move smartly
toronto real estate news, data & insights

The Move Smartly Report
March 2022
Top Data Trends & Key Stories
in Toronto Area Real Estate Right Now

John Pasalis
President, Realosophy Realty

ABOUT THE AUTHOR

John Pasalis is the President of Realosophy, a
Toronto real estate brokerage which uses data
analysis to advise residential real estate buyers,
sellers and investors. John is a frequent commentator on the Toronto housing market and real estate
consumer and industry issues. His research has
been shared with the IMF and cited by the Bank of
Canada and the Canadian Mortgage and Housing
Corporation (CMHC).
John holds a B.Sc. in Economics from the University
of Toronto, an M.Sc. in Business and Management
Research from the University of Reading and is
Doctoral Candidate in Business Administration
at the University of Toronto and the University of
Reading where he is researching housing markets.

Contact John
john@realosophy.com
647-347-7325
About Realosophy Realty
About Move Smartly

In this Report
The Market Now								4
Key Issue
Is Toronto’s Real Estate Market Slowing Down?			

5

Toronto’s Suburban Housing Bubble — 1 Year Later		

7

Data Dive
Comparing Canadian Real Estate Globally				

9

Monthly Statistics
House									13
Condo									17
Regional Trends							20

THE MOVE SMARTLY REPORT MARCH 2022

3

The Market Now
Toronto’s housing market remained hot in February.
While on the ground, there may be some signs of cooling (see “Signs of a
Slowdown in Toronto’s Real Estate Market” later in this report), on aggregate,
the market showed the continued strength we’ve seen recently.
The average price for a house in February was $1,679,429, up 31% over last year;
the median house price in February was $1,485,000, up 32% over last year.
House sales were down 20% on a year-over-year basis (as compared to
February of last year in 2021), but well above pre-Covid 19 pandemic levels for
February in 2019 and 2020.
New listings in February were down 12% over last year while the number of
active houses for sale at the end of February fell to just 2,427, a 16% decline
over last year.
The average price for a condominium (condo) in February reached $836,969, up
26% over last year; the median price for a condo in February was $772,793, up
26% over last year.
Condo sales were down 10% in February over last year, but well above the
pre-Covid 19 levels for the same month in 2019 and 2020.
New condo listings were down by 9% in February over last year, but 46% higher
than the new listing volume in 2020. The number of condos available for sale at
the end of the month, or active listings, was down 22% over last year.
(For all monthly statistics for the Toronto Area, including house, condo and
regional breakdowns, see the final section of this report.)
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free public webinar : watch report highlights

Join John Pasalis, report author, in a monthly webinar as we discuss
key highlights from this report with added observations about new
emerging issues, and answers to your questions. A must-see for
well-informed Toronto real estate consumers. Sign Up Now

Key Issue

Is Toronto’s Real Estate Market Slowing Down?
The incredible demand that has pushed Toronto area home prices up more
than 30% over last year seems unstoppable on paper, but on the ground, it is
showing some early signs of easing up.
On Twitter, fellow industry watchers and I have been discussing some of these
early signs of a slow down over the past few weeks. Notably, Twitter has become
the source for real time on the ground insights about the housing market,
months before these trends show up in the aggregate data.
I’ll start by saying that one of the challenges of discussing early signs of a
slowdown is that home buyers and housing analysts alike will often be puzzled
because they usually don’t see any signs of a slowdown. The buyer still
competing against 20 other buyers to bid on a home certainly sees no sign of a
slowdown and the housing analyst will not yet see a single metric in this report
that suggests that things are starting to slow down.
So I’ll try to unpack what I’m seeing in spite of the figures.
Firstly, the earliest signs of a slow down are a decline in the number of buyers
viewing homes and a decline in the number of offers a seller receives on their
offer night, trends which are observed by participants in the market rather than
in the data. Every week, I meet with my agents to discuss the real time trends
we are seeing on the ground — by mid-February, we all started to see early signs
of these trends (e.g., fewer showings, fewer offers, etc.) and we felt the market
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was likely going to cool down earlier than we originally thought (normally, the
market usually remains competitive until the end of spring).
We have also started to see an increase in sellers willing to take pre-emptive or
“bully offers” ahead of their scheduled offer night, something that some agents
mistakenly view as a sign that the market is heating up.
An increase in sellers willing to accept pre-emptive offers happens due to the
information asymmetry between buyers and sellers. A seller’s decision to accept
a pre-emptive offer is largely a function of two factors — the price offered and
the number of showings they have booked.
A seller is unlikely to accept a pre-emptive offer of a good, but not great price
(i.e., over asking price but not overwhelmingly so) when they have 70 showings
scheduled — with such strong buyer interest in their home, why forgo the
chance of their offer night bringing in even more potentially lucrative offers? But
if the seller only has 10 showings scheduled when that same pre-emptive offer
comes in, they may be more interested as buyer interest has not been as strong.
This information is ‘asymmetric’ because sellers know how many people have
viewed their home while buyers don't, so buyers making pre-emptive offers are
bidding with the assumption that the home is getting a lot of showings and will
receive 10+ offers on their offer night (i.e., one normally wouldn’t aggressively
offer a good price unless this assumption is in place).
The increase in winning pre-emptive offers is partly why the share of homes
selling for over the asking price have increased this month — even though
I’m arguing that things are actually cooling, because the fact that sellers are
accepting these offers suggesting they are seeing something on the ground, like
fewer showings, that are making these offers more attractive to them.
The other trend we see is an increase in the number of homes that fail to sell on
their offer night.
Normally, when sellers list their home for sale expecting to receive multiple
offers, they usually set the asking price well below the market value to attract
more buyers. The eventual sale price is typically 5-20% over the asking price,
but closer to the actual market value of homes (based on how comparable
homes have recently sold).
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When a home fails to sell on the seller’s offer night, the seller will typically
increase their asking price to one that they are prepared to accept (i.e., as mentioned, closer to actual market value). In early February, roughly 5% of homes
with offer nights failed to sell which required them to increase their asking price.
By the end of the month that increased to 10%. This is still a relatively small
number of failed offer nights, but it’s a noteworthy change.
A few weeks does not make a trend, but I do suspect this change will continue
in the months ahead. The combination of buyer fatigue, high prices and rising
rates along with inflation and the macroeconomic risks ahead should contribute
to a gradual slowdown in the market.
Buyers will want to keep a close eye on these dynamics because they may find
themselves buying a home in a very competitive market only to find that they
need to sell their current home in a much softer market.
Timing, more than ever, will be everything.

Key Issue

Toronto’s Suburban Housing Bubble — 1 Year Later
Just over a year ago, in my February 2021 report, I discussed what I saw as
signs of a housing bubble in the market for suburban homes in the Toronto
area. When I published that report, the average price for a low-rise home in the
suburbs was just over $1.21M, up 26% in one year.
A number of big bank economists in March 2021 raised similar concerns that the
rapid growth in home prices may at least in part be driven by speculative buying,
and they suggested that policy makers might introduce new measures to curb
speculation in the housing market.
But no measures were introduced. When Bank of Canada Governor Tiff Macklem
said, “we need the growth we can get,” in response to concerns about rapidly
rising home prices at the time, it was clear that inflating home prices was part of
the Bank’s plan to get Canada out of this pandemic. Since then, data from both
Teranet and the Bank of Canada show that demand from real estate investors
actually accelerated in 2021, helping to push home prices even higher.
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So what’s happened since last year?

As seen above, over the past year, low-rise suburban home prices have surged
from just over $1.21M to $1.62M, a 34% increase.
Over the past two years, low-rise suburban home prices are up 68% so clearly,
in spite of some authorities ringing the alarm, they have done little else.
It is hard to say where the market will go from here, but having this rapid
acceleration in home prices as we head into an uncertain economic times due to
rising inflation, gas prices surging and potential fallout from the Ukraine conflict
is risky. If we find ourselves in a recession a year from now, high home prices
and high household debt might make any potential recession even worse.
Conversely, what makes Canada a bit unique from other bubble countries is
that its fundamental demand for housing continues to significantly outpace
supply. If Canada can meet its lofty immigration targets, the demand for homes
will continue to outpace supply, which in theory would put even more upward
pressure on prices. But this alone is no guarantee that prices will keep rising at
this current rate.
As I mentioned in a previous report, the most important factor to keep an eye
on in the months ahead is buyer sentiment as rapid changes in buyer sentiment
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are one of the key risks of bubbles bursting. If the sentiment of buyers shifts
from optimistic to pessimistic, it will be tough for policymakers to counteract that trend.

Data Dive

Comparing Canadian Real Estate Globally
I was speaking with someone recently who was so used to Toronto’s housing
market that he assumed all of the trends and market dynamics we see here are
typical and that many cities and countries around the world are experiencing
similar trends.
So I thought I’d spend some time in my Data Dive this month to take a look at
Canada’s real estate market from an international perspective.
I’m going to start by taking a look at how home prices have changed across G7
countries since 1990.
This chart shows an index of house prices which allows us to compare how
prices have changed without worrying about any currency differences. It
assumes 1990 is our starting point and then shows how each country's home
prices have changed since that time.
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We can see that house prices in Canada have outpaced the rest of the G7.
But changes in prices alone don’t tell the entire story. When economists try to
assess whether home prices are overvalued relative to fundamentals, one way
they’ll do that is by comparing house prices to rents since rents are effectively
the annual dividend income we receive on our rental investment.
Another way of thinking about the relationship between home prices and rents
is that if home prices rise too rapidly and owning a home becomes much more
expensive than renting, households will be more inclined to rent rather than buy.
As more households decide against buying and opt to rent, this takes pressure
off of rising home prices and gradually puts upward pressure on rents, eventually moving them back towards equilibrium where households are indifferent
between buying and renting. At least in theory, this is the relationship between
home prices and rents we should see over time in a balanced market.
One of the metrics economists often use to compare home prices and rents
is the price-to-rent ratio. Here’s an example of how the price-to-rent ratio
is calculated. If a home sells for $500,000 and the annual rental income is
$25,000 (or $2,083 per month) then the price-to-rent ratio is 20 since the price
of the home is 20 times the annual rental income. Another way of thinking about
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this is that if I bought this home strictly as an investment, the rental income
(before deducting other expenses) would offer me a gross return of 5% per year
since the annual rental income of $25,000 is 5% of $500,000.
The chart below shows the price-to-rent ratio index for G7 countries. The idea
with an index is to measure how the price-to-rent ratio has changed over time —
rather than measuring the actual price-to-rent ratio. The chart below sets 1990
as our starting point and then shows how each country's price-to-rent ratio has
changed since then.
We can see that by 2006, Canada’s price-to-rent ratio had risen at a similar rate
to Great Britain and France.
But since then, Canada’s price-to-rent ratio has accelerated at a much faster
rate than all other G7 countries. Canada was the only country with price-to-rent
ratio data for 2021.

So what exactly is this chart telling us?
It’s telling us that home prices in Canada have appreciated far more rapidly
relative to rents when compared to the other G7 countries — that is, the cost
of a home has most rapidly outpaced the rent it earns. In the United States for
example, home prices have not appreciated much when compared to rents. In
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Japan and Italy, home prices have declined relative to rents when compared to
their level in 1990.
If we turn our attention to the Toronto area housing market, we can compare
the change in the actual price-to-rent ratio over time rather than comparing
against an index.

Note that the chart above starts in 2006 as compared to 1990 in the previous
charts and reflects average sale and rents from the Toronto Real Regional Real
Estate Board’s MLS system.
In February 2022, the average low-rise house sold for $1.68M while the average
rent for a low-rise house was $2,992 resulting in a price-to-rent ratio of 47.
The average condo last month sold for $836K and the average rent for a condo
was $2,443 resulting in a price-to-rent ratio of 29.
This disconnect between home prices and rents we are seeing in Canada, and
Toronto more specifically, is not a normal trend — as we can see above when we
compare Canada to other G7 countries.
One key factor I’ve discussed before is that Canada’s population is not only
growing twice as fast as any other G7 country, but it’s also growing far faster
than our ability to build new homes which is pushing home prices higher. Even
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if the rents don’t justify today’s prices, the expected future appreciation is what
is motivating people to buy homes, or in some cases not sell them when they
move out of them.
But we are also seeing signs that rents are accelerating, and not just in the
Toronto area where average rents have surpassed pre-COVID levels, but in other
parts of Canada as well as people arrive from more expensive parts of Canada.
Renters for the most part have not felt the true high cost of housing in Canada
since homeowners have largely been absorbing relatively low rents, but that’s
starting to change.
As more people get priced out of the housing market, we will see more demand
for rentals which will likely put upward pressure on rents in the years ahead.

Monthly Statistics
House Statistics
House sales (detached, semi-detached, townhouse, etc.) in the Toronto area in
February 2022 were down 20% over the same month last year, but above levels
for the same month in pre-Covid 2019 and 2020.
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New listings in February were down 12% over last year, and well above the
volumes seen in 2019 and 2020.

The number of houses available for sale (“active listings”) was down 16% when
compared to the same month last year and 27% below the inventory levels
seen in 2020.

The Months of Inventory ratio (MOI) looks at the number of homes available for
sale in a given month divided by the number of homes that sold in that month. It
answers the following question: If no more homes came on the market for sale,
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how long would it take for all the existing homes on the market to sell given the
current level of demand?
The higher the MOI, the cooler the market is. A balanced market (a market
where prices are neither rising nor falling) is one where MOI is between four to
six months. The lower the MOI, the more rapidly we would expect prices to rise.
While the current level of MOI gives us clues into how competitive the market is
on-the-ground today, the direction it is moving in also gives us some clues into
where the market may be heading.
The MOI has been below a very competitive 1 MOI since last year, but has
increased slightly over the past two months.

The share of houses selling for more than the owner’s asking price climbed to an
unbelievable 88% in February.
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The average price for a house has climbed to $1.679M in February 2022, a 31%
increase over last year.

The median house price in February was $1,485,000, up 32% over last year
when the median house price was $1,125,000.
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The median is calculated by ordering all the sale prices in a given month and
then selecting the price that is in the midpoint of that list such that half of all
home sales were above that price and half are below that price. Economists
often prefer the median price over the average because it is less sensitive to big
increases in the sale of high-end or low-end homes in a given month which can
skew the average price.

Condo Statistics
Condo (condominiums, including condo apartments, condo townhouses, etc.)
sales in the Toronto area in February 2022 were down 10% over last year and up
38% compared to pre-Covid 2020.

New condo listings were down by 9% in February over last year and 46% higher
than pre-COVID 2020.
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The number of condos available for sale at the end of the month, or active
listings, was down 22% over last year.

The strong demand helped keep the MOI below 1 MOI for the month of February.
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The competition for condos picked up significantly with the share of condos
selling for over the asking price rising to 83% in February.

Average condo prices in February reached $836,969, up 26% over last year. The
median price for a condo in February was $772,793 up 26% over last year.
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Regional Trends
Houses
Sales across all five regions in the GTA were down in February while average
prices were up on a year-over-year basis. The decline in new listings helped keep
the market competitive with MOI below 1 across the entire GTA, indicating a
strong seller’s market.

Condos
Condo sales were up in Durham and Peel, but down across the rest of the GTA
in February. Average prices were up double digits in all five regions. Current MOI
levels are below 1 across the GTA signalling a strong seller’s market.

THE MOVE SMARTLY REPORT MARCH 2022

20

Browse All Real-Time Toronto Area Market Trends on
Movesmartly.com:
See Market Performance by Neighbourhood Map, All Toronto and the GTA
Greater Toronto Area Market Trends
City of Toronto Market Trends
York Region Market Trends
Halton Region Market Trends
Peel Region Market Trends
Durham Region Market Trends
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get more data
The Move Smartly monthly report is powered by Realosophy Realty.
Get the same up-to-date Toronto area market data on realosophy.com
and additional information on every home for sale, including building
permit history, environmental alerts and more when you buy a home with
Realosophy Realty. Learn more.
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