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Threat of global recession to hinder home sales 
 in major Canadian housing markets in 2008 and 2009, says RE/MAX 

 
Recovery linked to economic stability next year 

 
Kelowna, BC (December 3, 2008) ‐‐ Global economic uncertainty weighed heavily on residential 
real estate activity in most major Canadian centres during the latter half of 2008.  Although the 
forecast for 2009 promises more of the same, most markets are expected to weather the storm, 
says RE/MAX.   
 
The RE/MAX Housing Market Outlook for 2009 examined residential real estate trends in 22 
markets across the country and found that average price held up remarkably well in 2008, 
despite 13 centres reporting double‐digit declines in home sales. Solid gains earlier in the year 
likely served to prop‐up housing values at year‐end.  The prognosis for housing activity in the 
first six to nine months of 2009 is somewhat static, given continued volatility in financial markets 
and the threat of recession, but as stability returns to the financial sector, housing markets are 
expected to recover.   
 
Nationally, 440,000 homes are expected to change hands in 2008, down 15 per cent from record 
2007 levels. Canadian housing values are expected to hover at $300,000, a nominal three per 
cent decline from last year’s historic peak.  By year‐end 2009, unit sales should match 2008 
levels, while average price is forecast to fall another two per cent to $293,000. 
 
“Canada’s real estate environment is considerably more complex than it has been in recent 
years,” says Elton Ash, Regional Executive Vice President, RE/MAX of Western Canada.  “The 
landscape is definitely changing ‐ with most markets shifting into either balanced or buyer’s 
territory. The shut out is over.  Sellers no longer rule the roost.  Opportunities exist for 
purchasers like never before, including lower interest rates, greater inventory levels, the luxury 
of time to make decisions, and the upper‐hand at the negotiating table.  Motivated vendors will 
need to take note of the new mindset and set their prices accordingly.” 
 
 

‐ more ‐ 
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Major markets are evenly split in terms of housing performance in 2009, with 11 centres 
forecast to match or exceed 2008 home sales and 11 expected to slide from 2008 levels.  The 
highest percentage increase in unit sales is anticipated in Saskatoon, where the number of 
homes sold is forecast to climb three per cent in 2009.  Housing values are expected to hold the 
line in 2009, with St. John’s, Montreal, Kingston,  London, Winnipeg, Saskatoon, and Regina 
posting modest gains in average price in 2009.   
  
“Housing market performance will clearly be contingent on economic performance at a local, 
provincial, and national level in 2009,” says Michael Polzler, Executive Vice President and 
Regional Director, RE/MAX Ontario‐Atlantic Canada.  “Issues affecting the overall economy are 
impacting housing markets across the country and the situation is not expected to be remedied 
until consumer confidence is restored.   That said, we could see a bounce back as early as spring 
– if inventory levels remain stable, pent‐up demand kicks into gear, and lower interest rates 
stimulate home‐buying activity.” 
 
Canadian sellers are slowly adjusting to new realities. For most markets, 2008 started in 
balanced territory and moved into buyer’s market conditions during the latter half of 2008.  The 
year ahead will prove challenging, especially for vendors. 
 
“While the economy will dictate real estate performance next year, it’s important to remember 
that demand still exists in the marketplace,” says Sylvain Dansereau, Executive Vice President, 
RE/MAX Quebec.  “In the midst of stock market turmoil, sold signs continue to appear on lawns 
across the country.  With affordable lending rates and increased selection, first‐time and move‐
up buyers with good credit may choose to play their investment strategy safe and purchase a 
home. The comfort of a tangible investment like real estate goes a long way in tough times.” 
 
RE/MAX is Canada's leading real estate organization with over 18,000 sales associates situated 
throughout its more than 670 independently owned and operated offices across the country. 
The RE/MAX franchise network, now in its 35th year, is a global real estate system operating in 
close to 70 countries.  More than 7,000 independently owned offices engage more than 100,000 
member sales associates who lead the industry in professional designations, experience and 
production while providing real estate services in residential, commercial, referral and asset 
management. For more information, visit: www.remax.ca. 
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Residential Unit Sales by Market 2004‐2009       

Market  2004 2005 2006 2007 2008*  % 2009** %

                       

British Columbia                      

Vancouver  37,972 42,222 36,479 38,978 26,000  ‐33 26,000 0

Victoria  7,685 7,970 7,500 8,403 6,500  ‐23 5,800 ‐11

Kelowna  5,153 6,070 5,459 6,192 3,900  ‐37 3,510 ‐10

Alberta                      

Edmonton  17,652 18,634 21,984 20,427 18,900  ‐8 18,900 0

Calgary  26,511 31,569 33,027 32,176 22,500  ‐30 23,000 2

Saskatchewan                      

Regina  2,785 2,730 2,953 3,957 3,450  ‐13 3,450 0

Saskatoon  2,999 3,246 3,430 4,446 3,600  ‐19 3,700 3

Manitoba                      

Winnipeg***  11,447 12,087 12,304 13,079 12,900  ‐1 12,900 0

Ontario                      

Hamilton‐Burlington  13,176 13,565 13,059 13,866 12,200  ‐12 11,500 ‐6

Kitchener‐Waterloo  5,931 6,147 6,115 7,031 6,600  ‐6 6,000 ‐9

London‐St. Thomas  9,238 9,133 9,234 9,686 9,000  ‐7 9,000 0

Ottawa  13,158 13,099 13,783 14,579 13,900  ‐5 13,500 ‐3

Sudbury  2,180 2,477 2,519 2,632 2,400  ‐9 2,400 0

Toronto  83,501 84,145 83,084 93,193 79,000  ‐15 75,000 ‐5

Barrie and District  4,657 4,675 4,397 5,017 4,250  ‐15 4,250 0

St. Catharines  3,130 3,217 3,214 3,258 2,900  ‐11 2,900 0

Kingston  3,764 3,464 3,517 3,725 3,550  ‐5 3,550 0

Quebec                      

Montreal  48,564 49,506 50,106 56,151 48,000  ‐14 43,000 ‐11

New Brunswick                      

Saint John  1,612 1,901 1,852 2,253 2,250  0 2,200 ‐2

Nova Scotia                      

Halifax‐Dartmouth  5,516 6,698 6,462 7,261 6,500  ‐10 6,300 ‐3

PEI                      

Charlottetown  1,500 1,449 1,492 1,769 1,450  ‐18 1,400 ‐4

Newfoundland and Labrador                      

St. John's  3,203 3,211 3,537 4,471 4,950  11 4,700 ‐5

                       

NATIONAL  460,790 483,789 484,027 520,747 440,000  ‐15 440,000 0

* Estimate    **Forecast    ***Total MLS        

Source: CREA, OMREB, TREB, WREB,Sudbury Real Estate Board, Ottawa Real Estate Board, RE/MAX        

 
 
 
 
 
 



 
 

Residential Average Price by Market 2004‐2009          

Market  2004 2005 2006 2007 2008* % 2009* %

                          

British Columbia                         

Greater Vancouver  $373,877 $425,745 $509,876 $570,795 $585,000 2 $545,000 ‐7

Victoria  $325,412 $380,897 $427,154 $466,974 $490,000 5 $440,000 ‐10

Kelowna  $287,351 $330,378 $349,751 $411,095 $420,000 2 $378,000 ‐10

Alberta                 

Edmonton  $179,610 $193,934 $250,915 $338,636 $335,000 ‐1 $335,000 0

Calgary  $222,860 $250,832 $346,675 $414,066 $410,000 ‐1 $410,000 0

Saskatchewan                 

Regina  $111,869 $123,600 $131,851 $165,613 $230,000 39 $250,000 9

Saskatoon  $132,549 $144,787 $160,577 $232,754 $289,000 24 $296,000 2

Manitoba                 

Winnipeg***  $117,570 $134,028 $151,983 $170,502 $207,882 22 $212,000 2

Ontario                 

Hamilton‐Burlington  $215,922 $229,753 $248,754 $268,857 $279,600 4 $268,000 ‐4

Kitchener‐Waterloo  $205,639 $220,511 $237,913 $252,429 $270,000 7 $250,000 ‐7

London‐St. Thomas  $167,334 $178,910 $190,521 $202,908 $214,000 5 $218,000 2

Ottawa  $235,678 $244,531 $255,889 $272,618 $292,000 7 $292,000 0

Sudbury  $124,575 $136,748 $154,549 $186,276 $213,000 14 $213,000 0

Greater Toronto  $315,266 $335,907 $351,941 $376,236 $384,000 2 $376,000 ‐2

Barrie and District  $215,275 $232,045 $244,394 $258,999 $259,000 0 $259,000 0

St. Catharines  $184,503 $196,928 $213,032 $217,841 $223,000 2 $223,000 0

Kingston  $175,821 $195,757 $212,157 $222,300 $236,000 6 $241,000 2

Quebec                 

Montreal  $188,289 $203,720 $215,659 $229,902 $258,000 12 $262,000 2

New Brunswick                 

Saint John  $116,836 $119,718 $128,202 $140,544 $168,000 19.5 $165,000 ‐1

Nova Scotia                 

Halifax‐Dartmouth  $175,132 $188,484 $203,178 $216,339 $233,000 8 $233,000 0

PEI                 

Charlottetown  $110,815 $117,238 $125,430 $133,457 $138,000 3 $133,500 ‐3

Newfoundland and Labrador                 

St. John's  $132,993 $141,167 $139,542 $149,258 $180,000 21 $202,000 12

                  

National  $226,337 $249,201 $276,883 $307,265 $300,000 ‐3 $293,000 ‐2

                          

*Estimate    **Forecast    ***Total MLS          

Source: CREA, OMREB, WREB, TREB, Sudbury Real Estate Board, Ottawa Real Estate Board, RE/MAX          

 
 



As expected, residential real estate activity in most 

major Canadian housing markets fell short of record-

breaking levels set in 2007. While the fi rst half of 2008 

was off  to a strong start, growing concerns regarding 

credit crises, stock market volatility, and the global 

economy put the brakes on home buying and selling 

in the latter half of the year. By year-end, an estimated 

440,000 homes are expected to change hands in Canada, 

down 15 per cent from one year ago. Canadian real estate 

values, propped up earlier in the year, are forecast to 

hold relatively steady in virtually every centre in 2008.

St. John’s, Newfoundland is expected to lead the 

charge for residential real estate in Canada in 2008, 

with an anticipated 11 per cent increase in unit sales 

over 2007, followed by Saint John, New Brunswick 

and Winnipeg. Housing values are forecast to remain 

stable or climb in almost all markets in 2008, with 

the biggest gains expected in Regina (39 per cent), 

Saskatoon (24 per cent), Winnipeg (22 per cent), 

St. John’s (21 per cent), Saint John (19.5 per cent), 

Sudbury (14 per cent), and Montréal (12 per cent). 

Housing market performance will clearly be contin-

gent on economic performance at a local, provincial, 

and national level in 2009. Issues aff ecting the overall 

economy are impacting housing markets across the 

country and the situation is not expected to be remedied 

until consumer confi dence is restored. If inventory 

levels remain stable, pent-up demand kicks into gear, 

and lower interest rates stimulate home-buying activity, 

we could see a bounce back as early as spring. 

Major markets are evenly split in terms of housing 

performance in 2009, with 11 centres forecast to 

match or exceed 2008 home sales and 11 expected 

to slide from 2008 levels. Th e highest percentage 

increase in unit sales is anticipated in Saskatoon, 

where the number of homes sold is forecast to climb 

three per cent in 2009. Housing values are expected to 

hold the line in 2009, with St. John’s, Montréal, 

Kingston, London, Winnipeg, Saskatoon, and Regina 

posting modest gains in average price in 2009. 

Nationally, 440,000 homes are expected to change 

hands in 2008, down 15 per cent from record 2007 

levels. Canadian housing values are expected to 

hover at $300,000, a nominal three per cent decline 

from last year’s historic peak. By year-end 2009, 

unit sales should match 2008 levels, while average 

price softens two per cent to $293,000.

HOUSING MARKET 
OUTLOOK 2009

Canadian 
Overview
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St. John’s

2004

2008 vs. 2009: -5% 

2005 2006 2007

5,000 

4,750 

4,500

4,250

4,000

3,750

3,500

3,250 

3,000

NEWFOUNDLAND – LABRADOR

Residential Unit Sales

*Estimate **Forecast Source: CREA, RE/MAX

2004

2008 vs. 2009: -2% 

2005 2006 2007

$340,000

$320,000

$300,000

$280,000

$260,000

$240,000

$220,000

$200,000

$180,000

*Estimate **Forecast Source: CREA, RE/MAX

NATIONAL

Residential Average Price

2004

2008 vs. 2009: 12% 

2005 2006 2007

$210,000

$200,000

$190,000

$180,000

$170,000

$160,000 

$150,000

$140,000

$130,000

*Estimate **Forecast Source: CREA, RE/MAX

NEWFOUNDLAND – LABRADOR

Residential Average Price

Th e Williams eff ect on the overall economy—the pro-

business stance that has led to job security, declining 

unemployment levels, tax cuts and renewed confi dence 

in Newfoundland and Labrador—has been nothing 

short of remarkable. Capital projects contributing 

to the economic well-being of the province include 

Newfoundland LNG’s fi rst natural gas trans-shipment 

and storage terminal near Grassy Point, valued at an 

estimated $1.5 billion; Vale Inco’s $2.17 billion plan to 

build a nickel processing plant in Long Harbour using 

hydromet technology—a more energy effi  cient, smelting 

method to extract nickel from Voisey’s Bay concen-

trated in Labrador; and the historic memorandum of 

understanding with the Innu Nation that will eventually 

lead to the development of the Lower Churchill hy-

Good economic fundamentals have supported record-

breaking real estate activity in Newfoundland and 

Labrador in 2008. Despite concerns over the global 

economy that surfaced in October, homebuyers con-

tinued to enter the real estate market en masse, bol-

stered by positive future prospects and Newfoundland’s 

new status as a ‘have’ province. While most other 

Canadian centres made the transition to buyer’s markets 

in 2008, conditions in St. John’s continued to favour 

the seller. First-time and move-up buyers worked in 

tandem throughout the year, stimulating sales in virtu-

ally all price ranges. Homes priced in excess of $250,000 

were particularly robust, up 78 per cent over levels 

reported in 2007. Tight inventory, heated demand, 

and in-migration have all been behind the push for 

housing in the provincial capital in recent years. 

Residential home sales in the province are expected 

to post the only gain in the country by year-end, with 

the number of homes sold climbing a substantial 11 

per cent to 4,950 units, up from 4,471 one year ago. 

Housing values are also forecast to experience a serious 

upswing in 2008, rising 21 per cent to $180,000, an 

increase of over $30,000 from 2007’s historic high.
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New Brunswick
Saint John

With the provincial economy operating at full throttle, 

residential real estate in St. John’s is forecast to 

fl ourish. Consumer confi dence is expected to remain 

high throughout 2009. Smart leadership and business 

opportunities should serve to attract even greater 

investment in the province. Migration is forecast 

to climb as more and more jobs are created. Seller’s 

market conditions should prevail in 2009, with vendors 

commanding larger deposits and builders asking 

and getting at least fi ve per cent down for new con-

struction. Th e upper-end of the market should also 

thrive as higher wages translate into more expensive 

housing. About 4,700 homes are projected to change 

hands in 2009, down marginally over 2008 levels. 

Average price is expected to continue to climb, rising 

12 per cent to $202,000 in 2009. 
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droelectric megaproject worth an estimated $6 billion. 

Hebron will contribute $16 billion to the provincial 

economy over its 25-year life, and $7 billion for the 

Canadian economy. New home construction has also 

been brisk, with housing starts in the province expected 

to grow to 3,100 by year-end 2008 and taper back to 

more normal levels of activity in 2009. 

A burgeoning provincial economy and low interest rates 

are keeping demand for residential real estate in Saint 

John strong. By year-end, 2,250 homes are expected 

to change hands, matching 2007 levels. Further indi-

cation of a healthy market is that values are up 19.5 per 

cent over last year with the average selling price moving 

to $168,000 from $140,544. Inventory levels were up 10 

per cent over 2007 and the trend is forecast to continue. 

While housing starts in Saint John were up 20 per cent in 

the third-quarter, a shortage of skilled trades is predicted 

to further hamper new construction in the coming 

year. Days on market currently hover at 60 but are 

expected to increase to 80 in 2009. 

First-time buyers are purchasing homes in the $150,000-

plus range on the eastside. Rothesay, Quispamsis and 

Millidgeville are favoured by move-up buyers and 

empty-nesters searching for 1,100 –1,500 square foot 

town homes and ‘garden homes’ built within the last 

four years. Th e appetite for luxury homes is waning 

as potential buyers with money in the stock market 

choose to take a wait-and-see attitude. Consequently, 

the upper-end of the market—$250,000 to $350,000—

has slowed and is expected to protract further through 

the fi rst four months of 2009.

A solid line-up of projects in New Brunswick contin-

ues to enhance the region’s economic well-being. 

Refurbishment of the Point LePreau nuclear facility 

and Irving Refi nery, development of the Sussex pot-

ash mine, construction of the Canaport liquid natural 
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gas terminal, the associate Brunswick pipeline, and 

the prospect of the $7 billion Eider Rock refi nery 

are all contributing to consumer confi dence and the 

demand for housing. With several of these projects 

nearing completion, economic growth in New Brunswick 

is expected to slow to 0.4 per cent next year. Employ-

ment growth is predicted to expand by 0.8% this year 

and by 0.1% in 2009. An infl ux of former residents 

moving back from the West and new immigrants 

will also stimulate growth in the housing market.

Given a continuation of current economic fundamentals, 

Saint John’s resale housing market is forecast to remain 

stable in the coming year. Sales are expected to hover 

at 2,200 units. Prices are predicted to decline by one 

per cent, bringing the average value of a home in 

Saint John to $165,000. 

actually on par with the previous three years. Average 

price for 2008 is predicted to climb three per cent to 

$138,000, up from $133,457 one year ago. 

With inventory levels up in the latter part of 2008, 

buyers have more to choose from and greater bar-

gaining power, while sellers are starting to adjust their 

asking prices to reflect a more competitive market. 

Detached homes with starting prices of $140,000 in out-

lying areas close to Charlottetown—such as Stratford, 

East Royalty, West Royalty and Sherwood—are highly 

coveted. Out-of-town purchasers and baby boomers 

continue to drive demand for lifestyle properties. 

New developments designed to meet their needs, 

including PEI’s first high-rise condominium, are 

currently underway in Stratford.

A surge of in-migration and strong labour markets 

continue to support activity in Prince Edward Island’s 

residential real estate market. Th e unemployment rate 

is hovering at a 30–year low of 10.4 per cent and job 

growth is anticipated at 1.7 per cent. PEI’s economy 

has been further aided by strong spending on infra-

structure along with provincial and federal tax cuts. 

This has helped the provincial economy maintain 

modest yet steady growth with GDP at 1.9 per 

cent in 2008 and 1.4 per cent forecast for 2009. 

Although crucial tourism activity slowed in 2008, 

the falling value of the Canadian dollar and lower oil 

prices will bring visitors back in 2009. 

4

Prince Edward 
Island
Prince Edward Island’s residential real estate market 

remains relatively healthy but the threat of a world-

wide recession, coupled with diminished demand in 

the second half of 2008, has had a noticeable impact 

on unit sales. Th e resulting outcome is an 18 per cent 

decrease in the number of homes sold, with 1,450 

units changing hands compared to the 1,769 sold in 

2007. Coming off  a record-breaking year, sales were 
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Momentum in the residential real estate market is 

forecast to further slow in 2009 and buyer’s market 

conditions will defi ne most of 2009. Average price in 

the province is expected to hold relatively steady at 

$133,500, while the number of homes sold levels off  

slightly to 1,400 units. 

While demand for residential real estate in Halifax-

Dartmouth remains relatively solid, stock market 

volatility and global economic concerns dampened 

home-buying activity in the latter half of 2008. 

By year-end, an estimated 6,500 homes are expected 

to change hands, a decrease of 10 per cent from 

record levels reported in 2007, while average price 

is forecast to climb, appreciating eight per cent to 

$233,000 over one year ago. 

First-time buyers played an integral role in the market 

for much of the year, fuelling demand for entry-

level properties. Move-up activity was also brisk in 

the low-to-mid price ranges, but sales tapered in the 

$350,000 to $500,000 price range. Most affected 

by the trend were executive homes, built within the 

last three years, in new subdivisions outside Halifax-

Dartmouth. Th e upper-end of the market held steady, 

particularly in established neighbourhoods such as the 

Peninsula, where listings are few and far between. 

An oversupply of newly-constructed homes has placed 

downward pressure on values. New home sales—

representing approximately 15 to 20 per cent of resi-

dential properties currently listed for sale on MLS—

have declined at a much faster pace than resale properties, 

particularly during the third quarter of 2008. 

Strong employment growth, especially in construction, 

bolstered consumer confidence levels in Halifax-

Dartmouth throughout 2008. Russell Lake, Dartmouth 

Crossing, and the Airport expansion moved full-steam 

ahead in 2008 and these commercial developments 

are expected to have a positive impact on the market 

in 2009. Th e local economy expanded at rate of 2.4 

per cent, one of the better performances of the year. 

Rising wages, positive migration, and a young pop-

ulation have also contributed to sound economic 

fundamentals. Provincial initiatives have also served to 

stimulate growth. Th e energy sector continues to gen-

erate higher revenues, incomes, and domestic spending. 

Unemployment levels, currently hovering at 7.7 per cent, 

are expected to experience a modest increase in 2009. 

Housing starts, down from historic 2007 levels at 

4,300 in 2008, are forecast to fall farther. 

The impact of the financial meltdown is forecast 

to linger into 2009. Buyer’s market conditions are 

expected to prevail throughout the year as inventory 

levels climb by as much as 10 to 15 per cent. Days on 

market are projected to rise to 100, with properties 
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Québec

priced over $350,000 taking even longer. Only homes 

priced at fair market value will move. First-time 

buyers will continue to be a major force in the market

place, while trade-up activity will fall off  from 2008 

levels. Condominium sales and prices are expected 

to hold steady in 2009, but the value of resale units 

in older buildings may experience some softening. 

Resale properties overall are expected to fare better 

than new construction due to greater aff ordability, 

demand, and tighter supply. 

Th e strength of the American dollar may stimulate 

tourism locally and prevent Canadian dollars from 

going stateside. Lower interest rates may help to off -

set the impact of tighter credit in Halifax-Dartmouth. 

The number of homes sold by year-end 2009 is 

forecast to drop to 6,300 units, while average price 

holds steady at $233,000. impact of weaker net exports. Unemployment levels in 

the province are expected to climb marginally in 2009 

while GDP growth is forecast to rise to 1.2 per cent.

Given the shrinking pool of potential purchasers, it’s 

likely that home sales in Montréal will continue to soften. 

By year-end 2009, just over 43,000 homes are fore-

cast to change hands in the Greater Montréal Area. 

Th e market will take on characteristics of early 2000, 

when conditions were healthy, but more tempered. 

Although a greater infl ux of properties is expected in 

2009, and days on market are forecast to climb, no sig-

nifi cant downward pressure on pricing is anticipated. 

Th e occasional multiple off er will continue to occur 

on well-priced, well-located product. Sellers can expect 
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Seller’s market conditions prevailed for much of 2008 

as lower interest rates and consumer confi dence propped 

up home-buying activity in Montréal. However, after 

four consecutive years of steady upward momentum, 

housing sales are expected to taper. Economic uncer-

tainty, created by the global fi nancial meltdown and 

the anticipated outcome of Federal and Provincial 

elections, held buying intentions in check, especially 

in the Fall. Inventory levels edged up slightly in the 

latter half of the year, but the upswing had little impact 

on housing values. By year-end 2008, the average 

price of a home in Montréal is forecast to climb 12 

per cent to $258,000, up from $229,902 in 2007. 

The number of reported home sales is expected to 

decline 14 per cent from 2007’s record pace, hovering 

at approximately 48,000 units at the end of the year.

While the viability of the manufacturing sector is 

in question, Québec’s economic performance remains 

relatively stable. Manufacturing concerns have been 

off set by growth in consumer spending and government 

expenditures. A boom in capital investment continues 

to prop up the economy and mitigate some of the 
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housing values to remain consistent with levels 

reported in 2008, with some slight upward momentum. 

In 2009, the average price is expected to sit at 

$262,000, up two per cent from 2008. First-time 

purchasers will likely lead the charge for properties 

next year, stimulating move-up activity. A fl urry of 

investment activity may also take place as investors 

choose to park their money in a tangible product like 

income properties. While balanced market conditions 

are forecast for 2009, sellers sitting on executive 

homes priced from $500,000 in the Montréal suburbs 

may see a shift favouring buyers.

*2008 **2009
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Stock market volatility and global economic concerns 

put the brakes on home-buying activity in the 

Greater Toronto Area in the second half of 2008. 

While demand for residential real estate was down 

from 2007 levels, buyers were in the driver’s seat for 

the first time in years. By year-end, an estimated 

79,000 homes are expected to change hands, the 

lowest level seen since 2003. Th is represents a 15 per 

cent drop from the record-setting 93,193 units that 

were sold in 2007 when buyers rushed to move ahead 

of the Toronto Land Transfer tax. Housing values are 

expected to continue to hold steady with a two per 

cent increase to $384,000 forecast by year-end 2008. 

While supply was tight with minimal listings for 

the fi rst half of 2008, inventory levels have increased 

steadily since July. During the fi nal quarter of the 

year, supply levels ran about 30 per cent ahead of lev-

els reported one year ago.

Well-priced homes in traditional blue chip areas—

Leaside, North Toronto, the Beach, John Ross 

Robertson, Lytton Park, High Park and Bloor West 

Village—still saw multiple off ers, but they were more 

likely to be around asking range rather than the fi ve 

and six fi gure sums over-asking seen in recent years. 

Choice product from Scarborough to Mississauga 

continues to sell. The average number of days a 

home remained on market in 2008 is 41, compared 

to 31 days in 2007. Sellers achieved 97 per cent 

of their list price.

Th anks to favourable lending rates, fi rst-time buyers, 

including those choosing to invest their savings in 

a tangible asset like a home, continued to play a role 

in local housing markets in 2008. Many attempted 

to maximize their buying dollars by looking to semi-

detached properties in areas in close proximity to 

downtown such as Birchcliff Village, East York, 

the Junction, Dovercourt Village, Upper Beach and 

Leslieville. Young professionals also bought small 

condominiums in the heart of the downtown core. 

Demand for luxury properties priced over $1.5 million 

remained stable, with unit sales down approx-

imately 17 per cent from 2007. Traditional strong-

holds such as Forest Hill, Hogg’s Hollow, Bridle 

Path, St. Andrews, and Lawrence Park experienced 

a noticeable decrease in sales activity, while perennial 

favourites Rosedale and the Kingsway held steady. 

Housing starts were up over last year by 33 per cent 

with the vast majority of new construction being 

condominium apartments.

With uncertainty around the fi nancial meltdown and 

the unemployment rate in Toronto forecast to rise, 

albeit moderately to 7.2 per cent, sales in all price ranges 

are forecast to further decrease in the fi rst few months of 

2009. Also expected to impact the market are builder/

speculators of new infi ll homes representing fi ve-to-ten 

per cent of the market. With buyers clearly having 

the upper-hand, this group is choosing to sit on the 

sidelines rather than adjust prices. 
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Labour market conditions for Toronto will remain 

tight through 2009. However, the rate of job growth 

remains above average for Ontario and is still on 

the plus side at one per cent. Additionally, Toronto’s 

$1.6 billion capital budget for infrastructure invest-

ment will facilitate spending while the softening 

Canadian dollar should have a positive impact on the 

area’s fi lm industry. Population in the GTA is also 

expected to grow through migration by approxi-

mately 60,000 households. 

In 2009, quality and pricing will continue to play a 

huge factor in the Toronto real estate market. Sellers 

will need to make the necessary adjustments and 

price their homes accordingly if they intend to move. 

The average number of days a listing will be on 

market is expected to increase. Th is is due in part to 

greater supply and potential upper-end and move-

up buyers with money in the financial markets 

choosing to sit on the fence while the stock markets 

sort themselves out.

Th e market for 2009 will continue to favour buyers. 

Inventory levels are expected to increase over 2008 

levels and the number of homes due to change hands is 

expected to moderate by fi ve per cent to 75,000 units. 

Th e average selling price is forecast to decline by 

two per cent to $376,000. 

Ottawa
Th e housing market in the nation’s capital continued at 

a steady clip until October, when economic instability 

dampened activity somewhat. While the market started 

to regain some of its lost momentum in November, 

home sales in Ottawa will fall short of record levels 

reported in 2007. By year-end, the number of homes 

sold will hover at approximately 13,900 units, down 

fi ve per cent from one year ago. Housing values, on 

the other hand, are projected to climb to $292,000 in 

2008, a seven per cent increase over 2007 levels.

2004

2008 vs. 2009: -2% 

2005 2006 2007

$420,000

$405,000

$390,000

$375,000

$360,000

$345,000

$330,000

$315,000

$300,000

*Estimate **Forecast Source: TREB, RE/MAX

GREATER TORONTO AREA

Residential Average Price

2004

2008 vs. 2009: -3% 

2005 2006 2007

14,600

 14,400

14,200

 14,000

13,800

13,600

13,400

13,200

13,000

*Estimate **Forecast Source: Ottawa Real Estate Board, RE/MAX

OTTAWA
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Ottawa’s economic performance continues to be 

relatively immune to outside pressures. Strong employ-

ment numbers, higher immigration, healthy area spending 

and a solid banking industry continue to prop-up the 

local economy. According to Statistics Canada, the 

city’s largest employer—the federal government—

provides about 119,000 jobs in Ottawa, 18 per cent 

of the 663,000 in the capital region. Job security 

in the civil service sector is expected to help off set 

the impact of a sluggish high-tech manufacturing 

sector in 2009.

Consumer confi dence will be of paramount importance 

in 2009. Aff ordability levels are forecast to experience 

signifi cant improvement over 2008 levels. Th e key 

drivers in healthy housing markets—job security and 

low interest rates—are expected to be present and 

accounted for. Inventory levels are predicted to edge 

up marginally, with properties moving within 45 to 50
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days, an increase over last year. Th e balance of power 

in the market will shift to buyers, who will have a 

greater selection of homes from which to choose 

from and the luxury of time in making their real 

estate decisions. Entry-level buyers will assume 

a more traditional role in 2009, taking a backseat to 

move-up activity. Tighter credit restrictions may also 

have an impact on first-time buying activity. The 

market for luxury homes in Ottawa is expected 

to soften as purchasers wait for portfolios to recover. 

Stock market volatility during the latter half of 2008 

may serve to bolster sales of income-producing prop-

erties in 2009, as investors move their funds into 

tangible assets. By year-end, approximately 13,500 

homes are expected to change hands, a fi gure more 

in line with levels reported in 2006. Average price 

should hold steady at $292,000. 
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Barrie and District
Despite stock market volatility and global economic 

concerns, demand for residential real estate remained 

relatively solid in Barrie and the surrounding areas 

throughout 2008. The fallout, however, hampered 

home-buying activity in the latter half of 2008, 

resulting in a decline in the number of homes sold. 

By year-end an estimated 4,250 homes are expected 

to change hands, representing a decrease of 15 per 

cent over the 5,017 homes sold in 2007. Values are 

forecast to remain relatively stable at $259,000, no 

change over 2007’s record levels.

Housing inventory was up in 2008. Th e local real estate 

landscape was more balanced than in 2007 when 

tightened supply levels gave sellers the clear advantage 

and multiple off ers were commonplace. But the number 

of homes listed for sale is expected to increase further 

and give buyers the edge. With more to choose from, 

purchasers will be taking their time and being selective. 

As a result, average time on market required to sell 

a home is forecast to move from 54 days in 2008 to 

60 days in 2009. 

As long as interest rates remain low, fi rst-time buyers 

will continue to play an integral role in the market 

next year, further fuelling the demand for entry-level 

properties. Th e opening of the Barrie South GO Train 

station last December is serving as a drawing card 

for young families from the Greater Toronto Area. 

Nearby townhouses are also gaining in popularity 

with young professionals. Th ese buyers, who are not 

necessarily fi rst-timers, are willing to commute and 

make other lifestyle changes in a market where their 

dollar goes further. Empty-nesters looking to downsize 

will also impact the residential real estate market, 

with many choosing to sell their homes and move 

into condominiums. Two waterfront condo projects 

due to begin construction in 2009 are attracting interest, 

with the fi rst already completely pre-sold. 

Th e lower Canadian dollar should further stimulate 

manufacturing locally and keep the economy relatively 

healthy. Major projects also bode well for the area. 

A full revitalization of the waterfront and the down-
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town core’s Allandale Station area are expected 

to lead to increased jobs in the tourism industry. 

Also expected to create jobs and fuel the local 

economy is the construction of the Simcoe-Muskoka 

Regional Cancer Centre due to begin in 2009. 

When the $56 million project is completed in 2012, 

it will almost double the size of the Royal Victoria 

Hospital and result in an infl ux of professionals to 

Barrie and the surrounding areas. 

Further evidence of the area’s healthy economy and 

growing popularity is that new home construction 

has depleted the supply of building lots in Barrie,

forcing construction to the outlying areas and attempts to 

annex Innisfi l. By year-end 2009, average price and the 

number of homes sold are forecast to match 2008 levels.

Economically, St. Catharines is relatively well-posi-

tioned to handle the storm ahead. New developments 

include nGen, a new media incubator; the Niagara 

Performing Arts Centre; the Project Niagara Music 

Festival; the new Niagara Health and Bioscience 

Research Centre; the Rolling Meadows 400-acre 

Th orold mini-city residential development; and the 

Walker Family Cancer Centre. Brock University and 

the wineries that are springing up along the Niagara 

Escarpment are also expected to prop-up consumer 

confi dence levels and bolster economic performance. 

Employment growth is expected to rise in St. Catharines 

in coming months. The area has some challenges 

ahead, given that General Motors is one of the largest 

employers. With the automotive industry hard hit by 

the recession south of the border, and the imminent 

threat of a technical recession in Canada, jobs in this 

segment of the market are vulnerable.

Conditions in St. Catharines’ residential real estate 

market are expected to favour the buyer in 2009. First-

time activity is forecast to taper as demand in this 

segment of the market has largely been met. Inventory 

levels are expected to climb, especially in the fi rst half of 

the year. Some move-up activity will occur, as a result, 

as purchasers take advantage of greater selection and the 

narrowing spread to trade-up to a bigger home or better 

neighbourhood. An aging boomer population should 

also help to drive demand for town house condominiums. 

St. Catharines
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Growing concerns over global economic stability 

hampered residential home sales in the St. Catharines 

area in the latter half of 2008. Th e combination of 

weaker home-buying activity and increased supply is 

expected to trigger a 11 per cent drop in the number 

of homes sold by year-end. Twenty-nine hundred 

homes are forecast to change hands in St. Catharines 

in 2008, compared to 3,258 units one year ago. 

Average price, on the other hand, should experience 

a modest increase, rising approximately two per cent 

to $223,000 in 2008, up from $217,841 in 2007.
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concerns about job loss at MITEL (Stelco), and the 

overall mood in the marketplace is cautious. For the 

fi rst time in years, housing values have experienced 

downward pressure and that trend is expected to 

continue into 2009. Approximately 12,200 properties 

will change hands by year-end 2008, down 12 per cent

from 13,866 one year ago. Average price is forecast to 

climb four per cent to $279,600 in 2008, buoyed by 

gains earlier in the year.

Hamilton-Burlington’s manufacturing sector had been 

relatively hard hit by the strength of the Canadian 

dollar and the slowdown in the US over the past year 

and a half. Output is expected to fall by approximately 

seven per cent in 2008. Area hospitals, including St. 

Joseph’s and Hamilton Health Sciences, are looking 

at cutting jobs in an eff ort to trim their budget. Th e 

falling loonie may serve to stimulate the economy and 

the ailing manufacturing sector in the months ahead. 

First-time buyers are expected to be affected by 

changes to lending criteria in Hamilton-Burlington’s 

housing market in 2009. With entry-level purchasers 

playing a lesser role, the market will look to move-up 

buyers to pick up the slack. Rising inventory levels 

will provide those trading-up with greater selection 

and bargaining power. High-rise condominiums in 

Burlington will continue to thrive, thanks to solid 

demand and limited supply. Prices for condominium 

units should edge slightly higher by year-end 2009. 

An estimated 11,500 homes will change hands 

in Hamilton-Burlington in 2009, down six per 

A steep decline in home-buying activity in the 

fourth quarter is expected to impact housing sales in 

the Hamilton-Burlington area by year-end. While 

the number of homes sold was slightly off  2007’s 

breakneck pace for most of the year, October’s stock 

market uncertainty slowed housing activity consider-

ably. Credit has since tightened, there are growing 

Despite sound economic fundamentals, little change is 

expected in the St. Catharines housing market in 2009. 

Home sales are forecast to remain stable at 2,900 units, 

while average price holds steady at $223,000.
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Housing activity is expected to gain momentum in 

Kitchener-Waterloo in the spring of 2009. Th e out-

look for the area remains positive, with the economy 

better-positioned to weather the global financial 

storm than most other Ontario centres. Th e major 

economic drivers, including two universities, Canada’s 

technology triangle and a strong fi nancial sector, con-

tinue to support employment in the area. However, 

the area’s manufacturing and automotive sectors are 

slowing in response to the global economic crisis. 

Lack of demand from the US has prompted plant 

closures and job losses across the board, which will 

ultimately aff ect the housing market and have a negative 

impact on lending practices. Fortunately, Kitchener-

Waterloo has one of the lowest unemployment rates 

in the province. Th e area attracts a youthful popula-

tion which is expected to continue to grow at a rate 

faster than both the province and nation.

Kitchener-Waterloo’s residential housing market  

should remain balanced in 2009, with supply meeting 

demand. Th e number of homes sold is expected to 

refl ect levels reported in 2004, 2005, and 2006, hovering 

at the 6,000 unit mark in 2009, while average price is 

forecast to hold relatively stable, hovering at $250,000 

for much of the year. 
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A diverse economy has contributed to balanced housing 

market conditions in Kitchener-Waterloo in 2008. 

By year-end, average price is forecast to increase by 

seven per cent to approximately $270,000, up from 

$252,429 in 2007. Home sales, however, are expected 

to fall from last year’s record-breaking levels, settling 

in at 6,600 units by year-end. An upswing in inventory 

levels contributed to the slowdown in housing activ-

ity mid-year. While homes listed at fair market value 

continued to sell, those that pushed the envelope 

stagnated. By year-end, purchasers had a better selec-

tion of aff ordable properties from which to choose.

A sputtering economy is giving purchasers cause for 

concern. Many have chosen to put off  their housing 

purchases to 2009, while others are taking advantage 

of softer housing market conditions. Single-family 

dwellings remain the most popular choice for pur-

chasers, although demand for condominium and 

town home units is on the rise, fuelled by downsizing 

baby boomers. While new home construction is 

up for 2008, the number of houses built in 2009 is 

expected to diminish. Th e luxury market has moder-

ated, as purchasers in this price bracket adopt a wait-

and-see attitude. 

cent from 2008 levels, while average price is ex-

pected to track four per cent lower, settling in at 

$268,000 by year-end. 
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Sellers who are reducing their asking prices to 

accommodate market reality are getting offers. 

Th ose who are less motivated would rather sit than 

budge and are choosing not to relist when their 

listings expire. Two-storey detached properties are in 

greatest demand, followed by bungalows, ranch-

style homes, and condo-townhouses.

London’s diversified economy, and incentives to 

attract new business to the area, bodes well for its 

housing sector. Manufacturing accounts for 16 per 

cent of the overall workforce and the region is aggres-

sively pursuing new business, particularly in energy 

and technology and the life sciences fi eld. 

Given a continuation of current economic fundamentals, 

the resale housing market for London-St. Th omas is 

forecast to remain stable in the coming year. Sales are 

again expected to be around 9,000 units. Prices will 

increase by two per cent, bringing the value of an 

average home to $218,000 in 2009. 
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London-St. Thomas
A well-diversified local economy and affordable 

housing has kept demand for residential real estate 

in London-St. Thomas relatively strong this year. 

However, an infl ux of listings in the second half of 

the year moved market conditions clearly into buyer’s 

territory. By year-end, 9,000 homes are expected to 

change hands. Th is represents a decrease of seven 

per cent over the 9,686 units that were sold in 2007. 

Housing values are up fi ve per cent over last year with 

the average selling price moving to approximately 

$214,000 from $202,908. 

Inventory levels were up 20 per cent over 2007 and 

the supply of listings is due to increase by another 

10 per cent in 2009. Days on market currently hov-

er at 45 but are expected to increase to 60 in 2009. 

First-time and move-up buyers are the driving force in 

the market, but after almost six years of sellers calling the 

shots, they are taking their time deciding and looking 

for deals. First-timers are fuelling demand in the 

$200,000 to $300,000 range and will likely look at 

30-plus listings. Detached properties in the older 

parts of London are favoured by move-up buyers 

who are now more likely to place conditions on off ers. 

Most are asking for longer closing dates and making 

the off er contingent on the sale of their own property. 
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Although tight inventory levels artifi cially infl ated 

housing values and created a heated real estate envi-

ronment early in 2008, an infl ux of listings restored 

balance to Sudbury’s residential market by mid-year. 

Sound economic fundamentals were the primary factors 

driving activity in the fi rst six months, as purchasers 

entered the housing market en masse. Th e 20-plus 

percentage increase in the supply of homes listed for 

sale by early fall slowed price appreciation, but 

consumers, growing increasingly concerned about 

mounting debt in the United States and the potential 

for a global fi nancial crisis, pulled back on big-ticket 

purchases. Unit sales projections are down about nine per 

cent from 2007 levels as a result, settling in at 2,400 

by year-end, while average price is forecast to climb 

approximately 14 per cent to $213,000 in 2008—the 

first time average price has crossed the $200,000 

threshold in Sudbury.

Once solely dependent on mining, Sudbury has 

moved to diversify its business base in recent years. 

As a central hub for Northern Ontario, the city is now 

home to government offi  ces for taxation, education, 

technology and health. Th e long-term plan for the 

area, which was recently ranked the 13th best place 

to do business in Canada, is to continue on its current 

growth trajectory. Mining is still a vital component 

of this thriving community, and residents are gearing 

up for the next growth cycle in nickel. Purchases of 

Inco by CVRD of Brazil and Falconbridge by Xstrata 

of Switzerland have thrust Sudbury into the heart of 

the globalized mining and mineral processing industry. 

Concerns over strike action in 2009, however, may 

aff ect buyer intentions. New developments, such as 

the expansion of St. Joseph’s Villa, the opening of 

the Sudbury Hospice, the Northern Ontario School 

of Medicine, Pioneer Minor, Chelmsford Long 

Term Care, Dalron Lake Nepahwin condominium, 

Hampton Inn, and Staybridge Suites hotels, should 

serve to off set some of the impact.
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Housing activity in Sudbury is expected to continue 

at a steady pace in 2009, as conditions shift in favour 

of buyers. Inventory levels are forecast to remain 

elevated for the first half of the year as market 

uncertainty takes its toll. With the pool of fi rst-time 

buyers likely exhausted after years of heated activity, 

move-up purchasers will step up to the plate in 2009. 

Demand for homes in the upper-end is likely to remain 

stable. Lower interest rates may also serve to further 

stimulate home-buying activity. By year-end, sales 

and average price in Sudbury are expected to match 

the 2008 performance.

Kingston’s young demographic and stable employment 

picture has provided a healthy backdrop for residential 

housing activity in 2008. Although concerns over the 

global economic outcome immobilized many potential 

home-buyers in the fi nal quarter of the year, activity 

Kingston
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had been relatively stable up until this point. While 

listings have increased in Kingston, the market has 

not experienced the serious upswing characteristic of 

other parts of the country. Th at said, the number of 

homes sold in Kingston by year-end is expected to fall 

short of last year’s heated pace, down approximately 

fi ve per cent to 3,550 units. Housing values, on the 

other hand, are expected to post moderate gains, with 

year-to-date fi gures hovering at $236,000, up six per 

cent from 2007.

From an economic standpoint, Kingston is exceptionally 

well-positioned. The city—home to the Canadian 

Armed Forces and Corrections Canada—and employ-

ers like Empire Life, Envista, Queen’s University, and 
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St. Lawrence College is insulated from the peaks 

and valleys most major real estate markets undergo. 

Unemployment levels are relatively low and job 

security is high. Canadian Hydro Developers Inc. 

is building a $450 million, 198 MW Wolfe Island 

Wind project, which will create construction jobs, 

lease payments for Ontario farmers with turbines 

on their properties, as well as provide a source of tax 

revenue for local municipalities. Kingston’s close prox-

imity to Toronto, Syracuse, Ottawa, and Montréal 

is also a drawing factor. 

While more balanced conditions prevailed through 

the latter half of 2008, the transition to a buyer’s 

market is expected to come to fruition in Kingston in 

2009. Lower interest rates will prompt fi rst-time and 

move-up buyers to enter residential housing markets, 

with most taking advantage of increased inventory 

levels and attractive pricing. Pricing will prove crucial 

for vendors early next year. Th ose who have properties 

listed for sale can expect to sit longer, with days on 

market forecast to climb to 70 next year. Th e upper-

end of the market—priced at $400,000 plus—may 

also experience some softening in 2009. Th e down-

ward trend initially surfaced in the fall of 2008 as a 

result of battered stock portfolios, but is expected 

to continue through 2009 as purchasers in this 

bracket pull back on big ticket items. Condominium 

sales, however, are expected to increase as demand 

f rom baby boomers continues to climb. After a 

sluggish start to the year, residential unit sales are 

expected to gain momentum, fi nishing the year on par 

with 2008 levels. Average price is forecast to climb 

further, reporting a two per cent increase to almost 

$241,000 by year-end 2009. 

Manitoba
Winnipeg
Winnipeg remains one of the hottest markets in the 

country for residential real estate, reporting record-

setting sales for the fi rst nine months of the year. 

Th e market, however, pulled back in the fourth quarter 

due to rising economic concerns. As a result, an es-
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Despite consumer uncertainty created by volatility 

in the stock markets and the global economic crisis, 

Winnipeg’s local economy remains healthy. New home 

construction is expected to continue at a breakneck 

pace with 5,200 new units projected. Net migra-

tion will be a dominant factor driving demand. 

International migration will be among the highest 

levels on record, owing to Manitoba’s successful 

Provincial Nominee Program. With one of the best 

employment rates in Canada, the loss of migrants 

from Manitoba to other provinces will also remain 

low by historical standards. 

A robust labour market continues to be both a sign 

and source of vigour for the Manitoba economy. 

Th e province is benefi ting from a softening Canadian 

dollar and high commodity prices for grains and base 

metals supporting provincial income growth. 

Th e market for 2009 will be balanced as slow, steady 

growth continues. Inventory levels are expected to 

increase by 10-to-15 per cent over 2008. Values will 

remain stable with minimal increases. Th e average 

selling price is forecast to appreciate two per cent to 

$212,000 by year-end. Th e number of homes due to 

change hands is forecast to match 2008 levels. 
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timated 12,900 homes are expected to change hands 

in Winnipeg by year-end, a modest decrease from 

peak levels logged in 2007. 

Housing inventory was relatively tight through 2008. 

With a limited supply of listings for most of the year, 

values smashed all previous records with the average 

price up 22 per cent over one year ago from $170,502 

to $207,882. Many purchasers experienced frustration 

with bidding wars but there were fewer than in 2007. 

Multiple off ers are still occurring and will continue 

in isolated situations but not nearly as frequently. 

Inventory has increased in the last quarter and what was 

previously a seller’s market has become more balanced. 

As a result, average time on market required to sell a 

home will increase from 29 days in 2008, to 35 days 

or more in 2009. 

Spurred by move-up buyers looking for bigger homes 

and better amenities, the most active price range has 

been in the mid-range from $160,000 to $199,000. 

First-timers, including new immigrants and children 

of baby boomers, fuelled activity in the $130,000 to 

$159,000 range. With even greater demand from 

retirees, the condominium market is playing a bigger 

role than ever before. New buildings geared to retirees 

are underway in Th e Forks and on Waterfront Drive. 

More affordable warehouse conversions are also 

springing up, thanks to incentives from the city to 

invigorate the downtown core. Luxury homes were 

also coveted in 2008, with a record number of $1 

million+ homes changing hands. 
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station (that will turn landfi ll into hydrogen) is also 

expected to also move forward in 2009. Capital projects 

planned for 2009 include the expansion of the John 

Deere parts distribution centre; Federated Co-Op’s 

$2 billion oil refinery expansion, scheduled for 

completion in 2011; and the recent completion of 

the $90-million large-diameter pipe mill expansion 

project from EVRAZ. Compared to one year ago, 

employment is up by 8,900 jobs. The number of 

people working is up, wages are up, and job creation 

continues unabated. Regina’s unemployment levels 

are among the lowest in the country at 3.7 per cent.

Propped up by strong economic data, the residential 

real estate market in Regina should return to more 

normal levels of activity in 2009. After years of tight 

inventory levels and bidding wars, buyers will fi nally 

catch a break. First-time purchasers are expected 

to be a major force in Regina in 2009, stimulating 

demand for entry-level product in and around $200,000. 

Move-up activity, particularly in the top-end, should 

continue at a steady pace. Out-of-province purchasers 

may also serve to bolster housing activity, especially 

in the latter half of the year. Speculators, a substantial 

segment of the market in recent years, should be notice-

ably absent. Home sales in Regina are forecast to 

match 2008 levels in 2009, while average price con-

tinues its ascent, settling in at $250,000 by year-end.
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Saskatchewan
Regina
Despite strong economic growth, Regina’s overheated 

residential housing market cooled signifi cantly in the 

second half of 2008. An infl ux of listings mid-year 

put the brakes on rapid price appreciation and slowed 

home-buying activity to a crawl. With the urgency all 

but gone from the market, purchasers felt no need to 

rush and most took their time in making real estate 

decisions. By October, the global economic upheaval 

prompted many to put their purchases on hold. As a 

result, sales of homes in Regina this year will fall short of 

historic levels reported in 2007. Approximately 3,450 

homes will change hands this year, while the 39 per cent 

increase in average price—bringing housing values 

to $230,000 by year-end—will position Regina as the 

strongest market for price appreciation in Canada in 2008.

The provincial economy continues to fire on all 

cylinders. Locally, Standard and Poor has rated Regina’s 

credit position AA+ based on the city’s healthy oper-

ating and after-capital expenditure surpluses, as well 

as superior economic performance. Non-residential 

construction continues at a solid pace, with 

Loblaws building a million square foot distribution 

facility. The innovative solar hydrogen production 
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Speculation was also a factor in the marketplace, as those 

trying to make a quick buck unloaded their properties 

on an unsuspecting market. During the latter half of 

the year, market conditions clearly favoured the buyer. 

Purchasers had greater choice, the luxury of time to make 

their housing decisions, and more power at the negotiation 

table. Some homebuyers took advantage of the narrow 

spread and chose to trade-up to a larger home or a better 

neighbourhood , while others saw market conditions as an 

opportunity to downsize. Retirees, in particular, were 

driving demand for newly-built condominium units. 

More balanced market conditions are forecast for 2009. 

Move-up buyers will likely lead the way, stimulating 

demand for product priced over $250,000. First-time 

buyers are expected to play less of a role in Saskatoon’s 

residential housing market in 2009, with creative 

fi nancing options like the zero-down down payment 

no longer available. Concerns over the global economy 

may serve to slow sales of luxury homes to some degree, 

but overall demand will remain stable. Th e absolute top-

end of the market—homes priced over $1 million—

is expected to hold fi rm. More job opportunities at 

higher income levels are predicted to attract out-

of-town purchasers to the city. Former residents are 

also expected to return to Saskatoon, thanks to vastly 

improved economic conditions. 

Saskatoon continues to be one of the fastest growing 

cities in Canada. Real GDP growth, projected to 

climb 5.2 per cent in 2008, will stabilize in 2009. 

While commodity prices have fallen in recent months, 

the city’s diverse economy continues to fuel solid fun-

damentals. Entrepreneurial ventures and the biotech-

nology sector are on the rise. Th e Financial Post listed 

Saskatoon as the fi fth best business-friendly city in 

Canada, boasting aff ordable business costs and a versatile 

economy. Job creation in traditional industries such as 

agriculture and mining are also drawing people to 

the area. Saskatoon aims to move forward with employ-

ment growth and create 8,000 new jobs each year. 

Volatility in the financial sector has also prompted 

some investors to move their money out of the stock 

market and into real estate. 

Th e residential real estate market in Saskatoon is expected 

to be one of the bright spots in Canada in 2009. 

Given strong economic fundamentals and a positive 

employment outlook, healthy housing market con-

While global demand for oil, gas, potash, and uranium 

provided a signifi cant boost to Saskatoon’s residential 

real estate market in recent years, diminished demand 

and the threat of a worldwide recession has had an 

impact on sales activity in 2008. Th e number of homes 

sold in the city, as a result, is forecast to fall 19 per 

cent to 3,600 units by year-end, while average price is 

predicted to climb 24 per cent to $289,000 in 2008. 

Rising inventory levels played a serious role in 

Saskatoon’s softening housing market. New home con-

struction contributed to a 40 per cent upswing in 

the number of homes listed for sale early in the year. 
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ditions should prevail in 2009, with the number of 

homes sold in the city rising three per cent to 3,700 

units by year-end. Average price will continue its ascent 

in 2009, rising just over two per cent to $296,000. 

of the strongest employment markets in the country, 

with an unemployment rate of 3.7 per cent. Th e city’s 

economy grew at an estimated rate of 3.2 per cent in 

2008 and is expected to exceed the national average 

in 2009. Net migration is also forecast to improve 

in 2009, with an estimated 18,500 interprovincial 

migrants moving to Calgary. Th e infl ux should serve 

to bolster demand for real estate in the city.
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Alberta
Calgary
While a marked decline in homes listed for sale served 

to stabilize residential real estate activity in Calgary by 

mid-year, stock market volatility and the threat of a global 

economic recession deflated consumer confidence 

in the Fall. September’s sales rally—the fi rst month to 

show a year-over-year increase in 2008—was followed 

by a 26 per cent drop in homes sold in October.

Th e slide is expected to continue, with the number of 

properties changing hands dropping an estimated 30 

per cent to 22,500 by year-end—a level not seen 

since 2001. Average price, however, is forecast to 

hold relatively steady, down one per cent to $410,000 

in 2008, compared to the same period in 2007.

Fluctuations in oil and gas prices have been cause for 

concern in Alberta. With the price per barrel falling 

to just over $50 US, the province is starting to see 

some pull-back on energy projects. Th at said, Calgary 

is better positioned to weather the storm ahead than 

most other major centres in Canada. Th e city has one 

Housing stock will continue to be a drag on Calgary’s 

residential real estate market for the fi rst six months 

of 2009. Conditions should start to improve by mid-

year as the market makes its way through excess 

inventory. A serious reduction in new home starts 

will go a long way, boosting demand for resale prop-

erties in 2009. By year-end, the number of homes 

sold is forecast to slightly exceed 2008 levels, settling 

in at 23,000 units. Buyer’s market conditions are ex-

pected to prevail during the fi rst half of the year, with 

home sales under $400,000 most active. More than 

50 per cent of activity will occur under this price point 

as fi rst-time buyers move to realize homeownership. 

Trade-up activity will also strengthen as buyers take 

advantage of the narrowing spread between what 

their homes will sell for and what they can buy. Th e 

top-end of the market, while slower than last year, is 

forecast to experience solid demand as a result of 

in-migration and corporate relocations. More balanced 

market conditions should exist for single-family 

homes by Fall, 2009. Calgary’s high-rise condominium 

market, propped-up by speculation in recent years, is 

more vulnerable to new market realities. Th ousands 
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of new units are expected to come on-stream in 2009, 

which could create a glut of listings. Some developers 

have already moved to mitigate their losses by stopping 

new projects. Average price is expected to remain sta-

ble in 2009, matching the 2008 fi gure of $410,000.
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Sliding consumer confi dence levels, augmented by 

stock market volatility and diminished oil and gas 

revenues, seriously hampered Edmonton’s residential 

real estate market in the final quarter of 2008. 

The market softened considerably in October, 

after a reported 65 per cent increase in sales activity 

and a decline in the number of homes listed for sale 

in September. Buyers moved to take advantage of 

the glut of product on the market, making low-

ball off ers that were accepted more often than not. 

Entry-level properties were most popular with pur-

chasers, while those in the top end of the market 

experienced serious softening. Despite the insta-

bility, $1 million plus properties held relatively 

steady, with sales figures slightly off 2007 levels. 

Approximately 18,900 homes are expected to change 

hands by year-end 2008, an eight per cent decline 

f rom 2007 levels. Average price, which hovered 

at $338,000 one year ago, will close the year down 

about one per cent to $335,000.

After years of unprecedented growth, Edmonton’s 

gross domestic product will slow to an estimated 

2.5 per cent in 2008, before climbing to 2.8 per cent 

in 2009. Strong capital spending on public infra-

structure, a rebound in migration, anticipated 

job growth, and the stability of Edmonton’s public 

service sector should help bolster consumer con-

fi dence levels and boost economic performance next 

year. New home construction, down about 50 per 

cent from one year ago, is expected to continue to 

taper in 2009. 

Lower interest rates and increased aff ordability levels 

are expected to bring out homebuyers in 2009. Th e 

number of homes sold in Edmonton by year-end is 

forecast to match 2008 levels, while average price 

should hold steady at $335,000 in 2009. Demand 

should be greatest for properties priced from $300,000 

to $350,000, as fi rst-time buyers move to realize home-

ownership. Th e trade-up market may also be brisk as 

purchasers take advantage of buyer’s market conditions. 

Sales over the $500,000 price point are expected to 

soften as buyers in this price bracket deal with stock 

market losses. Condominiums may be in for a ride in 

2009. High-rise units are particularly vulnerable to 

price fl uctuation as thousands of new units, pre-sold 

during the run-up in 2005, 2006 and 2007, are 

scheduled to close in 2009. Absorption will be key 

in Edmonton’s residential housing market in 2009. 

If speculators walk and developers take back units 

and place them in a rental pool, values will remain 

stable. Any substantial infl ux of new units will have a 

serious impact on condominium pricing. 
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are gaining attention as an aff ordable alternative with 

plenty of inventory in all price ranges. Fluctuating stock 

markets have also lead many investors to put their 

assets in real estate while good opportunities last. 

Kelowna remains well supported by solid economic 

fundamentals. The unemployment rate is low and 

is forecast to remain under five per cent in 2009. 

The provincial government continues to invest in 

infrastructure and has cut taxes to avoid economic distress. 

Although the forestry industry has softened, Kelowna 

remains insulated from job losses, thanks to its thriving 

education, tourism, and service sectors. Job gains con-

tinue through the expansion of the Kelowna General 

Hospital and various utility upgrades taking place 

throughout the city. Th e falling Canadian dollar will 

benefit tourism, which will serve to bolster further 

economic performance in Kelowna.

Despite relatively healthy housing activity, residential 

real estate sales will taper to 3,510 units by year end, 

10 per cent off  2008 levels while average price will 

continue to slide, falling to $378,000.

Although residential real estate was off  to a good start 

in Kelowna in 2008, the market slowed by mid-year 

in response to growing concerns south of the border. 

By October, potential purchasers had clearly adopted 

a wait-and-see attitude as housing sales tumbled. 

While some vendors moved to adjust prices during 

the fourth quarter, others took their properties 

off the market. Approximately 4,000 homes are 

expected to change hands by year-end 2008, falling 

short of last year’s level of 6,192 units by 37 per cent. 

Housing values, on the other hand, are forecast to 

remain relatively unchanged year over year, up an 

estimated two per cent to $420,000. 

Kelowna’s reputation as a lifestyle community con-

tinues to attract buyers to the area. As prices become 

more competitive and a better selection of inventory 

becomes available, home-buying activity is expected 

to gain momentum. Th e market is expected to shift in 

favour of the buyer in 2009, with fi rst-time purchasers 

leading the charge. Lower interest rates are expected 

to kick-start activity for entry level properties—

priced from $250,000 to $300,000. Condominiums 

Victoria
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British Columbia
Kelowna

Demand for residential real estate has softened from 

previous years as stock market volatility and global 

economic concerns dampened home-buying activity 

in 2008. Twenty per cent fewer homes are expected 

to change hands by year-end, with 6,500 home sales 
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expected in 2009. Housing values are forecast to 

escalate approximately fi ve per cent, with the average 

residential price hovering at $490,000. 

Inventory levels climbed throughout 2008. While the 

year began in balanced territory, Victoria homebuyers 

are now in the driver’s seat for the fi rst time since 2001. 

Most are looking for deals and taking more time to 

fi nd them. Average days on market currently sit at 58. 

Sellers who fail to be astute about pricing and marketing 

their properties may have regrets. First-time buyers 

have more choice as listings, particularly those for 

condos, become more aff ordable. Demand has soft-

ened considerably, but luxury homes are still coveted 

by local professionals, out-of-province purchasers and 

international buyers looking for good opportunities. 

Victoria is more insulated from an economic down-

turn than others, thanks to government, academic, 

and advanced technology jobs. In 2007, the technology 

industry surpassed tourism and established itself as 

Greater Victoria’s largest private industry with annual 

revenues of $1.7 billion dollars. It is currently estimated 

that 900 technology companies operate in the 

Greater Victoria Area and that the island total is 

over 1,100 fi rms. Also expected to be a boon to the local

economy is a Victoria Shipyard contract to service 

Canadian submarines. With a net in-migration of 

7,000 new residents annually, population growth will 

continue to support wholesale, retail and service sectors.
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Greater Vancouver Area

Th e 2009 market will favour buyers. Inventory levels 

are expected to increase by 10-to-15 per cent over 2008. 

Th e average selling price is forecast to depreciate by 10 

per cent to $440,000 by year-end, while the number of 

homes sold should level off  at 5,800 units, down al-

most 11 per cent from 2008.

After a serious six-year run that saw housing values 

cross the $600,000 threshold, residential real estate 

in the Greater Vancouver Area has run out of steam. 

While the market began its transition in the Spring 

of 2008, the occasional multiple offer occurred 

on well-priced or ideally located properties. Global 

economic volatility in the final quarter triggered 

a free-fall in housing sales and a substantial up-

swing in inventory levels. By year-end, the number 

of homes sold will slide to 26,000 units, a level not 

seen since 2001, but percentage gains earlier in the 

year should prop-up average price two per cent to 

$585,000 in 2008.

While the housing market suffered a setback in 

2008, provincial and local economies are relatively 

stable. Economic performance remains supported by 

heavy investment, developments in natural gas, and 

infrastructure building ahead of the 2010 Winter 

Olympics. Th e local government’s multi-billion dol-

lar investment in infrastructure will highlight green 
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technology and streamline traffi  c and people moving 

through the city. Th e Port Mann/Highway One im-

provement project extending to Langley is slated for 

completion in 2013, while Translink’s Canada Line is 

expected to be fi nished prior to the Olympics. GDP 

growth in the Greater Vancouver Area is expected to 

climb to 2.1 per cent in 2009, up from 1.2 per cent 

in 2008.

Homebuyers who adopted a wait-and-see attitude in 

the fi nal quarter of 2008 are expected to be fi rst out 

of the gate in 2009. Driven by pent-up demand, these 

early purchasers will likely land the best deals in the 

market. Listings are forecast to surge in the spring, 

as sellers take advantage of increased demand in the 

marketplace. Lower interest rates should also stimu-

late sales activity. Creative fi nancing and vendor take-

back mortgages—popular in the 1980s—will fi nd a 

place in the market once again. Aff ordability is ex-

pected to improve signifi cantly, prompting fi rst-time 

buyers to enter the market. A projected softening 

in condominium values, combined with a serious 

oversupply of product, may prove particularly entic-

ing to entry-level purchasers. By mid-year, the mar-

ket should show signs of recovery as inventory levels 

tighten. Consumer confi dence levels, job security and 

positive economic stimulus will be vital to the overall 

outlook for residential housing in 2009. By the end 

of 2009, housing sales in the Greater Vancouver Area 

are predicted to match 2008 levels, while average 

price is expected to soften to $545,000.
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NATIONAL CONTACTS

LOCAL CONTACTS

RE/MAX of Western Canada 

RE/MAX Ontario-Atlantic Canada

RE/MAX Québec

Point Blank Communications

Market

NEWFOUNDLAND

LABRADOR

RE/MAX Plus Realty

RE/MAX Professionals

RE/MAX Harbourside Realty

RE/MAX Nova

RE/MAX T.M.S.

RE/MAX Ultimate Realty

RE/MAX Affi  liates

RE/MAX Chay Realty 

RE/MAX Garden City

RE/MAX Escarpment Realty 

RE/MAX Real Estate Centre

RE/MAX Centre City

RE/MAX Crown Realty

RE/MAX Realty Concepts

RE/MAX Executives 

RE/MAX Crown Real Estate

RE/MAX Saskatoon

RE/MAX Real Estate – Central Branch

RE/MAX Real Estate (Mountain View)

RE/MAX Select Properties

RE/MAX Camosun

RE/MAX Kelowna

Marie Selby 

Christine Martysiewicz

Marc Lacasse/Genevieve Gregoire

Eva Blay/Melissa Lucas

250-860-3628 

905-542-2400

450-668-7743

416-781-3911

Contact Offi  ce Phone

Jim Burton

Gordon Breau

Rocky Arsenault

Al Demings

Claude Charron

Tim Syrianos

Geoff  McGowan

Corrie Holliday

Claudia Fannon

Ralph Schmidt

Louis Klarke

Roger Guindon

Cathy Gregorchuk

Bob McKean

Cliff  King

Rob Nisbett

Larry Stewart

Bill Briggs

Lowell Martens

Arlene Butler

Wayne Schrader

Cliff  Shillington

709-738-7587

506-634-8200

902-888-3600

902-468-3400

450-437-8264

416-487-5131

613-825-8683

705-722-7100

905-641-1110

905-575-5478

519-942-8700

519-667-1800

705-560-5650

613-389-7777

204-987-9800 

306-789-7666

306-242-6000

780-488-4000

403-247-5171

604-737-8865

250-744-3301

250-717-5000
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