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As we have now entered July, we can 
officially call it the end of the spring 
market for Vancouver Real Estate. Prior to 
the start of the year, many market watchers 
and industry pundits alike rightfully noted 
the importance of the spring market, 
suggesting it would dictate what to expect 
for the year ahead. After a sluggish finish 
to 2018 and an equally weak start to 2019, 
there were hopes the historically resilient 
Vancouver housing market could shrug 
it off. However, month after month that 
proved not to be the case. Through the 
first six months of this year, home sales 
totalled 10,924, the fewest transactions for 
that time frame since the year 2000. June 
sales figures suggested that trend was in 
tact, with monthly home sales dropping 
13.9% year-over-year to their lowest total in 
19 years. Undoubtedly this slowdown has 
knock-on effects, which we are beginning 
to see, namely the cancelation of newer 
construction projects. However, will a 
recent plunge in mortgage borrowing 
costs help cushion the blow? We will 
examine this and much more in the June 
report.
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Detached sales across Greater Vancouver dipped just 1.7% from 
last June, despite the small decline it still helped push detached 
sales towards their lowest count on record. This marked the fewest 
transactions dating back to 1991.

detached market

overview

Greater Vancouver Detached Sales in June
Source: REBGV, Steve Saretsky
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Again, this reaffirms our belief that detached sales are nearing a 
bottoming process where the comparative base effects are easing 
and will likely trend positive within the next 6-8 months. In other 
words, detached sales are already so low that we should expect to 
see year-over-year increases very soon. This is not to be confused 
with year-over-year price increases. 

Although inventory actually fell 5% year-over-year it remains 
elevated. As of today, there is 8.8 months of inventory for sale, 
suggesting further downwards pressure on prices. However, new 
listings fell 17.7% from last year which has certainly helped support 

Greater Vancouver Detached Months of Inventory
Source: REBGV, Steve Saretsky
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prices from falling further. We will continue to watch inventory 
numbers closely. 

Buyers remain very cautious, and low-ball offers have become 
commonplace. Similar to our message last month, entry level 
houses, particularly with suites aka mortgage helpers, are not 
seeing nearly as much downwards pressure. When priced right 
there is still adequate demand willing to provide liquidity. Overall 
prices continued their march lower In June with the average sales 
price dropping by 14.1% from last year, while the median sales price 
marked a 9.3% decline, and the official Home price index footed a 
10.9% decline.

Greater Vancouver Detached Prices Year-Over-Year
Source: REBGV, Steve Saretsky
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Greater Vancouver Condo Sales for June
Source: REBGV, Steve Saretsky

Similar to the detached market, the majority of the weakness in the 
condo market is at the higher end of the spectrum. In other words, 

As we have seen throughout this year, the condo market 
continues to outperform the detached housing market. However, 
outperform might be a little too generous. Condo sales across 
Greater Vancouver fell 23.9% from last year, this marked the fewest 
condo sales for the month of June since 2002. This is particularly 
concerning given this doesn’t account for the increase in population 
growth and new condo stock during that time period.

condo market
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the more expensive the condo the more challenging it is to sell. 
This should not be mistaken for assuming entry level condos have 
not been impacted. One bedroom and studio units have witnessed 
sales fall and prices drop as well. One bedroom and studio condo 
sales were down 27% year-over-year with the average price per 
square foot sinking by 6.9% (8.7% decline for 2 bedroom condos). 

Inventory jumped by 46.5% year-over-year to the highest levels 
since June of 2015. This allowed the overall months of inventory to 
inch higher to 6.2 months. This is indicative of a buyers market but 
certainly not cause for panic. 

As a result of the 17 year low in condo sales and the jump in 

Greater Vancouver Condo Months of Inventory
Source: REBGV, Steve Saretsky
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inventory, prices continued their descent. The MLS benchmark 
price of a condo fell 8.9% year-over-year to $654,700. As we have 
mentioned before, price discovery in the condo market is much 
more fluid than in the detached market where the characteristics 
of each house and property can vary significantly. 

Greater Vancouver Condo Price Change Year-Over-Year
Source: REBGV, Steve Saretsky
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summary

Sales took an expected step backwards after an overhyped bounce 
in May. June ultimately marked a continuation of what has been 
a weak year for transactions in the Greater Vancouver housing 
market. Total sales across all property types were the fewest since 
the year 2000. With detached sales hovering near thirty year lows 
it is likely we are nearing the bottom for transaction volumes, 
although likely not the case for prices. Inventory is still elevated 
and despite the recent plunge in mortgage rates which have fallen 
nearly 100 basis points since the end of last year, this has failed to 
spark any increase in sales activity. Simply put, affordability remains 
stretched for detached homes. The condo market had a 17 year low 
in sales so things aren’t a whole lot better in that space. Investors and 
speculators have moved to the sidelines which has really impacted 
sales and prices. Condo prices fell 8.9%, the steepest annual decline 
since 2009. 

You can imagine what this has done to the pre-sale market where the 
majority of purchasers are not end-users. The pre-sale absorption 
rate fell to 22% as of May. This prompted more developers to delay 
projects or simply put them on the back burner for the foreseeable 
future. 

With some developers reluctantly cutting prices this begins to 
raise questions about appraisal values moving forward. If prices 
continue to drop it will create problems for exiting pre-sale buyers 
who are relying on bank appraisal values to match what they paid at 
the pre sale centres a year or two earlier. 
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Earlier this past month we saw The entire Canadian yield curve fall 
below the overnight rate, which has been, historically speaking, a 
strong indicator for a looming recession. The spread between 10 
year and 3 month yields is the most inverted since 2007. Of course 
people have been calling for a recession for awhile now, particularly 
in Canada where household debt levels are off the charts. However, 
despite this the Bank of Canada has maintained a relatively hawkish 
stance, suggesting they won’t be cutting rates in the near term (we 
beg to differ). In a recent interview with Bloomberg Governor 
Poloz reiterated his thoughts, “The natural tendency is for interest 
rates to still go up a bit.” While adding, “If you look at markets 
that didn’t have any froth, people are adapting quite normally. I 
think that most people are mentally prepared. And, in Canada, 
historically when these things have happened, people understand 
they’ve gone maybe underwater, but you know that within a few 
years they’re no longer underwater and life goes on. People pay 
their mortgage and we’re okay.” 

Further, it looks like there’s no changes coming to the mortgage 
stress test. CMHC’s Evan Siddall recently suggested, Canada 
would need a “calamity” in the housing market to warrant adjusting 
the mortgage stress test. Meanwhile, OSFI also issued a reporting 
summarizing their content with the recent results of the mortgage 
stress test, “The revisions to B-20 are working; strengthening 
mortgage underwriting across Canada and improving the 
resilience of the Canadian financial system to future shocks.” 

And lastly, after the abysmal June sales figures were published by 
the media, BC’s finance minister Carole Jame took to Twitter to 
announce her satisfaction with the recent decline in home prices. 
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“After years of skyrocketing prices we're finally starting to see more 
balance in the housing market. We’re seeing moderation in the cost 
of condos, townhomes and detached homes, while housing supply 
is at a five-year high. The last government’s choices let the cost of 
housing spiral out of control. Money launders and speculators 
were given free reign to drive up the price of housing at the expense 
of British Columbians. We’re making different choices. Through 
measures like the Speculation and Vacancy Tax and our world-
leading work to end hidden ownership, we're tackling the housing 
crisis and money laundering head-on to build a more sustainable 
economy that works for everyone. We’re leading the country in 
our work to ensure that housing is used for people, rather than a 
haven for speculation or worse, money laundering. I'll continue to 
watch the housing trends closely but am cautiously optimistic that 
the housing market is returning to balance.” Whether you agree or 
disagree with the policies they have enacted is besides the point. 
What’s important is that you have a Government clearly keen on 
lowering home prices, this is unprecedented. Further, any future 
reflation of the housing market is almost certainly going to come 
by easing policy measures, and there seems to be no indication of 
that from any level of Government. At least for now. 

So there you have it. Sales are weak but regulators aren’t flinching 
yet. Mortgage rates and prices have fallen but buyers remain content 
on the sidelines. There’s still been no change to the qualifying rate 
(stress test qualification) which sits at 5.34%, BCREA’s models 
suggest it should be 4.84% given the plunge in the Canada 5 year 
bond yield. We’re now into the dog days of summer so don’t expect 
any increase in activity for the next couple of months. 
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Through the first half of the year Greater Vancouver home sales 
totalled just 10,924, the fewest since the year 2000 and down from 
2016’s peak of 25,795 sales.

boom/bust?

chart of the month

Greater Vancouver Home Sales Through The First Six Months
Source: REBGV, Steve Saretsky
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Units under construction (red line) are at a record high of 43,000 
while unit completions (blue line) remain elevated at just over 
23,000 units.

saretsky's chart book

coming soon

Metro Vancouver Housing Construction
Source: CMHC, Steve Saretsky
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Year to date apartment sales are in the red, declining across all cities 
in Greater Vancouver.

in the red

YTD Vancouver Apartment Sales Growth
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Canadian households are expecting the good times to continue. 
Household savings rates have plummeted to lows not seen since 
1961. 

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

JUNE 2019  JUNE 2018 % CHG (YR)

NUmbER of salEs 976 1,243 - 24%

NUmbER of NEw listiNGs 2,096 2,266 - 8%

iNvENtoRY 5,887 3,975 48%

salEs to aCtivE Ratio 16% 31% - 49%

moNtHs of sUpplY 6.7 3.0 127%

avG daYs oN maRkEt 35.5 20.3 75%

mEdiaN daYs oN maRkEt 22 11 100%

avG pRiCE $643,471 $694,889 - 7%

mEdiaN pRiCE $565,000 $605,000 - 7%

avG pRiCE pER sq ft $749 $813 - 8%

mEdiaN pRiCE pER sq ft $728 $771 - 6%

% of listiNGs sold ovER askiNG 7% 29% - 75%

deep dive

greater vancouver - condos
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JUNE 2019 JUNE 2018 % CHG (YR)

NUmbER of salEs 341 370 - 8%

NUmbER of NEw listiNGs 770 726 6%

iNvENtoRY 2,017 1,425 42%

salEs to aCtivE Ratio 17% 26% - 35%

moNtHs of sUpplY 7.2 3.6 103%

avG daYs oN maRkEt 33.7 20.9 61%

mEdiaN daYs oN maRkEt 19 13 46%

avG pRiCE $787,526 $873,396 - 10%

mEdiaN pRiCE $735,000 $818,000 - 10%

pERCENt of listiNGs sold ovER askiNG 7% 25% - 71%

JUNE 2019 JUNE 2018 % CHG (YR)

NUmbER of salEs 761 774 - 2%

NUmbER of NEw listiNGs 1,766 2,149 - 18%

iNvENtoRY 7,025 6,732 4%

salEs to aCtivE Ratio 10.8% 11.5% - 6%

moNtHs of sUpplY 12.3 8.5 45%

avG daYs oN maRkEt 48.7 37.3 31%

mEdiaN daYs oN maRkEt 28 22 27%

avG pRiCE $1,510,565 $1,758,479 - 14%

mEdiaN pRiCE $1,284,500 $1,418,000 - 9%

pERCENt of listiNGs sold ovER askiNG 5% 13% - 59%

greater vancouver - townhouses

greater vancouver - detached
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JUNE 2019  JUNE 2018 % CHG (YR)

NUmbER of salEs 343 474 - 28%

NUmbER of NEw listiNGs 813 887 - 8%

iNvENtoRY 2,183 1,651 32%

salEs to aCtivE Ratio 16% 29% - 45%

moNtHs of sUpplY 6.7 3.4 98%

avG daYs oN maRkEt 34.4 18.4 87%

mEdiaN daYs oN maRkEt 18 10 80%

avG pRiCE $799,745 $858,063 - 7%

mEdiaN pRiCE $656,000 $728,000 - 10%

avG pRiCE pER sq ft $933 $1,034 - 10%

mEdiaN pRiCE pER sq ft $905 $1,006 - 10%

% of listiNGs sold ovER askiNG 10% 28% - 63%

city of vancouver - condos

JUNE 2019 JUNE 2018 % CHG (YR)

NUmbER of salEs 65 71 - 8%

NUmbER of NEw listiNGs 129 154 - 16%

iNvENtoRY 370 342 8%

salEs to aCtivE Ratio 18% 21% - 15%

moNtHs of sUpplY 7.1 5.2 37%

avG daYs oN maRkEt 30.3 21.4 42%

mEdiaN daYs oN maRkEt 19 17 12%

avG pRiCE $1,020,617 $1,162,466 - 12%

mEdiaN pRiCE $955,000 $1,095,000 - 13%

pERCENt of listiNGs sold ovER askiNG 11% 15% - 30%

city of vancouver - townhouses
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JUNE 2019 JUNE 2018 % CHG (YR)

NUmbER of salEs 151 179 - 16%

NUmbER of NEw listiNGs 374 483 - 23%

iNvENtoRY 1,614 1,739 - 7%

salEs to aCtivE Ratio 9% 10% - 9%

moNtHs of sUpplY 13.1 10.6 24%

avG daYs oN maRkEt 40.4 39.0 3%

mEdiaN daYs oN maRkEt 21 23 - 9%

avG pRiCE $2,204,409 $2,551,969 - 14%

mEdiaN pRiCE $1,780,000 $2,016,000 - 12%

pERCENt of listiNGs sold ovER askiNG 6% 15% - 60%

city of vancouver- detached
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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/
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