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The month of April turned out to be 
another disappointing month for home 
sales activity across Vancouver. Sales in the 
city of Vancouver fell 27.6% year-over-year 
in April to their lowest count for the month 
since the year 2000. As we have stressed in 
previous reports, real housing downturns 
are generally more prolonged than most 
market participants would come to believe 
and this one is certainly shaping up to be 
no different. Through the first four months 
of this year, year to date sales are off to their 
lowest count in three decades. That alone 
should turn heads, particularly since we’ve 
added nearly a million people since. As a 
result, we are seeing inventory grow and 
prices move lower across all segments. 
Buyers have become increasingly hesitant, 
particularly for unbuilt product such 
as pre sale condo assignments and new 
unfinished development in general. This is 
prompting condo developers to increase 
bonuses and incentives as unsold inventory 
beings to pile up at presale centres across 
the lower mainland. While policy makers 
remain intent on their desire to keep new 
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lending in check this is impacting the 
national housing market, with the national 
home price index dipping into negative 
territory for the first time in a decade. 
Recently, Bank of Canada Governor 
called housing “a persistent issue” within 
the central Bank after having to recently 
adjust GDP forecasts lower from 1.7% to 
1.2% for 2019. So what does this all mean 
moving forward? Lets discuss.
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Detached home sales in the city of Vancouver fell 25% year-over-
year in April. This was the fewest home sales on record for the 
month with data going back to 1992. This was identical to what 
happened in March and virtually erasing any hopes of a Spring 
market pickup. With sales this weak prices will need to adjust lower 

detached market

overview

City of Vancouver Detached House Sales in April
Source: REBGV, Steve Saretsky
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it is really just a matter of sellers slowly adjusting to current market 
conditions. Selling a home is an emotional process and every seller 
wants to at least give their initial asking price a shot.

Perhaps rather surprisingly, detached inventory actually fell on a 
year-over-year basis, dropping 14.3%. This is mostly because new 
listings fell steeply, dropping 30% from last year. Perhaps sellers are 
trying to wait out the market, or perhaps a flood of new listings is 
en route, it remains to be seen. However, there remains just under 
12 months of inventory available for sale which is still very high and 
will continue to place downwards pressure on prices. 

Vancouver Detached Months of Inventory
Source: REBGV, Steve Saretsky
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Prices are still moving lower, particularly in the high end of the 
market where bids have really dried up. This is prompting steep 
discounts making luxury homes appear more in reach and creating 
a flight to quality. Essentially, the price declines in the high end of 
the market are finally tricking down into the lower end. Of course 

the discounts are not as substantial but we are seeing more homes 
in East Vancouver selling below the million dollar mark and the 
vast majority of homes are selling below the tax assessed value. The 
benchmark price of a detached home reported a 12.8% decline 
year-over-year.

Vancouver Detached Prices Year-Over-Year
Source: REBGV, Steve Saretsky

https://mailchi.mp/stevesaretsky/subscribe


5 april 2019saretsky report

click here to sign up for the saretsky report!

City of Vancouver Condo Sales for April
Source: REBGV, Steve Saretsky

Indeed buyers wishes are being granted as inventory in the condo 
market continues to grow at a rapid pace. Inventory for sale 

Following their detached counterpart, condo sales were historically 
weak in April. Sales fell 30% from last year, and hit their lowest total 
for the month since April 2001. Indeed the 18 year low comes 
as buyers shift to the sidelines and wait for sellers to lower their 
prices, particularly given the significant declines in the prices for a 
detached home.

condo market
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increased 75% year-over-year and pushed the months of inventory 
to 6.3. Anything above 6 months is considered to favour the buyer 
in terms of negotiations. New listings also increased by 5% from 
last year. While inventory is growing and now favour the buyers it 

is not overly elevated, although we suspect if this trend continues it 
will certainly become more of a problem. 

Condo prices are declining noticeably now after peaking over a 
year ago. The average price per square foot for a Vancouver condo 
declined by 14.4% year-over-year. It’s important to note that the 
average price per square foot has historically been a very consistent 
and reliable price metric with much less volatility. This movement 

Vancouver Condo Months of Inventory
Source: REBGV, Steve Saretsky
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falls in line with what we are seeing from a feet on the ground 
perspective. No doubt the price discovery for condos has been 
much quicker than detached houses. Per the MLS benchmark 
condo prices were down a more conservative 7.5% year-over-year.

Vancouver Condo Price Change Year-Over-Year
Source: REBGV, Steve Saretsky
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Average Price Per Square Foot

summary

There continues to be a lot of noise surrounding the Vancouver 
housing market. The reality is little has changed in April, sales 
continue to trudge along near multi decade lows and prices 
continue to inch lower as sellers slowly succumb to the painful 
reality that their home isn’t worth what they thought it was. This 
is officially the slowest start to the year for Greater Vancouver real 
estate since 1986. These are obviously painfully difficult times 
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for the industry given the huge change in market conditions to 
which even the Bank of Canada Governor Stephen Poloz recently 
acknowledged, “We’ve gone from boom to bust, of course, with 
lots of new policies put in place.” Indeed, these policies, in particular 
the B-20 mortgage stress test are coming under increasing pressure 
as Realtors, mortgage brokers, and property developers lobby 
regulators to have it removed. So far those requests have fallen on 
deaf ears. This is particularly interesting given residential mortgage 
credit growth on a year-over-year basis remained near 20 year lows 
in March, meanwhile more borrowers are begrudgingly moving to 
the alternative lending space. Per CIBC and Equifax, alternative 
lenders account for about 15% of the total number of transactions 
for the Greater Toronto Area, a number which is likely very similar 
here in Vancouver. These short term, high interest loans arguably 
make the financial system more unstable, although removing 
the mortgage stress test and encouraging more debt on top of 
an already unstable mountain of debt could create the avalanche 
regulators are so desperately trying to avoid. Thus, here we are today 
facing a particularly weak housing market in Vancouver and for the 
most part, across Canada. National home sales hit a decade low 
in March and the official home price index dipped into negative 
territory on a year-over-year basis for the first time in ten years. 

As the Canadian housing market goes so too does the economy. 
I’m surprised it took Bank of Canada Governor this long but he 
finally revised his GDP forecast for 2019 lower, from 1.7% to 1.2%. 
Loan growth remains benign for obvious reasons and this is also 
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shrinking the growth in the money supply. M1 growth which 
is essentially the most liquid form of money grew at just 3.5% 
in March, down from 6.4% last year suggesting households are 
tightening their belts and will likely slow growth further. 

This is probably not want you want to hear if you’re a developer. 
Particularly in Vancouver where the absorption rate ticked in 
at 28% in March, anything below 40% is a buyers market. So 
incentives are still ramping up and unsold inventory is increasing 
across Metro Vancouver sales centres. Per Urban Analytics, unsold 
inventory for concrete condos was up 184% year-over-year in Q1 
2019, although it was coming off a very low base. Making things 
even more difficult, developers are having to compete with the 
assignment market where pre-sale buyers are trying to flip their 
contracts. Assignments listed on the MLS are at levels we haven’t 
seen since the last housing boom ten years ago.

While market conditions are likely to remain rather bleak, on a 
more positive note this downturn will purge misallocations of 
capital and eliminate excess competition as less experienced players 
are forced out of the industry. There will be plenty of opportunity 
for those who are in a position to capitalize on it. 
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Through the first four months of the year ( January through April) 
Greater Vancouver home sales totalled 6212. This was the lowest 
count since the year 1986 when there were just 5790 sales that year. 

home sales take a tumble out 
of the gates

chart of the month

Greater Vancouver Home Sales January Through April
Source: CREA, Steve Saretsky
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Pre-sale buyers are trying to flip their contractual obligations. New 
assignment listings by month have reached decade highs. 

saretsky's chart book

any takers?

Greater Vancouver & Fraser Valley Condo Assignment Listings By Month
Source: REBGV, Steve Saretsky

https://mailchi.mp/stevesaretsky/subscribe


13 april 2019saretsky report

click here to sign up for the saretsky report!

One developer made the news after promising a free years supply 
of avocado toast for anyone who bought into the project. Given 
unsold inventory for concrete condos jumped 184% year-over-year 
in Q1 buyers may soon get a side of coffee with their toast.

avocado toast?

Sales and Unsold Inventory
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M1+ growth is slowing rapidly and the 3-month annualized rate 
points to a further drop from here. In simpler terms, households 
are tightening their belts which will have obvious impacts moving 
on the broader economy moving forward. 

foreshadowing via the money supply

Changes in M1+
Source: BoC
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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.

APRIL 2019  APRIL 2018 % CHG (YR)

numbeR of sALes 348 495 - 30%

numbeR of new LIstInGs 1,051 1,004 5%

InventoRY 2,191 1,249 75%

sALes to ACtIve RAtIo 16% 40% - 60%

montHs of suPPLY 6.4 2.4 168%

AvG dAYs on mARket 28.0 18.9 48%

medIAn dAYs on mARket 17 8 113%

AvG PRICe $786,981 $968,789 - 19%

medIAn PRICe $651,000 $785,000 - 17%

AvG PRICe PeR sq ft $940 $1,099 - 14%

medIAn PRICe PeR sq ft $929 $1,062 - 12%

% of LIstInGs soLd oveR AskInG 11% 42% - 74%

deep dive
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detached

townhouses

APRIL 2019 APRIL 2018 % CHG (YR)

numbeR of sALes 58 77 - 25%

numbeR of new LIstInGs 200 185 8%

InventoRY 373 263 42%

sALes to ACtIve RAtIo 16% 29% - 47%

montHs of suPPLY 7.3 3.6 100%

AvG dAYs on mARket 27.3 19.6 40%

medIAn dAYs on mARket 15 8 88%

AvG PRICe $1,148,225 $1,191,799 - 4%

medIAn PRICe $990,000 $1,136,000 - 13%

PeRCent of LIstInGs soLd oveR AskInG 14% 35% - 61%

APRIL 2019 APRIL 2018 % CHG (YR)

numbeR of sALes 130 174 - 25%

numbeR of new LIstInGs 440 633 - 30%

InventoRY 1,616 1,662 - 3%

sALes to ACtIve RAtIo 8% 10% - 23%

montHs of suPPLY 12.7 9.0 42%

AvG dAYs on mARket 46.1 38.6 20%

medIAn dAYs on mARket 25 19 32%

AvG PRICe $2,264,302 $2,450,403 - 8%

medIAn PRICe $1,951,850 $1,970,000 - 1%

PeRCent of LIstInGs soLd oveR AskInG 12% 16% - 24%
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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.
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