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What is seasonally a slower time of the year for 
Vancouver Real Estate, August 2018 will be one for 
the record books. Once again detached home sales hit 
new lows, while condo sales also pumped the brakes, 
sliding to numbers last seen in 2012. Inventory has 
begun piling up, increasing a combined 20% as volume 
dries up and homes take longer to sell. This will have 
broader implications for more than just the housing 
market, but also for the overall economy and household 
spending. Liquidity issues will heighten potential risks, 
particularly in the pre-sale condo space which we will 
discuss in detail later in the report.
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It was another quiet month for Vancouver’s detached housing market. Sales are already 
trickling in at their lowest count in recent history, and the month of August didn’t fare any 
better. There were just 116 home sales in the month of August, that was down 30% from 
a year ago, and a 27-year low per data from the Real Estate Board of Greater Vancouver.

Vancouver Detached Sales For August
Source: REBGV, Steve Saretsky

Sales were even lower than August 2016, when home sales crashed after the BC 
Government abruptly introduced a 15% foreign buyers tax. The count was also lower 
than August 2008 when liquidity seized up across the world, just months prior to the 
collapse of Lehman Brothers. 

overview

Detached Market
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While prices remain incredibly sticky, as they always are in a real estate downturn, there 
is no doubt they are sliding lower. This is particularly the case in Vancouver’s west side 
where many detached homes are trading back near 2015 prices, erasing a portion of the 
bull market run-up. The Real Estate Board’s official MLS benchmark now shows a 6.5% 
decline year-over-year, however the reality is much worse. For illustrative purposes, here’s 
the 3 month rolling average, which shows detached prices in Vancouver peaked in April 
2016 and have since declined 18%.

Vancouver Detached Inventory for August
Source: REBGV, Steve Saretsky

While volumes sit at record lows, inventory has been slowly creeping higher. Total homes 
for sale edged higher by just 1% from a year prior. However, inventory for the month of 
August hasn’t been this high since August 2012.
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Meanwhile, new listings remain weak, declining 17% compared to August 2017. This 
suggests, along with low sales volumes, that sellers haven’t hit the panic button just yet.

Vancouver Detached Prices, 3 Months Average
Source: REBGV, Steve Saretsky

Condo Market

With a stagnant and declining detached house market, it was only a matter of time until 
panic buying began to fall out of favour and the slowdown spread into the condo market. 
Vancouver condo sales dropped 30% year-over-year in August, ticking in at a six year low 
for the month, with August 2008 and August 2012 just barely surpassing this year as the 
slowest on record. 
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Vancouver Apartments Under Construction in Greater Vancouver
Source: Statistics Canada, Steve Saretsky

With condo sales cooling off, inventory has begun to increase. The number of Vancouver 
condos for sale increased by a whopping 51% year over year. Despite the increase, inventory 
levels remain below historic norms; however, the quick jump in inventory combined 
with falling sales is a concerning trend. Expect condo inventory to swell in the coming 
months and even years ahead, as a record number of new construction apartments near 
completion. There are currently a record high 43,024 units under construction and a 
plethora of housing starts also underway. In other words, there’s a pipeline of supply 
coming and the demand might not be there to meet it. 

Enjoying the read? Click here to subscribe to the monthly Saretsky Report!

https://mailchi.mp/stevesaretsky/subscribe
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This could create liquidity issues in Vancouver’s pre-sale condo space. Remember, the pre-
sale market in Vancouver is essentially selling futures contracts. Although not marketed 
as such, they are defined as a legal agreement to buy or sell something at a predetermined 
price at a specified time in the future. While this has worked beautifully in recent years, 
it creates a recipe of problems in a declining market. Speculators who were once hoping 

to flip the contract prior to completion are running short on buyers. This creates a few 
problems for pre-sale purchasers who have a legal obligation to close upon completion 
of the building. In a market of declining values, which makes pre-sale contracts harder 
to flip, it also creates issues for the buyers who have to close. When mortgage lending 
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tightens, as it is today, buyers may be faced with a smaller mortgage than the one required 
to pay out the developer. Banks do not lend on the price you paid at the pre-sale centre, 
but rather, on the bank appraised value at the time of completion. To make matters worse, 
there are very few lenders who will guarantee financing for pre-sales. 

While overall condo price declines have been subtle, perhaps even unnoticeable to the 
untrained eye, they have certainly regressed in recent months. Per the MLS benchmark, 
Vancouver condo prices have declined for three consecutive months, dipping a mere 2% 
in that time period. This is definitely on the more conservative side. 

New listings remain low, moving up just 0.3% from a year ago. Sales volumes and inventory 
levels will be an important relationship to watch moving forward to determine future 
price swings. 
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To illustrate just how illiquid the detached housing market has become, we turn our attention to 
the house flippers. Greater Vancouver detached house flipping (defined as a house bought and 
resold within 24 months) most recently peaked in March 2016, where house flips accounted 
for 11% of total sales. Since then they have plummeted to just 2% of all sales as of July 2017. We 
haven’t seen this few detached homes flipped since the previous low recorded in November 
2008.

chart of the month

Greater Vancouver Detached Homes Flipped Within 24 Months
Source: REBGV, Steve Saretsky
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Recent mortgage data from CMHC also confirms mortgage credit and or the desire to 
borrow is slowing. In 2017, there were 959,074 new mortgage loans, a 6.5% decline across 
the nation. The slowdown was exacerbated in Vancouver where new loans collapsed by 
18%. Refinances also sunk by 18% in Vancouver. 

saretsky ’s chart book

Loan No Mo’

New Loan Growth 2017
Source: CMHC, Steve Saretsky

Enjoying the read? Click here to subscribe to the monthly Saretsky Report!

https://mailchi.mp/stevesaretsky/subscribe
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Batten Down The Hatches

With Canadian regulators intent on curbing mortgage loan growth, it appears ‘mission 
accomplished’. Banks are getting tighter, and recent data shows not only has loan growth 
declined, but mortgage credit growth continues to decelerate, recording its weakest 
pace of growth in eighteen years. Credit growth does not need to turn negative to affect 
demand, in fact it has only slid into negative territory once for a short few months in the 
1980’s. The below chart is courtesy of Ben Rabidoux, North Cove Advisors.

Household Loan Growth: 3-Month Annualized
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Pre-Sale, Need Sale

Market stability will be critically important for new construction transactions which 
made up 12.3% of total transactions in Metro Vancouver as of July 2018. Expect this 
number to grow as the resale market slows and the contractual obligations of pre-sale 
purchasers sit at all time highs.

New Home Transactions in 2018 as a Percentage of Total Sales
Source: BC Statistics, Steve Saretsky
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A sk Saretsky

What happens to home developers of pre-construction units in 
a falling market? Do they usually continue to build and finish the 

construction as originally intended or push back the completion date/ drop 
their prices?

Q: 

Developers will cut housing starts in a falling market. We haven’t 
quite seen that yet but I expect that to happen soon. Most developers 

also rely on banks to finance the project, as credit tightens and profit margins 
get squeezed projects get put on hold. This is a part of the real estate cycle. Any 
leftover units the developer has been unable to sell will surely have to be priced 
closer to current market conditions.

A: 
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deep dive

Condos

This section provides a brief overview of the month that was across the Vancouver real estate market, including 
the percent change from one year ago in the condo, townhouse and detached markets.

aug 2018 aug 2017 % chg (yr)

number of new sales 388 550 - 29%

number of new listings 634 634 0%

inventory 1,471 961 53%

sales to active ratio 26% 57% - 54%

months of supply 3.2 1.9 69%

avg days on market 27.9 19.5 43%

median days on market 18 9 100%

avg price $898,545 $849,325 6%

median price $735,000 $710,000 4%

avg price per sq ft $1,055 $1,012 4%

median price per sq ft $1,025 $1,000 3%

% of listings sold over asking 15% 46% - 68%

Have the Saretsky Report delivered to your inbox each month -  Click here to subscribe!

https://mailchi.mp/stevesaretsky/subscribe
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Detached

Townhouses

aug 2018 aug 2017 % chg (yr)

number of new sales 52 71 - 27%

number of new listings 108 98 10%

inventory 288 204 41%

sales to active ratio 18% 35% - 48%

months of supply 4.5 3.0 48%

avg days on market 36.4 19.5 87%

median days on market 29 11 164%

avg price $1,367,093 $1,378,676 - 1%

median price $1,200,000 $1,168,800 3%

percent of listings sold over asking 6% 37% - 84%

aug 2018 aug 2017 % chg (yr)

number of new sales 117 167 - 30%

number of new listings 337 406 - 17%

inventory 1,573 1,562 1%

sales to active ratio 7% 11% - 30%

months of supply 10.1 8.1 25%

avg days on market 55 30.5 80%

median days on market 35 17 106%

avg price $2,493,952 $2,450,810 2%

median price $2,048,000 $1,760,000 16%

percent of listings sold over asking 9% 24% - 64%
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About Steve

Steve Saretsky is a Vancouver residential 
Realtor and author behind one of 
Vancouver’s most popular real estate blogs, 
Vancity Condo Guide. Steve is widely 
considered a thought leader in the industry 
with regular appearances on BNN, CBC, 
CKNW, CTV and as a contributor to BC 
Business Magazine.

Steve Saretsky provides real estate services 
throughout Greater Vancouver.  To inquire 
about listing or buying a property, please 
email:  steve@stevesaretsky.com.

http://vancitycondoguide.com/real-estate-services/
mailto:%20steve%40stevesaretsky.com?subject=
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STEVE SARETSKY

personal real estate corporation

steve@stevesaretsky.com | stevesaretsky.com

sutton west coast realty. 301-1508 w. broadway. vancouver, b.c. v6j 1w8


