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Greater Vancouver home sales bounced 
again in August, increasing 16% year-over-
year. This was the second consecutive 
month home sales had increased on a year-
over-year basis. However, it is important 
to contextualize the movements before 
jumping to conclusions and getting too far 
ahead of ourselves. Without a doubt sales 
activity has increased, which shouldn’t be 
overly surprising considering we endured 
a twenty year low in purchasing activity 
through the first half of this year. It appears 
some of the demand that was cautiously 
sitting on the sidelines is finally pulling the 
trigger, thanks to lower prices and much 
lower mortgage rates. Today we are seeing 
5 year fixed uninsured mortgages as low as 
2.69% with further indications that those 
should sink lower as the 5 year Government 
of Canada bond yields continues to tumble. 
Despite the massively inverted Canadian 
yield curve, banks are still eager to lend, 
many of whom are actively competing for 
new borrowers despite shrinking margins. 
As a result, the housing market appears 
much stronger, sales activity is picking up, 
banks are lending and prices appear to 
have stabilized. However, resounding calls 
echoing that the bottom is in, are likely 
premature. Let us dive in further.
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The theme of this report is context. Case in point with the detached 
housing market. August detached housing sales surged 25% year-
over-year. That makes for a great headline and if you didn’t have 
any context you would assume the detached market was booming. 
However when we contextualize this movement we can see that 
detached sales despite the large uptick year-over-year, sales are 
actually still below the 10 year average.  In fact, detached sales were 

detached market

overview

Greater Vancouver Detached Sales in August
Source: REBGV, Steve Saretsky
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21% below the 10 year average for August, and even further below 
the 19 year average below.

Which brings us to our next point. We actually believe that this is 
a structural problem. Detached home sales have been falling ever 
since 2015, as prices are simply out of reach for most local buyers. 
Despite prices falling anywhere between 15% and 35% (high end 
luxury segment), and mortgage rates hovering near record lows, 
sales remain weak.  The logical conclusion seems to be that we will 
slowly see the death of the single-family home as more of these 
homes get redeveloped into condos and townhomes in the future.

Detached prices remain soft, with both the average and median 
sales price showing a 4% decline year-over-year.  Further the MLS 

Greater Vancouver Detached Prices Y/Y
Source: REBGV, Steve Saretsky
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benchmark shows a decline of 9.7% year-over-year.  However 
most of this weakness is concentrated at the higher end of the 
market where price pressures are significant.  Prices for entry-level 
single-family homes, particularly those with basement suites a.k.a. 
Mortgage helpers have stabilized as local buyers attempt to squeeze 
in to that segment of the market.  

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

Price stabilization has been cushioned through a decline in overall 
inventory for sale.  Detached inventory dropped 11% year-over-
year and new listings dropped by 10% year-over-year.  In essence, 
what we are seeing is a slight increase in sales combined with fewer 
new listings and a drop in overall inventory as disgruntled sellers 
choose to take their home off the market during these soft selling 
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conditions.  Months of inventory, which is a strong indication of 
market conditions, shows 8.4 months of inventory for sale, this is 
basically unchanged from last month and still indicates a buyer’s 
market. 

Overall, the detached market was similar to last month, sales have 
picked up and inventory levels have decreased, this has helped ease 
some of the downwards pressure on prices, however it remains a 
buyer’s market, particularly the higher up you go in price.
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Greater Vancouver condo sales bounced 9% year-over-year this 
August.  This brought condo sales roughly in line with their 10 year 
average.  Keep in mind these sales are not adjusted for population 
growth and/or the growth in the housing stock.  

condo market

Greater Vancouver Condo Sales for August
Source: REBGV, Steve Saretsky

We are seeing weakness in two and three bedroom condos, 
particularly the higher up you go.  There is still lots of activity for 
one-bedroom condos as first-time buyers try to squeeze into the 
housing market.  This is perhaps best reflected in the sales actives 
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ratio for one-bedroom condos which shows a ratio of 28%, this is 
indicative of a seller’s market, although I’d still be hesitant to suggest 
that sellers truly hold the upper hand in negotiations.

Buyers are still relatively picky, opting to neglect older less 
desirable buildings, particularly those with rental restrictions or pet 
restrictions.  Most of the demand in the condo market is funneling 
into newer one bedroom units that are reasonably priced.  
However, again we like to emphasize context,  the percentage 
of one-bedroom condos  that sold over the asking price slipped 
to just 8% in August. This is down from 17% last year, and down 
significantly from a cycle high set back in June 2017 when 62% of 
one-bedroom condos sold over the asking price. 

Percent of Greater Vancouver One-Bedroom Condo Sales Sold Over Asking Price

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

Source: REBGV, Steve Saretsky

So, in essence sales are back in line with historical averages,  
mortgage rates remain incredibly low,  and inventory continues to 
slowly build- up 23.5% from last year.  As a result, there is 4.6 months 
of inventory for sale which suggests we are in a balanced market. 

However, this did not stop prices from registering another year-
over-year decline.  The MLS benchmark shows condo prices 
slipped 7.4% annually.  Although, the mls benchmark is notorious 
for being a lagging indicator.  If we look at the average price per 
square foot, we can see that prices are flatlining.  This goes hand-in-
hand with what we are seeing from a feet on the ground perspective.  
The should not be a surprise though, considering there is just 4.6 
months of inventory for sale, it’s not like we’ve been flooded with a 
whole bunch of inventory, although that could certainly be the case 
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Greater Vancouver Condo Prices Y/Y
Source: REBGV, Steve Saretsky

in the near future as new supply completes. There are still a record 
45,000 new homes under construction in Greater Vancouver. 
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In Summary, the Greater Vancouver housing market is showing 
little rhyme or reason. Prices appear to have stabilized somewhat, 
there is still significant weakness at the high-end of the market, 
while activity has increased for entry-level affordable product.  The 
market  appears to be somewhat in a lull or boring period,  Where 
activity and prices are basically moving sideways. Media attention 
has died down and everyone is sort of left scratching their heads, 
wondering what will come next?  The global economy is slowing 
down, political turmoil is rising, and central banks are desperately 
slashing interest rates closer to zero in a hurried attempt to stave 
off market fears of a recession.  While that plays out behind the 
scenes Canadian households are enjoying full employment and 
nearly free money as mortgage rates plummet closer towards the 
lows set back in 2016. Unsurprisingly, this has swayed a new wave 
of buyers to leverage up into the housing market and prompted 
bank economists to call the bottom in the Canadian Real Estate 
correction, if you can call it that. 

However, this story feels far from over and many questions remain 
unanswered. Will Vancouver be the destination for wealthy Hong 
Kongers fleeing political uncertainty? So far there is no evidence 
of said capital flight, despite the industry and the media suggesting 
otherwise. Recent reports suggest Hong Kong leader Carrie 
Lam might announce a formal withdrawl of the controversial 
extradition bill. Meanwhile, as China juggles the Hong Kong 
Protests and the escalating trade wars they are also dealing with 
the risk of capital flight again. In August the Renminbi devalued 

summary
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by 3.8% against the $USD, the single largest monthly decline in the 
currency in 25 years. This prompted policy makers to once again 
beef up capital controls, as reported by the Nikkei Asian Review. If 
capital outflows ramp up again keep an eye on the luxury and pre-
sale market here, again no signs of that heating up today. 

Other questions which remain unanswered, can central banks and 
policy makers alike extend this cycle further? The bond market is 
clearly telling us something, over 90% of the Canadian yield curve 
is inverted, and like it or not it’s the Bank of Canada’s turn to slash 
interest rates. They held rates firm in September but many signs 
point towards a rate cut in October. Given the level of household 
indebtedness in this country- will lower rates even be stimulative, 
or are we simply pushing on a string? As of July residential 
mortgage credit growth had grown by 3.8% year-over-year, the fifth 
consecutive monthly increase, however it’s still the slowest pace of 
annual growth in 24 years. 

The strength of the housing market ultimately depends on 
the health of the economy, and the labour market. So far both 
employment and delinquencies (lagging indicators) look strong 
but could that change? For example, despite the West Vancouver 
housing market being depressed for nearly three years, and prices 
falling by upwards of 40% from the peak, there are only eight 
active foreclosure listings for sale on the MLS. Either a wave of 
foreclosures are coming or Canadian households/ banks truly are 
impenetrable. 

The residential construction market remains relatively strong, 
with a record high of over 45,000 units under construction, while 
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housing starts remain robust bouncing back to the near record 
highs we have enjoyed over the past couple of years. Undoubtedly 
this has kept trades workers busy, and so layoffs in this space have 
been relatively benign. However, given the continued weakness in 
the pre-sale market this will spill over into projects being cancelled 
and could be a headwind for employment if it gains momentum. 
We can see developers reacting to the change in market conditions 
through a steep drop off in residential land sales. Land sales fell 58% 
year-over-year in Q2 2019. It was the fewest quarterly transactions 
since Q1 2014. 

We foresee a relatively decent fall market as lower rates continue 
to provide a shot in the arm to the housing market. However given 
that affordability remains stretched and there is little room for 
mortgage rates to fall further, we are skeptical it will be enough to 
prolong this cycle much further. 
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It’s not just home buyers that have been nervous about entering the 
market. Property developers have also taken pause. Land sales fell 
58% year-over-year in Q2 2019. It was the fewest transactions since 
Q1 2014.

sitting on the sidelines

chart of the month

Metro Vancouver Land Sales by Quarter
Source: Altus Group, Steve Saretsky
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RBC chief economist Robert Hogue made headlines by declaring 
the bottom is in and the correction is over in the Canadian housing 
market as the national home price index snapped a five month 
losing skid in July. Skeptics couldn’t help but wonder, “was that 
even a correction?”

saretsky's chart book

it's over?

Canada Home Price Index Annual Change
Source: CREA, Steve Saretsky
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The Canadian yield curve is now over 90% inverted, even 
more so than during the financial crisis. This age old indicator 
has typically been a recession indicator but Bank of Canada’s 
Stephen Poloz remains unshaken. The Bank held rates firm again 
in September, adding “Housing activity has regained strength 
more quickly than expected as resales and housing starts catch 
up to underlying demand, supported by lower mortgage rates. 
This could add to already-high household debt levels, although 
mortgage underwriting rules should help to contain the buildup 
of vulnerabilities.”

unshaken

% of Inversions in the Canadian Yield Curve
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Foreclosure activity in Metro Vancouver remains very low, but 
has clearly bottomed and is rising off a very low base. Foreclosure 
activity is still way below historical averages though.

coming to a courthouse near you

Metro Vancouver Foreclosure Activity
Source: REBGV, Steve Saretsky
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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.

AUG 2019  AUG 2018 % CHG (YR)

nUmbeR of sAles 1,120 1,028 9%

nUmbeR of new listinGs 1,759 1,738 1%

inventoRY 5,193 4,198 24%

sAles to ACtive RAtio 22% 24% - 12%

montHs of sUpplY 5.8 3.3 74%

AvG dAYs on mARket 42.0 28.3 48%

mediAn dAYs on mARket 28 18 56%

AvG pRiCe $651,064 $712,580 - 9%

mediAn pRiCe $582,000 $610,000 - 5%

AvG pRiCe peR sq ft $771 $832 - 7%

mediAn pRiCe peR sq ft $744 $801 - 7%

% of listinGs sold oveR AskinG 6% 16% - 61%

deep dive

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

nUmbeR of sAles 345 294 17%

nUmbeR of new listinGs 567 576 - 2%

inventoRY 1,824 1,507 21%

sAles to ACtive RAtio 19% 20% - 3%

montHs of sUpplY 6.3 4.1 54%

AvG dAYs on mARket 44.0 30.2 45%

mediAn dAYs on mARket 29 20 45%

AvG pRiCe $811,496 $885,430 - 8%

mediAn pRiCe $736,000 $805,000 - 9%

peRCent of listinGs sold oveR AskinG 5% 10% - 47%

AUG 2019 AUG 2018 % CHG (YR)

nUmbeR of sAles 713 576 24%

nUmbeR of new listinGs 1,314 1,477 - 11%

inventoRY 5,787 6,514 - 11%

sAles to ACtive RAtio 12% 9% 39%

montHs of sUpplY 9.7 8.8 10%

AvG dAYs on mARket 54.8 53.3 3%

mediAn dAYs on mARket 37 36 3%

AvG pRiCe $1,560,879 $1,620,146 - 4%

mediAn pRiCe $1,290,000 $1,345,000 - 4%

peRCent of listinGs sold oveR AskinG 5% 9% - 39%

greater vancouver - townhouses

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

nUmbeR of sAles 438 388 13%

nUmbeR of new listinGs 605 634 - 5%

inventoRY 1,770 1,614 10%

sAles to ACtive RAtio 25% 24% 3%

montHs of sUpplY 5.3 3.5 52%

AvG dAYs on mARket 38.9 27.9 39%

mediAn dAYs on mARket 25 18 39%

AvG pRiCe $782,684 $898,545 - 13%

mediAn pRiCe $672,000 $635,000 - 9%

AvG pRiCe peR sq ft $947 $1,055 - 10%

mediAn pRiCe peR sq ft $940 $1,025 - 8%

% of listinGs sold oveR AskinG 9% 15% - 36%

city of vancouver - condos

AUG 2019 AUG 2018 % CHG (YR)

nUmbeR of sAles 60 52 15%

nUmbeR of new listinGs 80 108 - 26%

inventoRY 314 310 1%

sAles to ACtive RAtio 19% 17% 14%

montHs of sUpplY 5.8 4.9 20%

AvG dAYs on mARket 42.1 36.4 16%

mediAn dAYs on mARket 35 29 21%

AvG pRiCe $1,156,801 $1,367,093 - 15%

mediAn pRiCe $1,160,000 $1,200,000 - 3%

peRCent of listinGs sold oveR AskinG 3% 6% - 42%

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

nUmbeR of sAles 133 116 15%

nUmbeR of new listinGs 275 337 - 18%

inventoRY 1,265 1,623 - 22%

sAles to ACtive RAtio 11% 7% 47%

montHs of sUpplY 9.8 10.5 - 7%

AvG dAYs on mARket 57,4 55.4 4%

mediAn dAYs on mARket 36 36 0%

AvG pRiCe $2,252,444 $2,484,290 - 9%

mediAn pRiCe $1,870,000 $2,048,000 - 19%

peRCent of listinGs sold oveR AskinG 6% 9% - 30%

city of vancouver- detached

https://mailchi.mp/stevesaretsky/saretskyreport


22 january 2019saretsky report

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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