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Question #1:  What has been the impact of changes in government regulation?
The number of housing policy changes over the past eighteen months has been unprecedented, at both the 
federal and provincial level. The first of two major changes (January 2016) at the federal level increased the 
required down payment on homes worth more than $500,000 for borrowers in need of mortgage insurance. 
Then, October ushered in a higher bar on stress tests for insured mortgage borrowers, alongside changes to 
portfolio insurance eligibility. This one-two punch was the broadest and most stringent set of rules imposed 
over the past decade. 

However, the impact on housing demand fell flat relative to expectations. Each successive regulation change 
at the federal level has left a smaller mark on home buying activity. Our estimates suggest that the most re-
cent federal rule changes may have only shaved 2% off demand nationwide. In contrast, the first regulatory 
changes implemented in 2008 dampened home sales by roughly 10% (Chart 1). That policy increased the 
required down payment from 0% to 5% for insured borrowers and lowered the allowable amortization period 
from 40 years to 35 years.    
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There have been many questions regarding the impact of regulation on Canadian regional housing markets, 
and whether it’s reasonable to expect a soft landing in light of the recent steep decline in Toronto homebuyer 
activity. In this report, we address these and other questions related to our regional housing outlook put for-
ward by our clients in recent months. Forecast tables are provided on pages 9-13.
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Why might this be? The answer, in part, lies with 
the fact that each round of regulatory changes dis-
proportionately impacted borrowers who required 
mortgage insurance. This incented a shift away 
from high loan-to-value mortgages into conven-
tional mortgages. New loans that require home-
buyer’s insurance now account for less than 20% 
of all new chartered bank mortgage originations, 
compared to 40% prior to 2008. So, each round of 
policy changes has targeted a shrinking share of 
the overall market. According to Bank of Canada 
data, insured mortgage originations among Cana-
dian chartered banks took a significant hit in late 
2016 and early 2017, falling 43% from the peak in 
Q4 2015. However, the impact on overall mortgage 
credit growth and the market was more limited, as 
buyer’s shifted into conventional mortgages.

As federal policy changes became less effective, 
those implemented at the provincial level proved to 
have some bite. Timing was important, as imple-
mentation occurred during a rapid erosion in hous-
ing affordability. The B.C. government triggered a 
sharp drop in housing demand when the provincial 
budget (February 2016) outlined measures to track 
foreign investment and discourage shadow flipping.  
Three quarters of the downturn in sales had already 
occurred by August 2016, when the province intro-
duced a 15% non-resident land transfer tax in Van-
couver. Typically, market activity bounces back within 
six to 12 months following such policy changes. True 

to form, markets in Vancouver and most of B.C. em-
barked on a modest recovery earlier this year. But, 
momentum has since petered out under the weight 
of higher mortgage rates. 

Looking eastward, the Ontario market had a head of 
steam between January and March this year, despite 
federal changes to mortgage regulation rules last 
October. In a prior report, we discussed how specu-
lative behaviour contributed to the rapid rise of de-
mand and prices in the province. Although many 
commentators had focused on foreign demand, we 
argued that the Toronto market went beyond those 
forces, and the influence of domestic speculation 
could not be ignored. 

So in April, Ontario went even further than B.C. with 
a sweeping sixteen-measure housing market plan. 
Of these measures, we deem three particularly ma-
terial for triggering an immediate market response: 
the 15% non-resident land transfer tax on all pur-
chases in the Greater Golden Horseshoe Area, ex-
panded rent control, and the right to tax vacant 
land and properties.   

The subsequent downturn in Ontario (and Toronto 
in particular) has been more abrupt than the ex-
perience of B.C. (and Vancouver). Since Ontario’s 
policy measures, existing home sales have tumbled 
33%, with Toronto plummeting 44%. Existing home 
sales in B.C. and Vancouver experienced a simi-
lar decline, but over the course of an entire year. 
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CHART 1: EXISTING HOME SALES

GVA (left)

GGH (left)

Rest of Canada (right)

Unit Sales, 000's

Source: CREA, TD Economics Provincial Policy Changes 

Indicates 
Federal Rule 
Changes

Unit Sales, 000's

0

10,000

20,000

30,000

40,000

50,000

60,000

1990 1999 2008 2017

CHART 2: NEW LISTINGS

Vancouver

Toronto

Level, Units

Source: CREA, F by TD Economics as of August 2017

http://economics.td.com
https://economics.td.com/new-mortgage-rules-reinforce-soft-landing


3

@TD_Economicshttp://economics.td.com

Further differentiating the two markets has been 
a rapid escalation in supply within Toronto (Chart 
2). The knee-jerk response supports our view that 
domestic speculation was playing a larger role in 
the GTA’s market relative to the forces observed 
within its western counterpart. Likewise, the move-
ment in prices, while not ringing any alarm bells as 
of yet, also shows an outsized response relative to 
B.C.  The average home price in the Greater Toronto 
Area (GTA) has fallen 13% peak-to-trough (Chart 3), 
with suburban areas disproportionately impacted 
by the policy changes. On a seasonal and quality 
adjusted basis, single family home prices in the GTA 
have edged down by 6.6% so far, and by a greater 
11.4% in Oakville-Milton, one of Ontario’s biggest 
suburbs. By comparison, single-family home prices 
fell 3.0% peak-to-trough in Vancouver over a six 
month period (July 2016-January 2017), but have 
since recovered.   

Government policymakers are not done yet with 
regulatory changes on the mortgage market. The 
Office of the Superintendent of Financial Services 
(OSFI) put forward a proposal to subject all bor-
rowers to income test at a rate that is two percent-
age points higher than the contract rate. Currently, 
lenders are required to income test at the Bank of 
Canada’s 5-year posted rate all insured borrowers 
as well as those uninsured borrowers who take out 
a variable-rate product or fixed-rate borrowers with 
terms shorter than five years. Only five-year (and 
longer) fixed-rate uninsured borrowers are currently 

exempt from this more stringent requirement. This 
divergence would no longer be the case if the new 
measures are put into place, which will cause buy-
ers in the latter group to adjust their behaviour by 
coming up with a bigger down payment, opting for 
a lower priced purchase, scaling back other debt, or 
delaying a home purchase altogether. In the year of 
implementation, we estimate that this new rule could 
depress demand by 5% to 10%, and shave 2% to 4% 
off of our current forecast for the average price level 
in 2018. This will be yet another force limiting price 
growth in the future.

Question #2: What is happening with for-
eign investment?
The share of foreign buyers in the overall market is 
now better understood within the Toronto and Van-
couver markets: 
• The B.C. government started tracking foreign 

buyers in 2016. They found that between June 
10-July 14 of that year, 9.7% of all sales transac-
tions in the Greater Vancouver Area were tied 
to foreign nationals. That number plummeted to 
1% following the non-resident tax implimenta-
tion in August, but recovered to near-4% by the 
end of 2016.  

• Ontario started tracking the share of foreign 
buyers in total transactions in May of this year 
and found that figure to be 4.7% in the Greater 
Golden Horseshoe region (GGH).
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In Ontario, data collection began after the provincial 
policy announcements and, therefore, may have un-
derestimated the non-resident purchase pressures 
that were occuring prior. In addition, although a fig-
ure like 5% may not sound material, it can certainly 
create tension within a market that is already fac-
ing tight supply, by making hot markets even hotter.  
Lastly, non-resident purchases were not uniformally 
distributed across the geography. Within the GGH, 
the York region and the City of Toronto reflected for-
eign purchase shares much higher at 9% and 7%, 
respectively.  

Following the implementation of the non-resident’s 
tax in Ontario, there has been little evidence of a 
jump in foreign activity in other regions. Ottawa and 
Montreal (Chart 4) have heated up in recent months, 
but they are not yet exhibiting the typical signs of 
increased foreign investment activity, including a 
significant jump in the share of sales relative to the 
size of the population. Moreover, the Quebec Fed-
eration of Real Estate has noted that the strength 
in Montreal has been driven by the $400,000 and 
under segment of the market, while the the luxury 
home market has remained amply supplied. In oth-
er words, the segment of the market most attractive 
to first-time homebuyers is driving market activity 
and price growth. 

Question #3: Will strong population growth 
cause resurgence in demand? 

This question can be unpacked into two compo-
nents: migration flows and population age struc-
ture. In terms of the first, 2016 was a record year 
for immigration in Canada with over 300,000 immi-
grants. As a result, population growth has picked up 
to the highest pace since the mid-1990s. Govern-
ment policy initiatives in the last year suggest that 
the level of immigration will hold steady near this 
pace, or potentially increase with time.  

While most w have benefited from strong immigra-
tion flows, Ontario and B.C. also benefited from a 
sharp jump in interprovincial migration, with people 
leaving weak commodity-dependent economies 
like Alberta, Saskatchewan and Newfoundland. 
However, migration ebbs and flows with economic 
conditions. B.C. and Ontario’s ability to attract this 
group of individuals becomes more of a challenge 
as economic growth prospects converge with other 
provinces. In fact, this influence is already playing 
out. Interprovincial flows peaked in mid-2016 in B.C. 
and at the end of 2016 in Ontario (Chart 5). The 
combination of poor housing affordability in these 
provinces alongside improving economic condi-
tions in Alberta and elsewhere will continue to re-
duce outflow to those markets.    

From a demographic perspective, the age structure 
of the population has also caused “a clash of the ti-
tans” scenario. The two biggest population cohorts 
are Millennials (aged 21-36) and Boomers (aged 53 
to 71). The first group reflects the strongest jump-up 
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in homeownership, and the second group maintains 
the highest homeownership rate (Chart 6). These two 
forces are in constant competition for housing. While 
Millennials desperately look for affordable markets to 
raise families, Boomers are living longer and healthier 
in homes that are large relative to the household size. 
A recent report from the Canadian Centre of Eco-
nomic Analysis highlighted that one in eight house-
holds do not have enough adequate living space. At 
the same time, half of Ontarians (and three-quarters 
of those aged 65+) have too many bedrooms and 
are considered to be over-housed. 

Boomers are not yet at a life-stage to compel down-
sizing in a material way. This is further compounded 
by the high cost of moving and lack of appropriate 
new supply. The net effect is a rising homeowner-
ship rate among households who are 65 years and 
older. This places pressure on the mix of supply 
in the absence of seniors downsizing, particularly 
within urban centers where both age cohorts main-
tain strong housing demand due to amenities and 
proximity to workplaces.   

From the Millennial perspective, this has meant that 
there is still pent-up demand in most markets across 
Canada, which will help maintain a floor under pric-
es. Census data showed a rise in the share of those 
aged 20 to 34 living with their parents, from 33.3% 
in 2011 to 34.7% in 2016. Our estimates suggest that 
had the share not crept up – or if headship rates 
for this age group had stayed constant – household 

formation would have been about 93,000 high-
er over the past five years, or roughly 18,000 per 
year. So instead of household formation averaging 
150,000 per year between 2011 and 2016, it would 
have averaged 168,000, which is a non-trivial differ-
ence. Should prices start to fall in the absence of an 
income shock, this data suggests that there are a lot 
of potential buyers sitting on the sidelines.  

Question #4:  How will higher interest rates 
impact the market?
The wolf has finally come to the door! After seven 
years, the Bank of Canada raised the overnight tar-
get rate by 25 basis points in July and is expect-
ed to further gradually lessen monetary stimulus. 
Meanwhile, the Federal Reserve in the U.S. will com-
mence a process to unwind its balance sheet and 
has already hiked rates four times. The European 
Central Bank is also expected to start reducing the 
amount of bond purchases it will be conducting in 
2018. All these trends point to higher longer term 
bond yields globally and within Canada, with the 
5-year government bond yield already up almost 
60 basis points since early June. This has transmit-
ted into roughly a 40 basis point increase in the 
best 5-year mortgage rate available to homebuy-
ers since early July. And, with the upward path not 
done, we expect the 5-year government bond yield 
to rise another 45 basis points by the end of next 
year. Our soft landing view incorporates a parallel 
move up in mortgage rates. This is moderate by 

0

10

20

30

40

50

60

70

80

90

1981 1990 1999 2008 2017

CHART 7: TD ECONOMICS HOUSING 
AFFORDABILITY INDEX  

Vancouver
Toronto
Average of Rest of Canada

Mortgage Payments on an Average Priced Home,                   
as a % of Average Household Income  

Source: CREA, Statistics Canada. F by TD Economics as of August 2017

Fcst
0

10

20

30

40

50

60

70

80

90

100

1990 1999 2008 2017

CHART 8: SALES-TO-NEW LISTINGS

Vancouver Toronto

Ratio, Level

Source: CREA, TD Economics

http://economics.td.com


6

@TD_Economicshttp://economics.td.com

most standards, but will still crimp demand. 

The impact will be felt disproportionately within 
a few key markets where affordability is the most 
challenged: Vancouver, Toronto and Montreal. TD 
Economics uses an affordability metric to measure 
the market’s sensitivity to higher interest rates. The 
index measures what share of income an average 
income earning household would have to devote to 
mortgage payments if purchasing an average priced 
home with a conventional mortgage (20% down, 
a 25 year amortization rate and a five-year fixed 
mortgage rate). This measure helps us understand 
how interest rate movements can potentially impact 
housing demand. Compared to just three years 
ago, a 40 basis point increase in mortgage rates 
today has a bigger impact on reducing affordability 
for the three markets mentioned above. Vancouver is 
the most sensitive to interest rates, but Toronto is not 
much better off (Chart 7). 

Question #5: How far will home prices fall 
in Toronto and Vancouver? 
The decline in sales activity in both Vancouver (over 
the last year) and Toronto (in the last four months) 
has helped to redistribute the balance of power from 
a pure seller’s market, back towards buyers, as evi-
denced by the sales-to-listing ratios (Chart 8). But, 
first-time homebuyers sitting on the sidelines waiting 
for higher interest rates to trigger a market crash may 
be holding their breath for a while. Prices are likely to 

only reset back to levels that existed prior to a year of 
exorbitant gains. An important nuance to understand 
is that a critical feature of a market crash is missing 
in this cycle. Listings shot up in the GTA following the 
policy measures, not because homeowners suddenly 
become incapable of affording their homes, but be-
cause speculative activity is being squeezed out. This 
is evidenced by the lack of a corresponding rise in 
economic or financial stress. The former is typically 
evident by rising unemployment rates that places 
household incomes into distress. However, the op-
posite has in fact occurred, with income acceler-
ating and unemployment rates pushing to cycli-
cal lows in Canada, and Ontario was no exception 
(Chart 9 and 10). 

In terms of mortgage delinquency rates, these 
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too are near a record low and not showing signs 
of upward migration. According to the Canadian 
Housing and Mortgage Corporation and Equi-
fax, just 0.1% of households were more than 90 
days delinquent on their loans in the final quarter 
of 2016 in Toronto. With the unemployment rate 
holding low, it is unlikely that households will be 
forced to sell in the near-term. Mortgage defaults 
follow the unemployment rate more strongly than 
they do mortgage payments. It’s important to re-
member that interest rates are rising because the 
economy is doing better, reflected by job creation 
and income growth. And, the speed of adjustment 
in mortgage rates is not anticipated to be rapid. 
Should it prove otherwise, this could be a recipe 
for a harder landing.  

Under our current rising interest rate forecast, ex-
isting mortgage holders, on average, have some 
room to absorb higher debt-service costs. Canadi-
ans have been taking out records amount of debt 
to fund the purchase of relatively expensive homes. 
But, what sometimes gets overlooked is the fact that 
low interest rates have allowed mortgage holders 
to pay down their principal at an accelerated rate. 
During the 1990’s, interest costs accounted for well 
over two-thirds of monthly debt payments. As of 
the second quarter of 2017, over half of the monthly 
payments were principal repayment (Chart 11). So 
as interest rates rise, debt holders can adjust how 
much principal they are paying off and maintain 
stable payments by adjusting the type of mortgage 

(fixed versus variable) and/or changing the amorti-
zation period. However, these measures could incur 
additional costs and reviews to homeowners.

As for prospective buyers, historical comparisons 
indicate that the pace of mortgage rate increases is 
consistent with a seven to ten percentage point drop 
in existing home sales (Chart 12). However, this rela-
tionship could be more muted this time around due 
to past regulatory changes. For instance, increased 
requirements of income testing should cause de-
mand to be less sensitive to the immediate rise in 
mortgage rates, because insured mortgages are al-
ready income tested at the higher Bank of Canada 
5-year posted rate (which is currently 4.84%). This 
rate has gone up alongside the 5-year government 
bond yield, but by 20 basis points less. In addition, 
lenders have also been income testing borrowers 
who take out a mortgage with a lower term than 5 
years at this posted rate. This offers a bit of cush-
ion on how quickly, or to what extent, demand falls 
following the immediate move in interest rates. Al-
though Toronto, Vancouver and Montreal may ben-
efit less from this cushion due to higher interest rate 
sensitivity on reduced affordability, a modest rise in 
interest rates should be well absorbed by markets 
across Canada. 

Question #6: Do soft landings really occur?
Yes. In the last few years, most other markets have 
already gone through a soft landing and are more 
balanced. In their soft landings, home prices slowed 
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to sub 2% (or below income growth) for a sustained 
period. Allowing income growth to “catch up” is an 
argument for why higher mortgage rates will scale 
back the speed of the market, but not necessarily 
have the force to derail it. 

Vancouver is the poster-child of soft landings. A 
downturn in housing cycles can be divided into 
two camps: sharp and short versus sharp and long 
(Chart 13).  In the former camp, the run-up in home 
prices can last between six months and two years, 
with home prices rising at an average pace of 15% 
to 20% per year. These cycles tend to be followed 
by moderate peak-to-trough home price correc-
tions of 10% to 14%. Vancouver has had five such 
cycles since 1990, consistent with a soft landing sce-
nario.  Existing home sales and prices reset to a level 
in better alignment with underlying fundamentals. 
But,  the market can remain in a state of high valua-
tions until an income shock comes along.  

The second camp captures a sharp and long adjust-
ments, resulting in more than a 20% peak-to-trough 
decline in home prices. These markets tend to be 
historically preceeded by a persistence of double-
digit home price growth for four to five years. The 
great Canadian crash of 1989 and the most recent 
U.S. experience both fall into this camp. The longer 
the period that home prices rise at a double-digit 
pace, the more they are likely to divorce from fun-
damentals and accumulate financial risks. In other 

words, it’s not just the speed at which home prices 
rise, but the duration of the cycle that creates finan-
cial risks. These have been partially mitigated in the 
current cycle by regulatory measures, which were 
less evident in the previous two examples. Lastly, 
and most importantly, household distress needs 
to be accompanied by some broader distress in 
income or the financial system. This is not to say 
that Canadian households are free and clear of risks. 
Definitely not. Vulnerability is enhanced in the event 
that a recession forms. The case we are arguing is 
that these conditions have not materialized in the 
current environment as of yet.  

So, for the GTA market, the current cycle is likely 
to be classified as the sharp and short variety. We 
expect a reset in home prices that would return the 
average price back to mid-to-late 2016 levels. The 
average home price has already fallen 13% peak-
to-trough, placing it only back to early 2017 levels. 
Our forecast embeds a 6% contraction in the aver-
age home price in Toronto in 2018 and stabilization 
thereafter. Ultimately, Toronto home prices will remain 
elevated, similar to the experience of Vancouver. For 
most other markets, the combination of higher mort-
gage rates and moderate income growth set against 
balanced market conditions will help support annual 
home price growth of between 2-4%.  

Disclaimer
This report is provided by TD Economics.  It is for informational and educational purposes only as of the date of writing, and may not be appropriate for other 
purposes.  The views and opinions expressed may change at any time based on market or other conditions and may not come to pass. This material is not intended 
to be relied upon as investment advice or recommendations, does not constitute a solicitation to buy or sell securities and should not be considered specific legal, 
investment or tax advice.  The report does not provide material information about the business and affairs of TD Bank Group and the members of TD Economics 
are not spokespersons for TD Bank Group with respect to its business and affairs.  The information contained in this report has been drawn from sources believed 
to be reliable, but is not guaranteed to be accurate or complete.  This report contains economic analysis and views, including about future economic and financial 
markets performance.  These are based on certain assumptions and other factors, and are subject to inherent risks and uncertainties.  The actual outcome may be 
materially different.  The Toronto-Dominion Bank and its affiliates and related entities that comprise the TD Bank Group are not liable for any errors or omissions in 
the information, analysis or views contained in this report, or for any loss or damage suffered.
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2016 2017F 2018F 2019F 2016 2017F 2018F 2019F

Canada 534.7 501.6 473.6 475.3 6.5 -6.2 -5.6 0.3

BC 112.2 100.1 93.7 91.5 9.5 -10.8 -6.4 -2.3

Vancouver 40.9 34.8 33.0 32.6 -5.2 -14.9 -5.2 -1.3

Victoria 10.0 8.4 8.0 8.1 27.4 -16.6 -4.0 0.9

Alberta 52.2 55.6 55.6 56.6 -7.6 6.6 -0.1 1.9

Calgary 22.5 23.4 22.7 23.1 -6.1 4.0 -2.9 1.6

Edmonton 17.4 19.4 19.7 19.9 -6.6 11.3 1.8 0.7

Saskatchewan 11.7 11.0 11.1 11.4 -4.5 -6.2 1.6 2.1

Regina 3.5 3.2 3.3 3.4 5.6 -8.3 4.3 1.5

Saskatoon 4.8 4.4 4.2 4.3 -7.5 -9.8 -4.3 3.5

Manitoba 14.6 14.9 15.3 15.5 3.8 2.5 2.6 1.5

Winnipeg 12.9 13.2 13.6 13.8 4.9 2.6 2.8 1.7

Ontario 242.0 213.3 201.1 205.1 9.7 -11.9 -5.7 2.0

Toronto 113.7 88.7 82.6 84.3 11.7 -22.0 -6.9 2.1

Hamilton/Burlington 14.5 13.3 11.6 11.9 -5.2 -8.2 -12.8 3.1

Ottawa 15.8 17.0 17.1 17.3 6.2 7.9 0.3 1.2

Québec 78.2 83.2 86.0 87.1 5.5 6.5 3.3 1.3

Montréal 39.9 43.7 45.6 46.3 5.3 9.5 4.3 1.5

Québec 6.7 7.4 7.6 7.7 1.6 9.5 2.9 1.8

New Brunswick 7.2 8.0 8.3 8.3 7.3 11.5 3.3 0.4

Moncton 2.4 2.9 3.0 3.0 0.6 19.1 3.4 0.4

Saint John 1.9 2.0 2.1 2.1 14.1 6.6 1.6 0.4

Nova Scotia 10.0 10.0 10.2 10.4 8.1 0.1 1.8 2.5

Halifax-Dartmouth 5.2 5.2 5.2 5.3 6.6 0.3 0.6 1.8

Prince Edward Island 2.0 2.0 2.0 2.0 21.9 0.1 0.0 0.4

Newfoundland and Labrador 4.1 3.7 3.9 4.0 -3.9 -9.3 4.8 2.4

Source: Canadian Real Estate Association. Quebec Federation of Realtors. F by TD Economics as of August 2017

Levels (000's) Year-over-Year %
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2016 2017F 2018F 2019F 2016 2017F 2018F 2019F

Canada 487.3 501.9 493.9 502.4 10.6 3.0 -1.6 1.7

BC 681.4 699.6 728.1 754.9 6.9 2.7 4.1 3.7

Vancouver 993.3 1020.7 1070.4 1089.8 10.2 2.8 4.9 1.8

Victoria 584.8 643.4 664.5 673.8 12.6 10.0 3.3 1.4

Alberta 393.2 398.4 407.7 417.6 0.4 1.3 2.4 2.4

Calgary 462.1 463.8 470.5 482.1 2.3 0.4 1.5 2.5

Edmonton 367.0 382.0 387.6 391.4 -0.4 4.1 1.5 1.0

Saskatchewan 294.5 289.8 287.9 292.4 -0.8 -1.6 -0.6 1.6

Regina 312.8 312.5 314.4 315.6 0.7 -0.1 0.6 0.4

Saskatoon 338.3 329.8 317.2 319.4 -1.4 -2.5 -3.8 0.7

Manitoba 276.3 285.2 290.4 302.2 3.0 3.2 1.8 4.1

Winnipeg 283.1 292.8 298.7 310.3 2.6 3.4 2.0 3.9

Ontario 531.7 573.6 545.5 557.9 15.5 7.9 -4.9 2.3

Toronto 724.1 799.2 753.0 768.7 17.4 10.4 -5.8 2.1

Hamilton 487.3 553.7 536.0 545.4 11.4 13.6 -3.2 1.8

Ottawa 372.3 391.8 400.2 410.9 1.8 5.2 2.1 2.7

Québec 283.9 295.3 301.7 307.8 3.1 4.0 2.2 2.0

Montréal 350.9 365.1 374.9 383.9 3.9 4.1 2.7 2.4

Québec 264.7 260.2 261.2 262.2 -0.2 -1.7 0.4 0.4

New Brunswick 161.8 170.9 175.6 177.5 1.6 5.6 2.7 1.1

Moncton 166.7 177.2 185.0 186.5 2.4 6.3 4.4 0.8

Saint John 166.7 180.8 185.1 187.9 2.6 8.5 2.4 1.6

Nova Scotia 219.8 225.7 228.0 233.6 1.0 2.7 1.0 2.5

Halifax 285.1 292.4 298.0 304.6 1.3 2.6 1.9 2.2

Prince Edward Island 176.8 196.4 203.7 210.6 9.1 11.0 3.7 3.4

Newfoundland and Labrador 256.6 248.9 251.6 257.2 -7.2 -3.0 1.1 2.2

Source: Canadian Real Estate Association. Quebec Federation of Realtors. F by TD Economics as of August 2017

TABLE 2: AVERAGE EXISTING HOME PRICE 

Level (000's) Year-over-Year %
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2016 2017F 2018F 2019F 2016 2017F 2018F 2019F

Canada 859.6 858.4 897.9 915.7 -3.8 -0.1 4.6 2.0

BC 156.4 148.8 175.3 189.1 2.9 -4.8 17.8 7.9

Vancouver 59.2 54.0 62.0 66.9 0.6 -8.8 14.7 7.8

Victoria 12.0 11.2 13.1 13.3 1.5 -6.5 16.5 1.8

Alberta 107.0 112.2 110.1 110.5 -2.4 4.9 -1.9 0.4

Calgary 41.3 45.6 49.1 51.2 -3.3 10.5 7.6 4.2

Edmonton 36.5 41.3 44.4 44.5 -2.6 13.0 7.6 0.2

Saskatchewan 29.3 28.3 24.1 23.2 -4.0 -3.3 -14.9 -3.9

Regina 7.1 7.8 7.8 7.4 -4.8 10.2 -0.5 -5.3

Saskatoon 13.0 12.3 10.6 10.4 -6.0 -5.4 -13.5 -1.9

Manitoba 24.7 24.7 24.9 25.1 -4.0 -0.1 0.8 0.7

Winnipeg 21.3 21.0 21.0 21.2 -3.8 -1.5 0.0 0.7

Ontario 340.7 349.1 361.3 363.6 -6.3 2.5 3.5 0.6

Toronto 154.9 185.6 181.4 171.7 -4.0 19.9 -2.3 -5.4

Hamilton-Burlington 17.3 20.4 21.3 21.6 -11.7 17.7 4.6 1.2

Ottawa 29.8 27.4 27.8 27.9 -7.3 -7.9 1.3 0.3

Québec 151.6 148.6 155.1 156.5 -5.2 -2.0 4.4 1.0

Montréal 71.9 69.9 73.9 74.8 -7.2 -2.7 5.7 1.2

Québec 13.6 13.1 13.3 13.4 -1.2 -3.6 1.4 0.9

New Brunswick 15.0 14.3 13.9 13.7 -6.7 -4.6 -2.7 -1.1

Moncton 5.0 4.8 4.7 4.7 -6.7 -3.7 -1.4 -0.8

Saint John 4.3 4.1 4.2 4.1 -0.2 -4.0 1.5 -0.8

Nova Scotia 19.5 17.7 18.2 18.6 -5.8 -9.1 2.6 2.3

Halifax-Dartmouth 9.8 8.9 10.0 10.7 -6.0 -9.5 12.9 7.0

Prince Edward Island 3.5 2.9 3.3 3.4 -6.9 -15.1 10.9 3.1

Newfoundland and Labrador 11.1 10.9 11.0 11.2 3.2 -1.3 0.9 1.9

Source: Canadian Real Estate Association. Quebec Federation of Realtors. F by TD Economics as of August 2017

Level (000's) Year-over-Year %

TABLE 3: NEW LISTINGS 
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2016 2017F 2018F 2019F 2016 2017F 2018F 2019F

Canada 62.2 58.4 52.7 51.9 5.98 -3.77 -5.69 -0.85

BC 71.7 67.3 53.4 48.4 4.3 -4.5 -13.8 -5.0

Vancouver 69.0 64.4 53.2 48.7 -4.3 -4.6 -11.2 -4.5

Victoria 83.6 74.6 61.5 61.0 17.0 -9.1 -13.1 -0.5

Alberta 48.8 49.6 50.5 51.2 -2.8 0.8 0.9 0.7

Calgary 54.6 51.3 46.3 45.1 -1.6 -3.2 -5.0 -1.2

Edmonton 47.8 47.0 44.5 44.7 -2.1 -0.7 -2.5 0.2

Saskatchewan 39.9 38.7 46.2 49.1 -0.2 -1.2 7.5 2.9

Regina 49.1 40.8 42.8 45.8 4.8 -8.2 2.0 3.0

Saskatoon 37.1 35.4 39.1 41.3 -0.6 -1.7 3.8 2.2

Manitoba 58.8 60.4 61.4 61.9 4.4 1.5 1.1 0.5

Winnipeg 60.3 62.8 64.6 65.3 5.0 2.5 1.7 0.7

Ontario 71.0 61.1 55.7 56.4 10.3 -9.9 -5.4 0.7

Toronto 73.4 47.8 45.5 49.1 10.3 -25.6 -2.3 3.6

Hamilton-Burlington 83.6 65.2 54.3 55.3 5.7 -18.4 -10.8 1.0

Ottawa 52.9 62.0 61.4 62.0 6.7 9.1 -0.6 0.5

Québec 51.6 56.0 55.5 55.6 5.2 4.5 -0.6 0.2

Montréal 55.5 61.2 59.6 59.8 6.6 5.7 -1.6 0.2

Québec 49.5 56.2 57.0 57.4 1.3 6.7 0.8 0.5

New Brunswick 47.9 56.0 59.5 60.4 6.3 8.1 3.5 0.9

Moncton 48.5 59.9 62.8 63.6 3.5 11.4 2.9 0.8

Saint John 44.7 49.6 49.6 50.2 5.6 4.9 0.0 0.6

Nova Scotia 51.2 56.4 56.0 56.1 6.6 5.2 -0.5 0.1

Halifax-Dartmouth 52.8 58.5 52.2 49.6 6.3 5.7 -6.3 -2.6

PEI 58.3 68.8 62.0 60.4 13.8 10.5 -6.7 -1.6

Newfoundland and Labrador 36.9 33.9 35.2 35.3 -2.7 -3.0 1.3 0.2

Source: Canadian Real Estate Association. Quebec Federation of Realtors. F by TD Economics as of August 2017

Levels (%) Year-over-Year %

TABLE 4: EXISTING HOME SALES-TO-NEW LISTINGS
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2016 2017F 2018F 2019F 2016 2017F 2018F 2019F

Canada 198.4 205.8 192.6 197.7 2.5 3.7 -6.4 2.6

BC 42.1 40.3 38.5 39.3 33.6 -4.2 -4.5 2.1

Vancouver 27.9 25.2 25.7 26.5 33.8 -9.6 1.9 3.1

Victoria 2.9 2.6 2.8 2.8 46.1 -11.8 7.7 1.7

Alberta 24.6 28.9 27.7 28.0 -34.5 17.7 -4.3 0.9

Calgary 9.2 11.1 11.0 11.1 -29.5 20.8 -1.0 0.5

Edmonton 10.0 11.4 11.5 12.0 -41.3 13.5 1.2 4.2

Saskatchewan 4.9 4.7 4.8 4.9 -5.7 -2.8 0.4 2.2

Regina 1.6 1.7 1.6 1.7 -2.5 11.0 -5.5 4.1

Saskatoon 1.9 1.6 1.5 1.5 -16.2 -19.3 -7.2 0.2

Manitoba 5.3 7.3 6.0 6.2 -4.5 37.6 -18.4 4.4

Winnipeg 4.1 5.5 4.6 4.7 -7.7 35.2 -16.7 3.1

Ontario 75.3 75.7 70.0 72.8 9.2 0.5 -7.5 3.9

Toronto 39.2 38.7 36.0 37.8 -6.8 -1.2 -6.9 4.9

Hamilton 3.3 2.6 2.8 3.0 63.2 -22.4 8.7 8.2

Ottawa 5.3 6.4 6.2 6.2 7.5 21.1 -3.4 1.3

Québec 38.6 41.0 38.5 39.3 5.4 6.2 -6.2 2.1

Montréal 17.7 19.5 19.4 19.7 -5.2 9.7 -0.1 1.5

Québec 4.8 5.0 4.5 4.6 -12.6 4.4 -10.4 2.2

New Brunswick 1.9 1.7 1.8 1.9 -5.4 -7.5 4.0 3.3

Moncton 0.6 0.7 0.8 0.8 1.2 19.1 10.7 3.6

Saint John 0.2 0.1 0.2 0.2 -23.9 -6.9 4.4 8.3

Nova Scotia 3.7 4.0 3.6 3.6 -4.0 8.0 -9.2 0.1

Halifax-Dartmouth 2.3 2.7 2.4 2.4 -11.3 19.4 -13.0 -0.4

PEI 0.6 0.9 0.5 0.5 1.9 62.8 -41.4 -4.8

Newfoundland and Labrador 1.5 1.2 1.2 1.3 -16.0 -23.1 4.5 3.3

St John's 0.8 0.5 0.6 0.7 -14.4 -34.4 17.2 16.8

Source: Canadian Housing and Mortgage Corporation. F by TD Economics as of August 2017

Level (000's) Year-over-Year %

TABLE 5: HOUSING STARTS 
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