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The fall real estate season that many sellers were 
holding out for got off to a truly disappointing start 
in September. While housing activity is generally 
more lively in September with many people returning 
from summer holidays, home sales activity actually 
declined from August. But perhaps even more telling 
was the monumental collapse on a year-over-year basis. 
In the city of Vancouver, total home sales fell 41% 
from September 2017, and it was the fewest sales for 
the month of September since 2008 - when Lehman 
Brothers collapsed. Inventory continued to build, up 
16% from last year,  growing more rapidly in the condo 
space which is bracing for a record number of housing 
completions in the months ahead. 
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To little surprise, it was another quiet month for single family homes in Vancouver.  
Liquidity has essentially evaporated for higher end homes. Overall, home sales across the 
city of Vancouver declined 34% year-over-year.  There were just 111 home sales, the lowest 
total ever recorded, surpassing the previous low of 114 sales set back in September 2008. 

On a slightly more positive note, the East side of Vancouver, where homes are relatively 
more affordable, seem to be holding up better.  However, sales still dipped by 23%. 

overview

Detached Market

City of Vancouver Detached Home Sales in September
Source: REBGV, Steve Saretsky
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the plunge in new listings and inventory growth having stalled, there remains 15 months 
of inventory for sale, which is unwelcoming news for sellers. 

Price declines are becoming more prominent. The average sales price of a detached home 
in Vancouver registered a 19.7% decline in September. The median sales price reported a 
7.8% decline, while the MLS benchmark price which tends to be a lagging indicator now 

Vancouver Detached Months of Inventory
Source: REBGV, Steve Saretsky

With sales volumes having tumbled over the past eighteen months, inventory has 
continued to build. However, it took a surprising decline in September. Total inventory 
for sale dipped by 2.1% on a year-over-year basis. It appears sellers are trying to weather the 
storm and wait for better market conditions in the spring of 2019. New listings plunged 
28% year-over-year. This will be an important metric moving forward; however, despite 
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Condo Market

It’s been a long time coming.  It appears the Vancouver condo market has finally 
surrendered to a plethora of market forces, and the noticeable downwards shift in the 
month of September has it following the historically quiet detached housing market. 

Average Sales Price for Detached Homes - Vancouver

shows a 7.6% decline year-over-year.  We are seeing detached houses on the west side of 
Vancouver selling back at 2015 prices, while the East Side has held better, and is off about 
10-15% from the peak. Price declines can be hard to quantify given sales volumes are at 
record lows. 
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While there are certainly many condos still selling quickly, and occasionally in multiple 
offers, that is becoming less and less the case. 

Following a sluggish summer, there was much hope the Vancouver condo market would 
rebound in September. However, Vancouver condo sales dropped 22% from August to 
September. The decline was even more pronounced when comparing on a year-over-year 
basis, as sales plunged 43% from September 2017. It was the fewest sales since September 
2012.

With sales just 3% higher than September 2008, when the global financial system was on 
the verge of collapsing, the slowdown this year comes amidst relatively healthy and stable 
economic conditions. Unemployment across BC is near record lows, while wage growth 

City of Vancouver Condo Sales in September
Source: REBGV, Steve Saretsky
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The recent weakness in sales, which has persisted for about six months now, has now 
pushed inventory considerably higher. Condo inventory in the city of Vancouver jumped 
73% from September 2017.  It is important to note that inventory still remains low from 
a historical context and the large percentage jump is largely due to inventory coming off 
all time lows.

and population growth remain rampant. Interest rates, although rising, are still negative 
in real terms. This certainly begs the question about future vulnerabilities considering 
unemployment has almost nowhere to go but up, while economic growth is beginning to 
slow, and the Bank of Canada seems determined to push interest rates higher.

Total Inventory of Condos in Vancouver
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However, with a record high 42,000 units under construction and over 30,000 housing 
starts having just broken ground, inventory will almost certainly push much higher. The 
reality is, the majority of pre-sale purchasers are not end users and will ultimately be hoping 
to flip their pre-sale either before or after completion. With the market becoming more 
illiquid, they may opt to rent it out which should help ease pressures in the rental market. 
Recent rental data shows rental conditions have also cooled, with rent prices essentially 
flat in 2018. 

Meanwhile, as sales stagnate, the average days on market ticked upwards by 21%, and sale 
prices are succumbing to gravity. The average sales price of a Vancouver condo now sits 
at $867,903 down 0.6% from a year ago. The median sales price shows a decline of 1.3% to 

Total Housing Under Construction In Vancouver
Source: CMHC, Steve Saretsky
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All in all, downwards pressure on prices is becoming more apparent and significant 
declines are forming in the detached housing market. Inventory is building particularly 
quickly in the condo space which could be problematic considering a record amount of 
supply is on the way for the next few years. Late cycle dynamics continue to emerge which 
suggest changing economic conditions could alter the housing market further. One such 

Summary

$698,500. The MLS benchmark shows price growth has decelerated, notching a gain of 
just 3% from one year ago. 

Average Sale Price - Vancouver
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indicator is housing starts, which have now begun to decline and are a leading indicator 
of future economic growth. Per CMHC, “The national trend in housing starts continued 
to decline in August from the historical peak that was recorded in March 2018.” This is 
also reflecting in the Vancouver data and has been confirmed through my conversations 
within the development community. Meanwhile, Canadian auto sales have also begun 
declining, dropping 7.4% year-over-year in September, the largest decline since 2009. 
The decline in both housing and auto sales suggests consumers are tapped out and are 
beginning to deleverage. This should not be a surprise considering the levels of household 
indebtedness and the fact that the household debt service ratio recently hit a 10 year 
high. Further, the Bank of Canada seems poised to continue hiking interest rates with an 
October increase essentially a done deal. Mortgage rates are still inching higher, and with 
the Canada 5 year bond recently hitting a 7 year high don’t expect any discounts on your 
mortgage rate.
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Greater Vancouver (REBGV) home sales through the first 9 months of the year are at an 
all time low. This highlights the slowdown is not exclusive to the city of Vancouver, but 
is rather widespread. This should be concerning news to policy makers considering the 
economic implications of a weak housing market. 

chart of the month

Greater Vancouver Homes (All Property Types) From January to September

Source: REBGV, Steve Saretsky
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Vancouver developers appear to be less confident with housing starts recently receding. 
As of August 2018, the 12 month sum of housing starts sits at 26,565 units as per Stats 
Canada. This is slightly higher than August 2017, but off by 4% from its recent peak in 
March 2018.

saretsky ’s chart book

Confidence Dwindling

Vancouver Housing Starts 12 Month Sum
Source: Statistics Canada, Steve Saretsky
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Paying the Piper

The household debt service ratio - a measure of the share of income that goes toward 
paying interest and principal on mortgage, credit card and other types of debt, reached 
14.2% in the second quarter, the highest level since the end of 2008. The Bank of Canada 
is poised to move rates higher again in October. 
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Gone Missing

According to official land transfer data from the BC Government, the latest numbers as 
of July 2018 suggest foreign buyers have taken a step back from BC’s housing market. Of 
the $9.9 billion spent on BC residential Real Estate in July 2018, foreign buyers accounted 
for a mere $201 million. This was a 49% decline from July 2017.

Value of Foreign Residential Purchases in BC (Hundreds of $Millions)
Source: BC Statistics, Steve Saretsky
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ask saretsky

I was wondering about your thoughts on the speculators (short-
term money as I like to call it) in the Vancouver market. If short term 

money finds themselves stuck with inventory they never intended to occupy 
while prices are correcting, are they more likely to hold out for price recovery, 
list the property at a loss, or list the property in the rental market creating a 
deemed disposition for the ability to claim the capital loss at a future date. In 
the next 12 - 24 months is the flood of short term inventory more likely to hit 
the real estate or rental markets?

Q: 

As for short term money, there is a lot of it in the pre-sale market. 
Many of the purchasers are speculative buyers and not end users. It’s 

hard to say what people will do, but for now they will probably (and I’m seeing 
this) hold out for their price. However, there are still quite a few people that 
absolutely have to sell for various reasons and they ultimately set prices lower. 
It’s easy to hold now, and perhaps even stomach a negative cash flow in the 
rental market, but won’t be so easy if/when economic conditions change.

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.

sept 2018 sept 2017 % chg (yr)

number of sales 304 531 - 43%

number of new listings 978 824 19%

inventory 1,789 1,018 76%

sales to active ratio 17% 52% - 67%

months of supply 4.0 2.0 106%

avg days on market 29.1 23.9 22%

median days on market 16 9 78%

avg price $867,903 $873,136 - 1%

median price $699,000 $708,000 - 1%

avg price per sq ft $1,026 $1,017 1%

median price per sq ft $1,007 $1,005 0%

% of listings sold over asking 16% 47% - 66%
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Detached

Townhouses

sept 2018 sept 2017 % chg (yr)

number of sales 49 90 - 46%

number of new listings 167 141 18%

inventory 327 191 71%

sales to active ratio 15% 47% - 68%

months of supply 5.4 2.7 99%

avg days on market 27.3 27.0 1%

median days on market 15 11 36%

avg price $1,140,431 $1,234,644 - 8%

median price $1,035,000 $1,110,500 - 7%

percent of listings sold over asking 8% 36% - 77%

sept 2018 sept 2017 % chg (yr)

number of sales 112 169 - 34%

number of new listings 432 605 - 29%

inventory 1,641 1,641 0%

sales to active ratio 7% 10% - 34%

months of supply 10.9 8.4 30%

avg days on market 50.2 42.4 18%

median days on market 32 20 60%

avg price $2,203,760 $2,744,467 - 20%

median price $1,850,000 $2,000,000 - 8%

percent of listings sold over asking 15% 22% - 31%
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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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