
S A R E T S K Y  
group

saretsk y report

july 2019

the



1 july 2019saretsky report

click here to sign up for the saretsky report!

As we had been calling for the past few 
months, Greater Vancouver home sales 
had likely bottomed and we would soon 
begin to see year-over-year increases. This 
was indeed the case in July, where home 
sales bounced, jumping 23% year-over-
year. While the large increase in sales is 
certainly significant, it is also important 
to contextualize the increase. Last year 
( July 2018) was the slowest month of July 
in eighteen years. Therefor, it was highly 
unlikely we would see sales weaken further. 
Instead, we saw sales increase, although still 
below the 10 year average for the month, 
while prices continued to inch lower. It 
appears lower prices, along with falling 
mortgage rates have certainly encouraged 
some buyers back into the market. Further, 
the labour market remains relatively 
strong, allowing willing buyers to obtain 
a mortgage and or leverage up in the 
housing market. However, overall market 
conditions remain very volatile with some 
segments exuding significant weakness, 
while other more affordable segments of 
the market remain much more resilient. 
Let’s unpack the month of July further…
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Last July marked the fewest detached sales in Greater Vancouver 
since data was collected back in 1991. It should be no surprise that 
this year marked a noticeable uptick with sales jumping 31% year-
over-year. As you’ll see in the chart below, this year was still one of 
the slowest from a historical context. Dating back to the year 2000, 

detached market

overview

Greater Vancouver Detached Sales in July
Source: REBGV, Steve Saretsky
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there have only been two other years with fewer detached sales in 
July (2012 & 2008).

It is much too soon to conclude the sharp bounce in sales year-over-
year is indicative of a housing market that has “bottomed”. As we 
will highlight further in our report, sales increased on lower prices. 
The benchmark price of a detached home slipped further in July, 
now down 10.5% year-over-year. The benchmark price has now 
been in contraction for twelve consecutive months, the longest 
correction period since 2012/13.

Greater Vancouver Detached Prices Y/Y
Source: REBGV, Steve Saretsky

It does appear that the sharpest annual price declines are behind 
us, at least for now, as we are seeing the year-over-year rate of price 
declines bottom, and begin to trend higher. This could further 
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be solidified through the reduction in inventory, the number of 
homes for sale actually fell year-over-year, dropping 8% from last 
year. Sellers are choosing to take their house off the market, with 
new listings also falling by 8%. Time will tell if this turns out to be 
a wise decision or not. One of our preferred metrics, months of 
inventory, also fell and now sits at 7.5 months. This is still indicative 
of a buyers market but the trend is worth keep an eye on. 

Overall, the detached market remains significantly weak at higher 
price brackets, with much more local demand concentrated at 
entry level price points, particularly those with basement suites (aka 
mortgage helpers). There is also significant weakness for teardown 
homes as single family home builders move to the sidelines. 

Greater Vancouver Detached Months Of Inventory
Source: REBGV, Steve Saretsky
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However, buyers are still bargain hunting and looking for deals. 

The Greater Vancouver condo market was responsible for most of 
the rebound in the July sales figures. Condo sales increased 15.2% 
year-over-year and were nearly in line with the ten year average (just 
shy by 3.9%) for the month of July. We believe falling mortgage 
rates, and relatively easy access to credit are responsible for the 
increased purchasing activity. Yes there is a mortgage stress test but 
banks are still eager to lend, as seen in the mortgage rate wars this 
year, and borrowers are still credit worthy (fully employed).

condo market

Greater Vancouver Condo Sales for July
Source: REBGV, Steve Saretsky
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Overpriced and or less desirable condos are not selling. Units in a 
poor location, or in a poorly run strata building are sitting for long 
periods of time. Condos that are priced sharply are still moving 
quickly, albeit at lower prices. This is reflected in the benchmark 
price of a condo which fell again in July, dropping 8.8% from last 
year. We also saw the average price per square foot drop 6.8% from 
last year.

Condo inventory continued to build off a low base from last year, 
increasing 30% year-over-year. Inventory still remains low from 
a historical perspective and that should help ease price declines. 
This is particularly the case when looking at months of inventory 

Greater Vancouver Condo Prices Y/Y
Source: REBGV, Steve Saretsky
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which accounts for total inventory divided by the number of sales. 
In July, the months of inventory ticked lower to 4.5 months, which 
is indicative of a balanced market.

Greater Vancouver Condo Months Of Inventory
Source: REBGV, Steve Saretsky

As we will discuss further in the rest of the report, sometimes one 
metric or one chart does not tell the whole picture, and we are 
certainly getting conflicting messages here. On one hand you have 
rising sales, yet on the other hand you have rising inventory and 
falling prices. So what is the true state of the Greater Vancouver 
condo market? Overall it remains soft, prices are still inching lower, 
although the rebound in sales and low inventory levels suggests 
prices could very well stabilize in the coming months ahead. 
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summary

The housing market definitely had a nice bounce in sales for the 
month of July, which is surprising given July is normally a slower 
time of the year. This was actually the second busiest month of the 
year so far for transactions. However, it seems we are still stuck 
in a sluggish period and that seems likely to continue despite the 
bounce. Year to date ( January through July), sales across Greater 
Vancouver are off to their worst start since the year 2000. It seems 
sellers have finally come around to that realization and they 
are begrudgingly selling at lower prices. This is reflected in the 
detached price falling 10.5% year-over-year and condo prices by 
8.8%.  With both prices and mortgage rates having dropped some 
buyers are once again being enticed back into the market, with 
some perceiving it as an opportunity, given prices haven’t dropped 
to this extent in a decade. With sales up, and new listings falling, 
it seems logical to conclude this could put a floor under prices, at 
least for now. 

However, there remains a multitude of factors that could easily tip 
the scales either way. Currently the media is getting bulled up on 

However, when we back out further, there are still significant 
headwinds which will likely impact the market further such as the 
record number of condos under construction that are coming due, 
along with the slowing economic backdrop.
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the political turmoil in Hong Kong, suggesting capital will flood 
Vancouver at any given moment. So far there have been little to no 
signs of this, and it remains purely speculation, although a valid one 
at that. 

On the other hand we have very real headwinds which could 
certainly tip prices lower. The most obvious one being the number 
of units under construction topped a record high 44,000 in June, 
while housing starts remain elevated despite soft market conditions. 
Developers are doing their best to push ahead, but lack of demand 
at pre-sale centres is prompting more developers to shelve projects. 
How will this impact GDP and employment once the current 
construction boom comes to a finish? 

Further, Chinese home buying remains a fraction of what it was and 
it appears to have impacted more than just Vancouver. The recent 
slowdown in Australia is well documented, however, the Chinese 
home buying boom has ended in the US as well. Per the National 
Association of Realtors, data shows Chinese dollar volumes 
peaked in the US in 2017 at $31.7B, and it is now just $13.4B. Note 
this wasn’t a result of a foreign buyer or speculation tax, but rather 
a geopolitical shift. 

Lastly, the federal election in Canada is now just months away. How 
will this impact mortgage and housing policies in the future? So 
far there has been no indication the Liberal Government will roll 
back the B-20 mortgage stress test, particularly since home prices 
are still growing in Eastern Canada. Conservative Government 
Andrew Scheer has hinted he will review the policy. Although 
given the levels of household indebtedness across Canada, how 
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much further can household borrowing be stimulated? Interest 
rates are already hovering near the zero bound and yet household 
credit growth remains stuck at levels not seen since the 1980’s. I 
suppose we will find out soon enough...
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The pre-sale absorption rate fell again in June, down to just 14%. 
This is well below the desired 40-50% range, suggesting developers 
will have to increase discounts or shelve projects. 

more discounts, please

chart of the month

Vancouver Pre-Sale Absorption Rates
Source: MLA, Steve Saretsky
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Rent price relief may be on the horizon for tenants in Greater 
Vancouver. The number of rental units under construction ticked 
close to record highs in June. 

saretsky's chart book

renter relief

Greater Vancouver Rental Units Under Construction
Source: CMHC, Steve Saretsky
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According to BC land transfer tax data, foreign purchases of BC 
real estate have slowed. Foreigners purchased just $131M worth of 
residential real estate in May 2019, that’s down from a cycle high 
of $400M in June 2017. (Data was first collected in January 2017)

where'd you go?

Value of Foreign Residential Purchases in BC (Hundreds of $Millions)
Source: BC Stats, Steve Saretsky
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According to RBC Economics, Greater Vancouver multi-family 
units under construction per 1000 people suggest “greater than-
usual risk of market imbalance down the road.” 

adjusting for population
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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.

JULY 2019  JULY 2018 % CHG (YR)

nUmbeR of saLes 1,245 1,081 15%

nUmbeR of new ListinGs 2,177 2,255 - 3%

inventoRY 5,663 4,311 31%

saLes to aCtive Ratio 22% 25% - 12%

montHs of sUppLY 6.4 3.3 94%

avG daYs on maRket 37.2 23.6 58%

median daYs on maRket 25 16 56%

avG pRiCe $656,772 $709,235 - 7%

median pRiCe $580,000 $620,000 - 6%

avG pRiCe peR sq ft $764 $819 - 7%

median pRiCe peR sq ft $735 $800 - 8%

% of ListinGs soLd oveR askinG 6% 19% - 68%

deep dive

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

nUmbeR of saLes 404 314 29%

nUmbeR of new ListinGs 708 693 2%

inventoRY 1,974 1,512 31%

saLes to aCtive Ratio 20% 21% - 1%

montHs of sUppLY 6.9 3.9 75%

avG daYs on maRket 41.2 27.2 51%

median daYs on maRket 27 19 42%

avG pRiCe $794,520 $884,624 - 10%

median pRiCe $725,000 $801,000 - 9%

peRCent of ListinGs soLd oveR askinG 5% 13% - 61%

JULY 2019 JULY 2018 % CHG (YR)

nUmbeR of saLes 853 649 31%

nUmbeR of new ListinGs 1,599 1,746 - 8%

inventoRY 6,255 6,707 - 7%

saLes to aCtive Ratio 14% 10% 41%

montHs of sUppLY 10.7 8.7 22%

avG daYs on maRket 47.9 46.9 2%

median daYs on maRket 31 32 - 3%

avG pRiCe $1,493,903 $1,606,343 - 7%

median pRiCe $1,250,000 $1,395,000 - 10%

peRCent of ListinGs soLd oveR askinG 7% 11% - 39%

greater vancouver - townhouses

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

nUmbeR of saLes 481 426 13%

nUmbeR of new ListinGs 813 879 - 8%

inventoRY 2,030 1,724 18%

saLes to aCtive Ratio 24% 25% - 4%

montHs of sUppLY 6.1 3.6 70%

avG daYs on maRket 32.6 24.1 36%

median daYs on maRket 21 16 31%

avG pRiCe $806,518 $860,930 - 6%

median pRiCe $690,000 $735,000 - 6%

avG pRiCe peR sq ft $950 $1,032 - 8%

median pRiCe peR sq ft $941 $1,020 - 8%

% of ListinGs soLd oveR askinG 7% 16% - 52%

city of vancouver - condos

JULY 2019 JULY 2018 % CHG (YR)

nUmbeR of saLes 72 62 16%

nUmbeR of new ListinGs 129 137 - 6%

inventoRY 352 326 8%

saLes to aCtive Ratio 20% 19% 8%

montHs of sUppLY 6.6 5.0 33%

avG daYs on maRket 39.6 25.2 57%

median daYs on maRket 29 22 32%

avG pRiCe $1,125,062 $1,190,060 - 5%

median pRiCe $1,055,000 $1,168,000 - 10%

peRCent of ListinGs soLd oveR askinG 3% 6% - 57%

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

nUmbeR of saLes 184 124 48%

nUmbeR of new ListinGs 362 381 - 5%

inventoRY 1,369 1,674 - 18%

saLes to aCtive Ratio 13% 7% 81%

montHs of sUppLY 10.7 10.5 2%

avG daYs on maRket 45.5 42.2 8%

median daYs on maRket 30 23 30%

avG pRiCe $2,283,808 $2,343,560 - 3%

median pRiCe $1,800,000 $1,870,000 - 4%

peRCent of ListinGs soLd oveR askinG 9% 10% - 5%

city of vancouver- detached
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Steve Saretsky is a Vancouver residential 
Realtor and author behind one of 
Vancouver’s most popular real estate blogs.  
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 
has advised developers, hedge funds, and 
fund managers on the Vancouver housing 
market and is a regular speaker at industry 
events.

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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