively stable 
employment levels in this area. 

• Manufacturing (7%): The manufacturing sector experienced a significant decrease of 32%, suggesting challenges or 
changes in the manufacturing industry in Chaleur. This may be related to the closure of major manufacturing facilities in 
Belledune. 

• Accommodation and Food Services (6%): Employment in accommodation and food services decreased by 10%, possibly 
reflecting challenges in the hospitality sector, changes in consumer behavior, or early impacts of the COVID-19 pandemic 
when this data was collected. 

Recent Demographic Trends 

Since 2021, the Chaleur Region, specifically Bathurst and the urban areas of Belle-Baie, have seen significant changes to local 
demographics and resulting housing demand, according to local stakeholders. Notable trends include an increase to 250 
international students in first year studies at CCNB. In addition, Vitalité New Brunswick and other healthcare providers have 
been actively recruiting healthcare staff from outside the Region, creating additional housing demand. Finally, international 
migrants and refugees have arrived in the Region following efforts to attract global entrants into the local workforce. 

Together, regional representatives estimate that net migration will have increased by approximately 680 additional 
international arrivals into the Region over two years between 2021 and 2022. This represents approximately 2% of the total 
international arrivals in New Brunswick or half the province-wide rate of immigration, over the two-year period. 
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3. Regional Housing Profile 

The Housing Profile provides an overview of the current state of housing demand and supply in the Chaleur Region. It delves 
into various aspects such as the types of housing available, the average cost of housing, occupancy rates, and key resident 
characteristics. This section also examines the trends and changes in the housing market over the past 10 years, with special 
attention to changes since 2021. 

The Chaleur Region overview is followed by a municipal snapshot of housing and demographics for each municipality. The 
information presented here is based on reliable data sources and offers valuable insights for stakeholders, including 
policymakers, investors, the construction industry, employers, and others. It supports the population and housing forecasts 
elaborated in Chapters 4 and 5 of this report. 

3.1 Assessment of Current Housing Stock 

Quantity of Housing 

  

In total, there are an estimated 18,295 occupied private dwellings in the Chaleur Region, according to Census 2021 data. This 
represents an increase of 224 private dwellings since 2016, with the greatest positive change in Bathurst, and slight decreases 
in the number of dwellings during the period in rural parts of the Chaleur Region. 

Most of the housing in the Region consists of single-detached housing; it represents nearly 72% of the housing stock. The 
remainder of the regional housing stock consists of apartments, row homes, semi-detached dwellings, and mobile homes, 
which comprise 28% of the Region’s housing stock.   
 

Ageing Housing Stock 

The Province of New Brunswick calls for municipal buildings be financially amortized over a period of 40 years.1 This provides an 
indicator of the minimum expected useful life of a building. A significant housing challenge in the Chaleur Region is the 
prevalence of older housing units. Most housing units in the Chaleur Region are over 40 years old, many of which were 
constructed during the 1960s and 1970s. Construction of housing in the Region reached its peak at that time but has since 
considerably levelled off. In total, 10,305 homes were built prior to 1980, which comprises 56% of total homes built until 2021. 

 

1 Province of New Brunswick, Department of Local Government, New Brunswick Municipal Financial Reporting Manual, 2011, 
page 7 

Number of Houses by Housing Type, 2016-2021 Number of Houses by Period of Construction 

 

https://www2.gnb.ca/content/dam/gnb/Departments/lg-gl/pdf/PSAB-CCSP/MunicipalFinancialReportingManual.pdf
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Out of the five municipal areas assessed, only Belle-Baie (Rural) does not have housing units that were predominantly 
constructed prior to 1981. The table below shows the number and percent of housing in the Chaleur Region that is over 40 
years old. 

 Bathurst Belledune 
Belle-Baie 
(Urban) 

Belle-Baie 
(Rural) 

Chaleur Rural Total 

Housing units constructed 
before 1980  

4660 440 1675 1525 2005 10,305 

Housing units constructed 
from 1981-2021 

2985 245 1650 1555 1555 7,990 

Percentage of housing units 
built in Chaleur before 1980 

60.95 64.23 50.38 49.51 56.32 56.33 

 

People in core housing need  

Core housing need is defined by Statistics Canada as whether a 
household experiences problems relating to affordability, 
suitability, or adequacy. Affordability is defined as paying less than 
30% of gross income on housing costs, adequacy is defined as the 
housing unit being in state of good repair, and suitability is defined 
as there being enough space (in terms of bedrooms) for the 
members of a household. 

According to 2016 and 2021 Census data, the Chaleur Region has 
many households that are experiencing core housing needs. As of 
2021, 11% of these households are below the affordability 
standard, 6.4% are below the adequacy standard, and 1.3% are 
below the suitability standard. Between 2016 and 2021, 
affordability and adequacy improved for residents in the Chaleur 
Region, while there are slightly more residents who are below the 
suitability standard. A table to compare each core housing need for 
households in the Chaleur Region between 2016 and 2021 can be 
found below. 

 Below Affordability Standard Below Adequacy Standard Below Suitability Standard 

2016 15.9% 8.3% 1.1% 

2021 11.9% 7.6% 1.6% 

 
Housing Standards in the Chaleur Region between 2016 and 2021, as % of households in core housing need. 

Housing Affordability and Costs 

Housing affordability across the Chaleur Region has improved since 2016. According to data from Census 2021, approximately 
12% of Chaleur households spend 30% or more of gross income on shelter costs, which means that housing is unaffordable for 
these people. In 2016, Census 2016 data shows that 16% of households spent 30% or more of income on shelter costs. This 
shows that housing affordability in the Chaleur Region has improved between 2016 and 2021. 

Housing affordability differs across each of the municipalities within the Chaleur Region. Bathurst has the highest percentage of 
households who pay more than 30% of their income on shelter, at 17%. Belledune has the lowest percentage of households 
living in unaffordable dwelling, at 5.1%.  

Individuals in Core Need of Housing, 2021 
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Affordability also differs based on ownership status. The data shows that household affordability is generally not a concern for 
those that own private dwellings, while households who rent experience greater affordability concerns. For example, in 
Bathurst, 29.5% of tenants are spending more than 30% of their gross income on housing, while only 8.7% of owners of private 
dwellings in Bathurst are in that category. A similar trend exists for other areas in the Region; for example, 3.6% owners in 
Belledune experience affordability concerns, but 16.0% of renters do as well. 

Rents 

As of 2021, the average monthly rent in the Chaleur Region is $599. This represents a 2.2% increase from 2016. Inflation over 
the same period was 9.28%, according to the Bank of Canada, which means that rents in the region decreased in real terms 
prior to 2021, relative to consumer prices and incomes. This means that rent became relatively more affordable leading into 
2021. 

Across the Region, an increase or decrease in the average monthly rent was dependent on the location. For example, renters in 
Belle-Baie (Urban) have experienced a 20% increase in rent between 2016 and 2021, whereas renters in Chaleur Rural have 
experienced a 16% decrease in rent between 2016 and 2021. Stakeholders identified that new rentals available on the market 
are advertised at much higher rates than the average rent currently paid in the Region, as discussed in the Availability of Rental 
Units section below. 

Sale Prices 

As of 2021, the average value of a Private Dwelling, which includes houses and conventional apartment-style dwellings, in the 
Chaleur Region is $143,533. This represents a 21% increase in value since 2016. Across the Region, each municipality 
experienced an increase in the value of owned dwellings between 2016 and 2021.  
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Bathurst’s dwellings increased in value by 19.6%, Belledune’s dwellings increased in value by 7.9%, Belle-Baie (Urban)’s 
dwellings increased in value by 18.5%, Belle-Baie (Rural)’s dwellings increased in value by 28%, and Chaleur Rural District’s 
dwellings increased in value by 30.6%.  According to data from Census 2021, the area within the Chaleur Region that has the 
highest average per dwelling unit is Belle-Baie Urban ($166,333), whereas the area within the Chaleur Region that has the 
lowest average value per dwelling unit is in Belledune ($109,000). 

The graph shows the average value of homes in each municipality for both 2016 and 2021. Importantly, the average value of 
dwellings across the Region increased by 21% between 2016 and 2021, almost matching the provincial growth of 22% in 
dwelling value between 2016 and 2021. 

Availability of Rental Units 

Vacancy rates have decreased significantly since 2017. Among approximately 3042 rental units available in the Chaleur region,2 
it is estimated that just 42 units are available for rental at any time. This has driven rental prices for new rental contracts to high 
levels, as intense competition for the available stock is changing the market forces at play. 

Rental vacancy statistics show decreasing vacancies across all dwellings since 2018, with a decline of 55% in overall rental unit 
availability between 2020 and 2021. Vacancy rates indicate particularly strong demand for units with two or more bedrooms. 
The current supply of bachelor and 1-bedroom rental units is very low, representing less than 20% of the total rental stock.  For 
that reason, there may be unmet demand for rental units of this type. 

Factors such as location and suitability also affect the rental housing market. Rental housing must be of a type and in a location 
that meets the needs of tenant households. This adds further nuance to these statistics, if vacancies are for housing that does 
not meet current tenant needs, or tenants are seeking less than optimal arrangements to have a place to live. 

 

2 Data in this section is based on CMHC regional statistics, which include all parts of Bathurst, Bathurst Parish, and Belle-Baie, 
but do not include the census areas of Belledune, Allardville Parish, and New Bandon Parish. 

 2017 2018 2019 2020 2021 2022 

Bachelor 19 11.8 13.5 15.4 ** 4.2 

1-Bed ** ** 5.7 5 ** 4.3 

2-Bed+ 5.6 5.4 2.1 2 0.3 0.9 

Total 7.7 7.1 4.1 4.2 1.9 1.7 

Vacancy Rates in the Chaleur region over time, availability as % of total rental units. ** = 0 or data unavailable. Source: 
CMHC. 
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Estimates of the average vacancy rate in a balanced market range from 3% to 8%, depending on local conditions.3 In 2022, the 
total vacancy rate in the Chaleur Region was 1.7%. This indicates demand for rental housing in the Region has increased faster 
than supply, which typically leads to increases in the price of rental housing. 

Recent Housing Trends 

Current housing demand is being driven by migration to the Region, especially among healthcare workers and other employees, 
students, and arrivals from elsewhere in Canada due to mobile working arrangements, according to stakeholder consultation. 
Overall, this growth is concentrated in the 20- to 49-year age range, driving demand for housing suitable to students, as well as 
employees at the earlier stages of their career. Much of the demand among these groups is for rental housing rather than 
homeownership. 

The surge of migration seen from 2021 to 2023 (as noted in the Regional Demographic Profile) has resulted in significant 
arrivals among students and migrant workers. This has led to an acute demand for housing, which may not be part of a trend 
but rather an immediate issue to address. In addition, there is significant growing demand for seniors housing. 

3.2 Current Housing Supply 

Between 2016 and 2021, there has been modest growth in the number of housing units built across the Region, with a notable 
shift in the type of housing built in the Chaleur Region. Bathurst and the remainder of the Chaleur Region have separate 
housing permit offices, so data is reported for these two entities separately.  

Housing development over the period has been predominantly single-detached dwellings and row houses. The rate of 
construction of single-detached dwellings in Bathurst and the broader Chaleur Region has ranged between 44 and 58 new 
homes per year over the period. The construction of multi-family dwellings has increased region-wide, while in just Bathurst, 
there was a sharp decline in new construction of multi-family dwellings in 2020. The construction of multi-family dwellings in 
Bathurst decreased significantly in 2020 before ceasing in 2021. 

The data in the graph shows a decrease in Bathurst housing construction and steady growth in new housing completions in 
other parts of the Chaleur Region. 

 

Housing Supply Analysis 

New housing construction should be considered in the context of the existing housing stock. As the Region has predominantly 
single-detached homes which are over 40 years old, it is likely that some new construction is going towards serving households 

 

3 See, e.g. Advocacy Centre for Tenants in Ontario, Tenant Protection and Rent Regulation in Ontario, pp 4 and Strong Towns, 
“What Vacancy Rates Tell You About a Housing Shortage” 
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that are no longer adequately served by the existing housing stock. Some existing housing, especially in regions facing 
population decline, may need to be demolished. 

In relation to recent demographic trends, local stakeholders have identified that much of the new housing is intended for senior 
residents in the Region. There is evidence of growing demand for rental units, which will add further demand for new multi-unit 
housing intended for persons of all ages, including students and working-aged families who are not currently seeking 
homeownership. Chapter 5 provides further analysis of current and projected gaps in the housing supply. 
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3.3 Municipal Demographic and Housing Profiles 

 

Housing 

77% the households in Bathurst have household size 
of 2 or fewer persons, however, over 53% of 
dwellings have 3 or more bedrooms. These were 
likely built as family homes, where grown-up 
children have since moved out of the home. 64% of 
the homes are single detached, less than the 
provincial average of 68%, and the fastest growth is 
in apartments, accessory dwellings, and row homes. 

Bathurst has the highest proportion of rentals in the 
local area, with only 60% of dwellings owned by the 
residents. Rental costs have historically been slightly 
lower than cost of homeownership in Bathurst, at 
$730 per month on average versus $827 per month 
in homeownership costs. 

Despite this, 29.5% of tenant households spend 
more than 30% of their income on housing 
compared to owners (8.7%), meaning that generally 
renters face greater affordability challenges meeting 
the cost of rental than homeowners do.  

The Value of Dwellings increased by 19% between 
2016 and 2021, from $133,000 to $159,000. 
Nevertheless, this is less than the provincial average 
growth of 22% in dwelling value between 2016 and 
2021, from $119,983 to $147,860, respectively. 

Housing Mix (2016-2021) 

(3% ) (-6% ) (5% ) (12% ) (-10% ) 

% increase (2016-2021)                % decrease (2016-2021)        

Average Monthly Cost (2016-2021) 

* Others include movable dwellings 

Owned 
CAD 827 
(3.6% ) 

Rented 
CAD 730 
(12.5% ) 

Value of Dwellings, 2016-2021 (in 000’s) 

55%

5%
10%

27%

3%

Detached Semi- Detached Row Houses Apartment Others

159

133

0 50 100 150

2021

2016

Bathurst - Current State 

Demographics 

Bathurst is a city located in northern part of New Brunswick with a population of 15,985 in the census area. There has 
been an increase in population by 2.8% since 2016. 58.3% of the population falls in the working age group (15 to 64 
years), and the average age of 49.5 years is higher than the provincial average of 44.7 years. 

77% of the households are 1 
or 2 persons while only 23% 
have 3 or more persons per 
households. The average 
household size is 2 persons 
per household. 

77% 
1 or 2 

person HH 

While average income of households increased by 14% between 2015 (CAD 61,634) and 2020 (CAD 70,000), just 9% of 
households in the region have gross income of CAD 150,000 or more which is less than the Provincial average (12%). 

23%

15.99

15.56

15.99

13.00 15.00 17.00

2021

2016

2011

Population in 000's

(-2.7%)

(2.8%)

Source: Statistics Canada Census data 
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Housing 

72% of the households in Belle-Baie have a 
household size of 2 or fewer persons, however, over 
58% of dwellings have 3 or more bedrooms. 76% of 
the homes are single detached which is higher than 
the provincial average of 68%. 

Most dwellings are single detached homes, although 
there has been a recent increase in construction of 
row homes and apartments.  

 

 

 

80% of the dwellings owned by the residents. 
Rented dwellings are relatively cheaper than owned 
dwellings in Belle-Baie. However, 12.3% of tenant 
households spend more than 30% of their income 
on housing compared to owners (9%), making 
homeowners better positioned than renters.  

Value of Dwellings increased by 23% between 2016 
and 2021, which is higher than the provincial growth 
of 22% in dwelling value between 2016 ($119,983) 
and 2021 ($147,860). 

Housing Mix (2016-2021) 

(-6% ) (-14% ) (13% ) (7% ) (-5% ) 

% increase (2016-2021)                       % decrease (2016-2021)        

Average Monthly Cost (2016-2021) 

* Others include movable dwellings 

Owned 
CAD 775 
(8.5% ) 

Rented 
CAD 660 
(10.2% ) 

Value of Dwellings, 2016-2021 (in 000’s) 

Belle-Baie - Current State 

Demographics 

Belle-Baie is a town in New Brunswick province with a population of 14,336 in 2021 with an average age of 49.4 years. 
There has been an increase in growth of population by 0.4% in 2021 from 2016. 60.7% of the population falls in the 
working age group (15 to 64 years). 

 

72% of the households are 1 
or 2 persons while only 28% 
having 3 or more persons per 
households. The average 
household size is 2.2 persons 
per household. 

72% 
1 or 2 

person HH 

Average income of households increased by 16% between 2015 (CAD 68,793) and 2020 (CAD 79,825). 10% of 
households in the region have gross income of $150,000 or more which is slightly less than the Provincial average  
of 12%. 
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Most homes were built for larger family 
sizes than are currently living in them. 
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Housing 

90% of the homes are single detached which is 
higher than the more urban municipalities of Belle-
Baie and Bathurst, but similar to the Chaleur Rural 
District. 82% the households in Belledune have 
household size of 2 or fewer persons, however, over 
64% of dwellings have 3 or more bedrooms.  

 

  

 

81% of dwellings are owned by the residents.  
Owned dwellings are cheaper than rented dwellings 
in Belledune. However, 16% of tenant households 
spend more than 30% of their income on housing 
compared to owners (3.6%).  

Value of Dwellings increased by 9% between 2016 
and 2021, which is less than the provincial growth of 
22% in dwelling value over the period. The current 
value of dwellings in Belledune is lowest among the 
four municipal areas evaluated, which may reflect 
the general trend of population decline. 

  

Housing Mix (2016-2021) 

(-2% ) (-) (-) (-) (100% ) 

% increase (2016-2021)                % decrease (2016-2021)        

Average Monthly Cost (2016-2021) 

* Others include movable dwellings 

Owned 
CAD 474 
(1.5% ) 

Rented 
CAD 500 
(-3.7% ) 

Value of Dwellings, 2016-2021 (in 000’s) 

Belledune - Current State 

Demographics 

Belledune is a port village in New Brunswick province with a population of 1,325 in 2021. There has been a decline in 
population of 6.5% and 8.5% in the five year periods ending in 2016 and 2021, respectively. 53.6% of the population 
falls in the working age group (15 to 64 years). 

82% of the households are 1 
or 2 persons while only 18% 
have 3 or more persons per 
households. The average 
household size is 1.9 persons 
per household. 

82% 
1 or 2 

person HH 

The average age in Belledune is 54.4 years, the highest of any of the local municipalities in the Chaleur region. 
Average income of households increased by 5% between 2015 (CAD 58,210) and 2020 (CAD 61,000), which is lower 
than regional counterparts. Just 6% of households in the municipality have a gross income of $150,000 or more. 

  
Homeownership of single detached homes 
is most common in Belledune. 
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Housing 

71% the households in Chaleur Rural have 
household size of 2 or fewer persons, however, over 
62% of dwellings have 3 or more bedrooms.  

94% of the homes are single detached which is 
higher than the provincial average of 68%. Chaleur 
Rural has low residential density since most 
dwellings are single detached. 91% of the dwellings 
owned by the residents.  

 

 

  

Rented dwellings are cheaper than owned dwellings 
in Chaleur Rural. Adding to this, no tenant 
households spend more than 30% of their income 
on housing compared to owners (3.4%), making 
renters better positioned than owners. 

Value of Dwellings increased by 30% between 2016 
and 2021, which is higher than the provincial growth 
of 22% in dwelling value between 2016 ($119,983) 
and 2021 ($147,860). 

 

Housing Mix (2016-2021) 

(2% ) (-100% ) (14% ) (-6% ) 

% increase (2016-2021)                % decrease (2016-2021)        

Average Monthly Cost (2016-2021) 

* Others include movable dwellings 

Owned 
CAD 591 
(1.8% ) 

Rented 
CAD 443 
(-16.2% ) 

Value of Dwellings, 2016-2021 (in 000’s) 

(-) 

Chaleur Rural - Current State 

 Demographics 

Chaleur Rural District is located in New Brunswick province with a population of 7,910 in 2021 with an average age of 
50.2 years. There has been a decline in growth of population by 1.7% in 2021 from 2016. 59.9% of the population falls 
in the working age group (15 to 64 years). 

71% of the households are 1 
or 2 persons while only 29% 
have 3 or more persons per 
households. The average 
household size is 2.2 persons 
per household. 

71% 
1 or 2 

person HH 

Average income of households increased by 8.6% between 2015 (CAD 69,717) and 2020 (CAD 75,700). 

9% of households in the region have gross income of $150,000 or more which is lesser than the Provincial average (12%). 

  
Dwellings have a higher housing capacity 
than the average household size. 
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4. Regional Population Forecasts 

An analysis of current and foreseeable trends in population change is the starting point for an analysis of future 
housing demand. This chapter presents a set of population projections for the Province of New Brunswick, the 
Chaleur Region, and the four local government areas in the Region. 

4.1 Provincial Population Forecasts 

For context, the provincial population forecasts from the Statistics Canada Population Projections for Canada are presented 
here. Statistics Canada published the latest update to its regional population forecasts in 2022, available for download as the 
Population Projections for Canada, Provinces and Territories, 2021 to 2068. This publication provides projections, which are 
based on factors including migration, lifespan, mortality, and birth rates. While 12 population forecasts for New Brunswick have 
been developed by Statistics Canada, three are presented here for consideration: 

Statistics Canada Population Projections for New Brunswick 

Model LG: Low Growth M5: Medium Growth HG: High Growth 

Year Population 5-yr Rate Population 5-yr Rate Population 5-yr Rate 

2021 789,200 - 789,200 - 789,200 - 

2026 810,800 2.74% 807,500 2.32% 826,100 4.68% 

2031 813,100 0.28% 819,800 1.52% 850,400 2.94% 

2036 806,400 -0.82% 826,900 0.87% 870,200 2.33% 

2041 795,800 -1.31% 829,600 0.33% 891,300 2.42% 

 
These three Federal projections demonstrate a range of population outcomes expected for New Brunswick to 2041. In each of 
these forecasts, there is a rapid increase in the Provincial population to 2026, followed by more modest population changes in 
the following periods. In the LG: Low Growth forecast, provincial population is projected to decline after 2031. In the other 
models, there are decreasing rates of population growth for the remainder of the period. 

The subsequent Region-specific projections that are presented reflect the fact that the Statistics Canada projections show an 
overall declining growth rate over the study period.  

4.2 Methodology for Chaleur Region Population Forecasts 

To model Chaleur Region population projections, two methods were considered: 

1) Based on Statistics Canada projections, modelling local growth as a proportion of the Province-wide projections (relative 
growth rate). 

2) Developing in-house growth models, using industry accepted cohort component methods, to model local growth based on 
demographic conditions and growth trends in the Region. 

Both approaches were considered in the context of the Chaleur Region. Stakeholders noted that historic trends in the Region 
have not aligned with overall growth in the Province, as the population was in decline in recent years, while the Province was 
growing. Also, the Chaleur Region has different demographic characteristics than the rest of New Brunswick, with a higher 
median age as noted in Section 3.3 and higher ratio of seniors to working-age residents as noted in Section 2.1 of this report. 
For those reasons, the Chaleur Region and local area projections developed using an in-house cohort component growth model 
based on local data, were adopted for the purpose of this study.   

Key factors that affect population forecasts in the cohort-component model include migration, birth rates, and mortality rates. 
Net migration is the number of people leaving the Region versus number of new arrivals to the Region, from all locations. 
Migration in the model accounts for net change in all population groups, including students and temporary workers. In 



 

Chaleur Regional Service Commission: Housing Needs Assessment 

23 

addition, the model considers historic and projected mortality rates, birth rates, and the impacts of ageing among different age-
based cohort groups over time. 

This modelling technique was applied to project changes in population for the Chaleur Region and its local areas. The model 
considers the current residents in 5-year age groups or cohorts, and projects growth based on key trends among each age 
group. This creates a localized projection founded upon the current demographic, historic and projected trends. This offers an 
industry-accepted method to forecast growth using the current population profile. 

Population Forecast Model Limitations 

A population forecast, while useful, has several limitations. It assumes that the factors affecting growth remain constant, which 
is rarely the case in the real world. Changes in birth and death rates, changes to the rate of immigration, economic factors, and 
even housing availability can all affect the population growth rate. Population models also assume that all individuals in the 
population are identical and have the same likelihood of having children, moving, or facing other life events. This means these 
aspects of behaviour are not adequately captured in the model, which may cause populations to grow in ways not predicted by 
the model. For smaller populations, such as the municipalities in this report, small changes in population will result in relatively 
large changes to the statistics based on percentages – which can appear as significant percentage changes over time. It is 
generally prudent to interpret these changes cautiously, recognizing the disproportionate impact small increases in migration 
can make to the statistics. 

4.3 Chaleur Region Population Forecast 

The graph below depicts the population projections for Chaleur Region until 2046. Three forecast scenarios were developed, 
labeled as: Low Growth, Medium Growth, and High Growth. To account for demographic shifts during the Covid-19 era, all 
three models include an immediate increase in population of 1,064 residents between 2021 and 2026. This figure is based on 
combined immigration rates among students, migrant workers, refugee arrivals, and other net increases due to migration as 
reported by stakeholder groups and discussed in the Recent Demographic Trends in section 2.1. This growth is in addition to 
projected migration, birth, and mortality rates, which are determined by pre-Covid population trends.  

Under all three scenarios, the Chaleur Region’s overall population is projected to remain relatively stable or decline. Under the 
High Growth scenario, the Region’s population grows slightly and peaks around 2035, before declining again to around 40,000 
people by 2046. Under the medium growth scenario, the Region’s population declines from 40,000 people in 2024 to just above 
35,000 in 2046. Under the low growth scenario, the Region’s population decreases from 40,000 people in 2024 to 
approximately 32,000 people in 2046. 
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Scenario 1: Low Growth 

Return to local historic trends 

This population growth model assumes that population change after 
2026 will return to local migration, birth and mortality rates observed 
prior to 2021, and is built around this assumption 

• Factors in a net population increase of 1,064 residents beyond 
historic growth rates to 2026.  

• Population changes return to historic trends by 2026, for each 
municipality in the Region. 

• Increasing rates of decline over the period are explained by 
mortality and the compounding factor of reduced net migration, 
which is calculated as a percentage of the current population. 

Scenario 2: Medium Growth 

Marginal improvements to net migration rates 

This population growth model assumes an increase in migration into 
the region among persons aged between 20 and 49, based on 
employers and institutions taking action to recruit employees and 
students. The model also factors in slightly increased birth rates and 
steady mortality rates, relative to the Low Growth scenario. 

• Factors in a net population increase of 1,064 residents to 2026 
based on observed increases in net migration rates. This pushes 
population growth rate to the positive in the near term. Despite 
a modeled increase in net migration after 2026, the overall 
population growth trends to negative in the periods following. 

• Migration trends toward favorable (increasing net migrants into the Region) by a factor of 5 persons per 100, every five 
years, among those aged 20 to 49. This means more people are moving to the Region than in the low growth scenario. 

• Birth rates among persons aged 20 to 39 are slightly increased from present in all municipalities. 
• Mortality rates are unaffected, relative to the low growth scenario. 

Scenario 3: High Growth 

Measured improvements to net migration rates 

This population growth model assumes a higher increase to 
immigration among persons aged between 20 and 49 which may be 
achieved with action from employers and institutions to recruit 
migrants to the area. The model also includes higher birth rates and 
steady mortality rates, relative to the other scenarios. 

• Factors in a net population increase of 1,064 residents to 2026 
based on observed increases in migration. 

• Migration trends toward favorable (increasing net migrants into 
the Region) by a factor of 10 persons per 100 among those aged 
20 to 49, every five years, over the time period. 

• Birth rates among persons aged 20 to 39 are increased from 
present in all municipalities. 

• Mortality rates are unaffected, relative to the low growth scenario. 

 

 

Year Population 5-yr Rate 

2021 39,540 - 

2026 39,155 -0.97% 

2031 38,123 -2.64% 

2036 36,678 -3.79% 

2041 34,780 -5.18% 

Year Population 5-yr Rate 

2021 39,540 - 

2026 39,630 0.22% 

2031 39,253 -0.95% 

2036 38,566 -1.75% 

2041 37,453 -2.89% 

Year Population 5-yr Rate 

2021 39,540 - 

2026 40,265 1.83% 

2031 40,619 0.88% 

2036 40,802 0.45% 

2041 40,626 -0.43% 
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4.4 Municipal Population Forecasts 

Bathurst 

Bathurst is expected to be the focus of future population growth in the Region, due to the presence of major employment 
centres such as the Regional Hospital, the CCNB College Campus, and many of the larger employers in the area. It is a regional 
hub for healthcare and other major services including retail and businesses. Low-end growth forecasts see the Bathurst area 
population staying stable at approximately 16,000 residents throughout the projection period. Increases to immigration will 
offset the consequences of an ageing population, to drive slight increases in the medium- and high-growth scenarios. 

 

Bathurst Population Forecast 

Model LG: Low Growth M5: Medium Growth HG: High Growth 

Year Population 5-yr Rate Population 5-yr Rate Population 5-yr Rate 

2021 15,960 - 15,960 - 15,960 - 

2026 16,341 2.39% 16,539 3.63% 16,738 4.87% 

2031 16,253 -0.54% 16,799 1.57% 17,297 3.34% 

2036 16,063 -1.17% 17,029 1.37% 17,904 3.51% 

2041 15,702 -2.24% 17,108 0.46% 18,396 2.75% 

 

Belle-Baie 

Belle-Baie has similar overall demographic characteristics to Bathurst and has seen a slight increase in population over the 
period 2016-2021. Nevertheless, key historical trends including an ageing population and low net immigration indicate 
continued pressure toward population decline across the municipality. 
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Belle-Baie Population Projections 

Model LG: Low Growth M5: Medium Growth HG: High Growth 

Year Population 5-yr Rate Population 5-yr Rate Population 5-yr Rate 

2021 14,330 - 14,330 - 14,330 - 

2026 14,020 -2.16% 14,189 -0.98% 14,519 1.32% 

2031 13,538 -3.44% 13,901 -2.03% 14,541 0.15% 

2036 12,863 -4.99% 13,438 -3.33% 14,429 -0.77% 

2041 12,013 -6.61% 12,805 -4.71% 14,170 -1.79% 

 

Belledune 

Belledune has faced a prolonged period of net emigration and resulting decreasing population. Closure of major employers, 
including a smelter, has led to net emigration, and the population has a slightly older age and retirement profile than other 
parts of the Region. There are limited services and amenities within the community, meaning that attractions to drive migration 
into the area may be missing. 

However, the Port of Belledune is launching significant growth initiatives that may reverse this trend. Their active Community 
Workforce Development Committee has an important role in promoting upcoming initiatives and economic development 
opportunities in the Chaleur Region. The Port’s initiatives may serve as a job creation catalyst and employment generator, 
contributing to population growth that is not reflected in the projections below. 
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Belledune Population Projections 

Model LG: Low Growth M5: Medium Growth HG: High Growth 

Year Population 5-yr Rate Population 5-yr Rate Population 5-yr Rate 

2021 1,310 - 1,310 - 1,310 - 

2026 1,194 -8.85% 1,213 -7.40% 1,233 -5.88% 

2031 1,070 -10.39% 1,107 -8.74% 1,147 -6.97% 

2036 933 -12.80% 988 -10.75% 1,053 -8.20% 

2041 787 -15.65% 858 -13.16% 947 -10.05% 

 

Chaleur Rural District 

The Chaleur RD, along with Belledune, has a high average age and has been facing population decline over recent periods. If 
immigration trends continue, the Chaleur RD will begin seeing population decline at increasing rates in the longer-term. The 
aging population could also be a factor, as older individuals pass away and younger generations move away for education or 
work. Additionally, the rural nature of this part of New Brunswick with fewer services and amenities may make this area less 
attractive for new arrivals from other parts of Canada and internationally to live in. 
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Chaleur Rural Population Projections 

Model LG: Low Growth M5: Medium Growth HG: High Growth 

Year Population 5-yr Rate Population 5-yr Rate Population 5-yr Rate 

2021 7,940 - 7,940 - 7,940 - 

2026 7,687 -3.19% 7,687 -3.19% 7,775 -2.08% 

2031 7,262 -5.53% 7,447 -3.12% 7,634 -1.81% 

2036 6,819 -5.96% 7,111 -4.51% 7,415 -2.87% 

2041 6,278 -8.62% 6,681 -6.05% 7,112 -4.09% 

4.5 Local Population Outcomes 

The population projections above demonstrate a range of Low to High Growth scenarios as an indication of possible future 
outcomes for the Chaleur Region and its local municipalities. The Low Growth scenario outcome is likely to result if net 
migration, birth and mortality rates follow historical trends. The High Growth scenario outcome depends on increases to net 
migration to the Region from other parts of New Brunswick, from Canada, and internationally, as well as increasing birth rates. 
The housing demand calculated and presented in the following Chapter, relied upon the Medium Growth scenario.  
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5. Housing Demand Projections and Supply 
Challenges 

Housing demand in the Chaleur Region is being driven by changing needs among the current population, including seniors 
seeking appropriate housing to meet their needs, and young families seeking quality, affordable housing that is not in need of 
repair. Housing demand is further increased due to migration to the Region, for which there is a significant unmet demand for 
student-appropriate housing, for arriving members of the workforce, and a projected need for family housing as new arrivals 
establish themselves in the area. 

Because the population projections suggest that regional growth will be concentrated in Bathurst, the focus point for economic 
activity and migration to the Region as indicated in the previous section, this study models housing demand in Bathurst 
separately from the rest of the Region. 

Housing demand in Bathurst was forecast based on population changes in the Medium Growth scenario in Chapter 4. The 
housing forecast model is based on current rates of household formation among people in each age group. Housing demand 
changes in line with changes to population by age group, to identify new housing needed as demographics evolve over time. 
The number of bedrooms per dwelling is calculated based on the age of the head of household with assumptions about 
household formation according to age. New housing is shown as the minimum number of bedrooms suitable for households 
according to CHMC’s National Occupancy Standard. Because demand for housing among seniors is significant in the Region, it is 
addressed separately from other housing typologies. It is also assumed for Bathurst that all growth will require new housing, as 
current vacancy rates are low. These results were tested against stakeholder input on current housing demand, to validate 
immediate and long term needs for housing. 

For the remainder of the Chaleur Region, the analysis of housing demand is based on a similar model, with shifting 
demographic needs as opposed to population growth being the main driver of demand. Growth among seniors and young 
individuals is driving new demand in the near term. In the longer term, demographic pressures are expected to ease. Housing 
demand is projected based on historical housing supply trends, which has kept pace at replacing ageing or unsuitable housing 
stock, even as historical populations across the region have been decline. 

5.1 Housing Demand Projections: Bathurst  

Forecast Housing Demand 

Annual New Housing Demand, Bathurst 

Year 2024-26 2027-31 2031-36 

Studio / Student 63 Low Low 

1-Bed 45 7 Low 

2-Bed+ 1 22 68 

Seniors 61 24 Low 

Annual Demand 165 53 68 

 
There is a strong immediate demand for housing for students and young workers, as well as persistent demand for housing 
suitable for seniors. In total, an estimated 330 housing units are in demand over the next two years. The figures in the table, 
right, are derived from population forecasts by age group. They were checked for alignment with the demand as characterized 
in discussion with local stakeholders, including employers and institutions. 

In the near term, it is estimated that 104 new housing units per year are required in the Bathurst area, to meet immediate 
demand resulting from recent migrant, student, and worker arrivals. These units should focus on being affordable rental units 
for young and newly employed individuals, located near employment or education centres including the Regional Hospital and 
CCNB. 
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Additionally, changing housing needs among seniors are creating demand for approximately 61 new seniors-friendly housing 
units (including independent and supportive living units) to meet current growth in demand. A proportion of the housing 
vacated by these seniors, which is mainly 2- and 3-bedroom detached homes, would be available to meet existing demand in 
the 2+ bedroom category. 

In the longer term, the demand for housing is expected to shift in response to changes to long-term demographics. Working-
aged individuals, as they get settled, will be seeking family housing in the 2-bedroom plus category. The growth in demand for 
housing in this category continues to rise through to the end of the projection in 2036. Demand in all other categories tapers off 
over the period, as construction in the 2024-2026 period addresses the supply shortage of housing in these categories. 

5.2 Housing Demand Projections: Belledune, Belle-Baie, and Chaleur Rural 

Housing demand in the remainder of the Chaleur Region, which does not see strong forecast population growth, is estimated to 
be consistent with current housing supply trends. As shown in Chapter 3, the housing market is currently developing new 
housing units across the Region at a rate of between 55 and 88 units per year in recent years. This is a mix of single-family and 
multi-family units; the multi-family units are primarily row homes developed to cater to demand among seniors. 

 

The construction industry has shifted from constructing more single detached homes to more multi-family dwellings; the rate of 
new single detached home construction has remained stable over the period. The construction of multi-family homes caters to 
population increases among seniors. 

Annual New Housing Demand, Chaleur Reg 

Year 2024-26 2027-31 2031-36 

Studio / Student 15 Low Low 

1-Bed Low Low Low 

2-Bed+ Low Low Low 

Seniors 74 34 Low 

Annual Demand 89 34 Low 

 
Demand for new housing among seniors is projected to peak at 74 units per year around 2026 and continue to be positive but 
declining through 2031. A small immediate need for bachelor/student housing, at 15 units per year to 2026, is likely driven by 
growth among the youth population and a lack of supply of small rental units. Demand for housing among other demographic 
groups is low across the period, responding to general declines in population among most age groups. 

Other housing demand is being driven by the need for suitable homes wherever the existing housing stock is inadequate. This 
means that, despite low net new demand for housing, continued construction will be required to account for changes in local 
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needs and ageing or unsuitable existing stock. In the longer term, this rate of construction is expected to stabilize between 50 
to 70 new units per year across the Chaleur Region, in line with historic trends. 

5.3 Housing Supply Challenges 

The construction industry in the Chaleur Region is increasing the number and proportion of row-homes built in the area, in 
response to demand for seniors housing. Trends show growth in multi-family home construction persisting in the near term. 
Construction rates are projected to continue to respond to seniors housing requirements, which are expected to begin 
declining after 2026. 

The regional construction industry has developed capacity in building affordable rental units. This is a promising trend, relative 
to the current demand for affordable housing among students and migrant workers. Challenges facing the construction industry 
to address the immediate shortage in available rental housing for students and young workers, according to stakeholders, 
include the following: 

Construction Industry Challenges 

Labor Shortages: Like many other regions, Chaleur has experienced challenges in attracting and retaining skilled labor in the 
construction industry. This shortage can lead to delays in project timelines and increased labor costs. The construction industry, 
in general, has an aging workforce, and New Brunswick is no exception. Succession planning and attracting younger individuals 
to the industry have been ongoing challenges. 

Cost of Materials: Fluctuations in the cost of construction materials impact project budgets. Global economic factors, 
transportation costs, and supply chain disruptions can contribute to price volatility. Uncertainty around the cost of construction 
and the profitability of projects limits the supply of housing. 

Market Demand Fluctuations: The demand for new housing has historically varied based on economic conditions. Economic 
downturns or uncertainties have led to a decrease in construction projects, affecting the industry's confidence to add capacity 
and make new investments. 

Regulatory Compliance and Permitting: Navigating through complex regulatory requirements and obtaining necessary permits 
can be time-consuming and costly for construction projects. Stakeholders mentioned that municipalities are working to 
streamline permitting, however this challenge persists. 

Construction Financing Challenges 

Access to Financing: Securing financing for construction projects can be challenging, especially for smaller organizations and for 
constructing purpose-built rental units. Availability of loans, credit terms, and interest rates can impact the feasibility of new 
housing projects. The median rental rates, as tracked by institutions such as CMHC, can have an impact on the pro-forma of 
rental housing projects. Financing for new rental housing is often provided based on the expected rate of investment return 
according to median market rentals from recognized sources such as CMHC. If those rates are lower than the actual market 
price of available rentals, that may limit access to funding to build new rental housing. Further study into long-term rental 
markets and rental rates may provide confidence to project financiers.  

High construction costs relative to sale prices: Current materials and labour costs can result in total new home construction 
costs exceeding the market price of homes for sale. While home values in the Region have remained low compared to the 
national average, the cost of new construction often depends on materials, labour, and equipment that are priced according to 
wider market forces. This discrepancy between cost and sale price may reduce confidence that investing in new housing 
development will yield a financial return. 
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6. Housing Development Programs and 
Incentives 

The following list of programs, incentives, and actions were compiled through local consultation and review of available, 
relevant Provincial and Federal initiatives. They are intended to inform the range of response options available to local 
municipal governments, housing developers, and rental housing providers to develop appropriate housing that responds to 
local demand. 

6.1 Key Actions 

The greatest unmet immediate housing need is for affordable market rentals, that are attainable for students and migrant 
workers arriving in the Region, especially healthcare workers. Based on the current housing stock assessment in Chapter 3, 
there is not a large supply of rental units, which means new construction is required to meet this demand. The demand among 
students and workers can be expected to persist until it is fulfilled through new construction of suitable rental housing in areas 
close to employment and education centres. Housing must be considered a basic requirement for these individuals to continue 
living in the Region. 

Common solutions to acute demand for affordable rental housing include building dedicated housing for students within 
walking distance to the CCNB campus, and building cost-effective rental housing for migrant workers, refugees, and landed 
immigrants close to employment and urban centres. There are several housing initiatives at the Federal and Provincial levels 
designed to support rapid development of affordable rental housing, outlined in the sections below. 

Other housing initiatives can include accelerating retrofits and replacements of the current ageing housing stock, to make 
existing homes more suitable to new residents. This may include unit conversions, for example from large single detached 
homes into duplexes or multi-unit buildings for suitable affordable rental, or modernizing older homes to make them senior-
appropriate for ageing in place or family friendly for new residents in the area. The options in the lists below also identify 
incentives for this type of development. 

6.2 Municipal Housing Initiatives 

Various policy and program response options exist that municipal authorities can adopt to address housing development issues. 
The options below are designed to tackle the challenges of housing shortages and affordability with a focus on multi-family and 
affordable rental development. They range from regulatory changes, financial incentives, to partnerships and negotiations with 
other organization. Each option must be analyzed in terms of its potential impact, feasibility, and the necessary steps for 
implementation. This section offers an overview of the tools available to municipalities to facilitate housing development and 
meet the needs of their communities. 

Rental Housing Development Incentives: Create multi-unit development incentives aligned to construction industry demands. 
An incentive program, possibly in the form of 5- to 10-year property tax rebates or development cost charge waivers, can be 
developed for qualifying multi-unit developments. Incentives may be tied to the number of units built and/or affordability 
requirements. 

Accessory dwelling unit (ADU) incentives: Some municipalities issue incentives for the development of ADU’s on single 
detached properties, to encourage higher density living and ageing in place. A cash incentive per unit can assist with adding 
units to current properties where ADU’s are permitted. Part of these costs may be recouped by the municipality over time 
through property tax revenues.  

Demolition and remediation incentives: The municipality may cover the cost of demolition of old buildings where new 
developments will be built, up to a specified cost limit. This incentivizes developers by covering up-front costs for the 
revitalization of underused properties and can be coupled with other incentives. 

Zoning Policy Adjustments: Adjust municipal zoning bylaws to allow for higher density living and “going out, not up” with 
respect to new housing starts, especially for rental housing close to services, employment and education centres. Consider 
favorable re-zoning and development permitting in advance of application for certain types of development. The reduction of 
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municipal process barriers for certain types of development can provides incentives for developers to be able to build higher-
density residential and purpose-built rental buildings. The reduction of process barriers is in addition to financial incentives in 
place that favours these types of developments. 

Land Transfers: Municipal lands may be transferred to developers who meet certain criteria to build housing that is affordable 
or otherwise supports the needs of the community, in accordance with a municipal land transfer policy. 

Allowing and Encouraging Modular Housing Construction: The New Brunswick Housing Corporation (NBHC) encourages 
municipalities to update zoning laws and regulations to allow modular homes to be built in NB communities and supports 
investment in infrastructure to enable modular housing construction. The region and local municipalities could make special 
consideration for industry and businesses using modular housing construction, focusing on any changes to development 
requirements necessary to enable this as an affordable and fast way of addressing immediate housing shortages. 

 

Bathurst City Centre Intensification: To overcome challenges related to access to shops and services, new rental housing 
development should be focused into high-density sites located close to the Bathurst city centre, CCNB campus, or the regional 
hospital. The Smurfit Stone site may be a candidate for funding through remediation and redevelopment programs and 
addresses the location sensitivity that migrants to the Region may have. 

Public Transport: Currently, the Chaleur Region does not have a formal public transportation system. Many of the people 
arriving to live in the Region require access to the CCNB college campus, major employment sites like the Regional Hospital, 
businesses and services. The geography of Bathurst limits the area where housing is suitable for any individuals who do not 
drive or have regular access to a private vehicle. While CCNB currently offers a student shuttle with limited schedules, further 
research into public transportation may allow for more frequent services, taking housing pressure off the limited supply that is 
in proximity to these important regional locations. 

6.3 Provincial Housing Initiatives 

The province of New Brunswick offers several housing and housing-development related incentives that may be of interest to 
municipalities or housing developers. Local municipal governments and the Chaleur RSC may lead or support the use of these 
initiatives, for targeted development of appropriate housing within the region. A selection of Provincial housing initiatives are 
listed below. 

Rapid Rural Workforce Housing Pilot: Open call to employers across the province, determining housing needs through current 
vacancy rates and targeting hiring projects. Affordability of units will be established by benchmarking against targeted 
workforce incomes. Province has allocated $10 million for the initiative and working with CMHC with a goal of adding 220 new 
units to satisfy workforce needs in four different communities across NB. 

Housing Working Capital Fund: Aims to provide a total of $2.5 million, based on merit and provincial priorities, in working 
capital to cover upfront development costs such as feasibility studies, business plans and preliminary engineering studies for 
housing. Applications are assessed based on provincial priorities (affordable, accessible, student and senior living), project 
viability, and sustainability.  

Habitat for Humanity Financial Support: Provide capital investment of up to $70,000 per unit for new homes for low-to-mid 
income families.  

Direct to Tenant Rental Benefit: NB government through the NBHC will launch a $22 million annual investment into the rental 
benefit. Provides rental assistance to families and seniors. Seeks to enable a variety of affordable housing options and increase 
autonomy and choice of where to live. 

Public Housing: Government of NB through NBHC has committed $100 million over the next 3 years to build 380 new public 
housing units. At least 180 units are intended to be built in geographic areas of greatest need. 

Affordable Rental Housing Program: Provides financial assistance to private entrepreneurs, private non-profit corporations, 
and co-operatives for the construction, rehabilitation, and conversion of rental housing projects. Assistance in the form of a 
forgivable loan based on cost of work and number of self-contained units within a project. Additional funding is available for 
accessible units. 
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6.4 Federal Housing Initiatives 

The Government of Canada offers several housing and housing-development related incentives that may be of interest to 
municipalities, developers, and homeowners looking to make their house or property more suitable to their needs. A selection 
of Federal programs for further research are listed below. 

Apartment Construction Loan Program: Encourages the construction of sustainable rental apartment projects. Fall economic 
statement 2023 announced $15 billion in new loan funding starting 2025-26. Known previously as the Rental Construction 
Financing Initiative, including new commitments the total funding for the program sits at $40 billion. Provides low-cost funding 
to eligible borrowers during the riskiest phases of product development of rental apartments. Minimum loan is $1,000,000. 
More details about changes made to the program will be released in early 2024. 

Multigenerational Home Renovation Tax Credit: Tax credit for qualifying expenditures for a renovation creating a secondary 
unit within the dwelling that will be occupied by the individual or a relation. Value of the credit is 15% of the qualifying 
expenditures to a limit of $50,000.  

Home Accessibility Tax Credit: Non-refundable tax credit for eligible home renovations or alteration expenses that allow a 
qualifying individual to gain access to, or to be mobile or functional within the eligible dwelling or reduce the risk of harm to the 
qualifying individual. Tax credit of up to $3,000. 

National Housing Co-Investment Fund: Offers low-interest and/or forgivable loans and contributions to organizations that have 
partnered with some government funding for new affordable housing and the renovation and repair of existing affordable and 
community housing. 

Affordable Housing Innovation Fund: Supports innovation projects in the affordable housing sector. 3 types of innovation 
include transformational, breakthrough, incremental. Looking for unique ideas and approaches that will evolve the affordable 
housing sector. Eligible applicants include municipalities, private sector developers, non-profit housing providers, and 
community organizations.  

Housing Accelerator Fund: Provides direct funding for municipalities to support initiatives that increase housing and promote 
the development of affordable housing. Incentive funding may be used by local governments to implement initiatives aimed at 
increasing housing supply. 

Rapid Housing Initiative: Capital contributions for the rapid construction of new housing and/or acquisition of existing buildings 
for rehabilitation or conversion to permanent affordable living. Objective is to create new units of permanent affordable 
housing for people and populations who are vulnerable and targeted under the NHS.   
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7. Conclusion and Next Steps 

7.1 Conclusion 

The Chaleur Region has experienced a prolonged period of relatively low demand for increasing housing stock, associated with 
population declines and an ageing workforce. In recent years, there has been an uptick in demand for row homes for seniors, 
which the housing development industry has worked towards accommodating. However, pandemic-era immigration, coupled 
with efforts by major employers to bring workers and students into the Region to replace and support the retiring workforce, 
has created new pressures on the existing housing stock that local municipalities and stakeholders must now take action to 
address. 

The existing housing stock is ageing and may not be suitable for seniors to age in place or for new families and students to 
move into. Reinvestment in or replacement of the housing stock is a growing need. There is an acute shortage of rental housing 
for new migrants to the Region – specifically for student, refugee, and immigrant worker housing. New units are required, and 
will continue to be required, until these demographic groups have suitable, affordable, well-located housing. 

However, there is a labour shortage in the construction industry and other challenges, including financing, which make it 
difficult for the industry to quickly respond to housing needs with suitable, affordable housing in locations where it is in 
demand. This means that municipalities and other supportive entities must step up to assist the industry to develop the types 
of housing required according to these new shifts in demographics. 

7.2 Next Steps 

Local municipalities play an important role in zoning, permitting, and servicing new developments. Using the programs and 
incentives identified in Chapter 6, there is an opportunity today for municipalities to be proactive in encouraging the types of 
new housing development that are required to accommodate new residents in the Region. Municipalities can lead the 
discussion with developers, in making land available, providing streamlined or pre-approved zoning and development permits, 
and in facilitating access to Federal and Provincial funding programs to accelerate production of appropriate, affordable 
housing, that is located close to employment, education, and services. These actions, if successful, will help address the acute 
need for housing, while considering the longer-term stability in demand that is expected once these pressing needs are met.



 

 

 

 


