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Metro level deep-dive

Quick links:

1) Toronto market tightens even as sales fall again

2) Vancouver home sales slide again

3) Calgary and Edmonton sales remain strong, new listings surge

4) Quebec home sales down a whopping 15% in August

Key takeaways:
e Seasonally adjusted home sales slid in all major metros in August, notably across Quebec where they fell an
estimated 15% just last month alone. Still, sales levels across the country remain very elevated relative to
levels of the past decade.

e New listings in most metros were down sharply compared to record levels in 2020. The notable outlier
remains the Alberta metros where new listings continue to make new highs.

e Condo sales are outpacing single-family in all major metros which likely reflects an early reversal in the “flight
to the suburbs” trend as well as affordability constraints in the more expensive detached segment.

e The rental market is gaining steam as international students return for the fall semester.
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1) Toronto: Resale market tightens even as sales fall again

Home sales in Toronto slid again for the 5™ straight month in August, down 2.7% m/m and a cumulative 34% from the
March highs. On ayly basis, sales were down 20% but still have positive momentum in the condo segment in what is
likely a reflection of affordability pressures for single-family homes and a reversal of the “flight to the suburbs” trend:
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New listings were way down compared to record levels last year at -43% y/y overall and -45% in the single-family
segment. It was the lowest level of new listings for any August since 2010:
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Y/Y change in new listings in Toronto
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August new listings -Toronto

I’'m hearing that some prospective sellers chose to hold off listing this summer so as to enjoy life without all the
restrictions of the past few months. | suspect we’'ll see a significant uptick in new listings going into the fall.

Inventory levels continue to decline with resale supply in the single-family segment falling to new +20-year lows for

the month.

Y/Y change in active listings in Toronto
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In a sign of how tight the market is, months of inventory sank below the 2016 lows for both the single-family and

condo segments with the former coming in at just 0.7:
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House prices were up 19.0% yl/y including a 24.5% increase in the detached segment:
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The recovery in the condo rental market also continued in August with leasing activity up almost 14% y/y while new
condo rental listings fell 17% y/y. The market is tightening, and it's resulting in a dramatic squeeze in rent prices
which rose another 3.6% m/m and are now up 10% in just the past 2 months alone:

Average monthly rent
Condos rented through MLS, City of Toronto
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Estimated monthly cash flows for the average investor buying at 80% LTV have improved slightly in recent months
but are still in the red to the tune of -$300.

However, cash flow may be less important in a low interest rate environment where principal repayment is so high.
Consider that with over 60% of mortgage payments going to principal from day 1, the typical investor is seeing $1,100
of principal repayment monthly even if they are out of pocket a few hundred bucks up front on the carry. In other
words, “net wealth creation” is still strongly positive at ~$800/month, not including potential capital gains.

That dynamic, plus hefty appreciation in recent years, helps explain ongoing investor demand for cash flow negative
investments.
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Monthly condo cash flow index
80% LTV, fully discounted mortgage rates
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2) Vancouver home sales slide again

Seasonally adjusted home sales in Vancouver fell 1% m/m in August and are now down 37.3% from the March peak.

Relative to last year, home sales rose 3.4% yly in August including a 22.4% jump in the condo segment where sales

hit record levels last month:

Vancouver monthly home sales
seasonally adjusted
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New listings fell 30.7% off record highs in 2020 but were in-line with normal August levels over the past decade:

Y/Y change in new listings in Vancouver August new listings -Vancouver
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Active listings plunged 29.7% y/y and hit new 30-yr lows in the single-family segment:

Y/Y change in active listings in Vancouver
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House prices were up 13.8% yl/y overall and 20.6% for single-family:
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3) Calgary and Edmonton sales remain strong, new listings surge

Home sales in Calgary and Edmonton slipped 2% m/m and are now down 25% from the April 2020 highs. But
perspective is needed here; Sales are still at levels last seen in 2014 prior to the downturn in oil prices. This is no

longer a buyer’'s market by any means:

Calgary + Edmonton monthly home sales
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If there’s one concerning dynamic in the Alberta metros right now it's the sustained level of new listings. August saw
new listings increase 11% including a 21% increase in the condo segment. This is very different than in just about
every other major metro across the country where new listings have dwindled all through the summer:
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Active listings were effectively unchanged y/y in August as a steep decline in detached inventory offset rising condo

supply:
Active MLS listings: Calgary + Edmonton Y/Y change in active listings
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House prices continue to accelerate in both metros with the MLS HPI up 9.4% yly in Calgary and 5.7% in Edmonton:
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4) Quebec home sales down a whopping 15% in August

Major metros in Quebec are following a very different sales pattern than the rest of the country. After peaking last
summer, seasonally adjusted home sales have fallen 39% including an estimated 15% just last month alone. If that
number is correct, it means sales have fallen all the way back to early 2019 levels:

Quebec provincial monthly home sales
seasonally adjusted
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Now it may just be that there’s so little supply on the market relative to other years that it's affecting sales. You can’t
buy what’s not for sale after all. It's telling that inventory levels are down by nearly 1/3 relative to last year and have
fallen almost 70% over the past 5 years:
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There’s little relief in sight for the inventory shortage. New listings coming to market remained weak in August, down
29% yly.

Quebec new listings
12-mo rolling
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Median price growth is well off the peak of 40% y/y for single-family homes back in the spring, but gains are still solid
at 19% yly for condos and 18% for single-family homes:
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Y/Y change in median prices- Quebec
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