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Vancouver
Highlights

Home sales will continue at a brisk
pace through the remainder of
this year and into 2010. More sales
combined with fewer active listings
will push the average MLS® home
price higher in 2010.'

Home starts will pick up over the
next |5 months, but remain below
levels recorded in recent years.

The upturn in the resale market
will contribute to an increase in
home starts as builders see demand
returning to the market. New and
resale home inventories are being
absorbed, providing an incentive to
start new residential projects.

Steady population growth through
migration, an improving job market
and low mortgage rates will provide
support for homeownership demand
through 2010.
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'The forecasts included in this document are based on information available as of October |,2009.
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Resale Market

Housing market conditions in Greater
Vancouver' will favour home sellers
into the first half of next year.The
recovery of home sales that began
during the spring and summer months
will continue into 2010. Home sales
ramped up during the past few
months due to lower home prices and
low mortgage rates.These two factors,
combined with increasing real wages,
have meant improved affordability

for home buyers.While home prices
are rising, continued low mortgage
rates into mid 2010 will keep home
buyers active. Home sales in the first
few months of 2010 may be below
average, as transportation route
changes associated with the Olympic
Games hamper mobility.

The number of active resale listings
will be near the five-year average
level next year. After peaking in fall
2008, active listings have trended
lower. While the flow of new

listings entering the market has

been increasing, high sales levels
have kept the total stock of active
listings dwindling in recent months.
The recent upturn in home prices
may draw more sellers to the market,
increasing the supply of homes for
sale. Look for more balanced market
conditions to prevail in the second
half of 2010.

Home prices in most Vancouver
municipalities will continue to trend
up in 2010, but at a modest pace of
two to four per cent. Home prices

hit their lowest point in March of
2009, having fallen 17 per cent from
their peak level. In just six months, the
average price in Greater Vancouver sat
approximately two per cent below the
peak value. However, the recovery in
home prices has been uneven across
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the region.While prices in the City
of Vancouver have already surpassed
the previous peak, prices in other
centres remain well below peak levels
(see figure 2).These centres with
prices still below peak, will see prices
trending up over the next

I5 months, as buyers take advantage
of lower prices and favourable
mortgage interest rates.

New Home Construction

New home construction will pick up
in 2010, but remain below the pace of
recent years.After pulling back in
2009, homebuilding will start to gain
some momentum as tight resale
conditions, low levels of new home
inventories and improving economic
fundamentals lift prices. On the resale
side, increasing sales and lower listing
inventories are evidence of demand
returning. Meanwhile, the number of
new homes under construction is at
its lowest point in four years and
strong absorptions have kept the
inventory of completed and
unabsorbed new homes flat since the

"This section deals with the resale market in the Real Estate Board of Greater Vancouver area. This
area does not include Surrey, Langley, White Rock, or North Delta. Please see the FraserValley
resale section for commentary on these communities.

beginning of the year. Demand for new
homes in 2010 will also be supported
by steady migration to the region,
improvement in the economy and job
market and mortgage rates that are
expected to remain low until mid-year.
These factors combined will
encourage a moderate up-tick in
homebuilding next year.

Multiple unit (apartment and
townhouse) construction will recover
at a faster pace than single-detached
home building over the next year. In
2009, builders focused on smaller
phased projects. Next year, some
larger apartment projects that were
put on hold during the past year will
break ground, contributing to the
increase in multi-family construction.

Despite the recent slowdown in

new home starts, a good supply of
projects already underway will ensure
a steady flow of new homes available
for purchase. Absorptions of new
homes have fallen marginally from
year-earlier levels, but remain robust,
a trend that will continue into 2010.
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While the inventory of completed
and unabsorbed new homes is
higher this year than last, it is no
longer increasing. Improving demand
conditions will extend this pattern
into the year ahead.

Economy

Housing demand will be sustained
by steady population growth, an
improving job market and low
mortgage interest rates during

the next |5 months.Vancouver’s
population will add more than
35,000 people on an annual basis,
mainly through migration. This will
translate into more than 16,000
new households in need of homes.
More people employed will boost
homeownership demand through
2010.With mortgage rates slated to
stay low and home prices off their
peak in most municipalities, some
first time homebuyers will use this
opportunity to make the move to
home ownership.

The Vancouver economy will continue
to recover from the economic
downturn of the past year. Total

employment has been trending up
since April; however the gains have
been concentrated in part-time jobs,
as companies have attempted to

stay lean and flexible to deal with

the current climate of economic
uncertainty.As the economy improves,
more full-time jobs will be added.
The net loss of full-time jobs and

an unemployment rate that is high
compared to recent years will mean a
slow recovery through 2010.

Private sector investment in
commercial construction and public
infrastructure investment will
contribute to growth in the Vancouver
economy.As the economy picks up in
the year ahead, there are $26 billion
in proposed major projects that will
increase employment.The largest of
these projects include a residential
development in Langley and a transit
security project in Vancouver. In
addition, there is nearly $5 billion in
major projects currently on hold.

Although most of the economic boost
from the 2010 Olympic Games has
already been realized through venue
construction and transportation

projects, there will be a short-term
up-tick in retail spending and tourism
early in the year. Increased consumer
spending will fuel growth in the
region. Completion of the Canada
Line Skytrain route will open up the
downtown to airport corridor for
denser housing projects.

Mortgage Rates

The Bank of Canada cut the Target
for the Overnight Rate in the early
months of 2009.The rate was

.50 per cent at the start of 2009
and has since fallen to 0.25 per cent.
The Bank has committed to keeping
this rate at 0.25 per cent through the
middle of 2010 unless inflationary
pressures warrant an increase.

Mortgage rates have fallen over the
course of 2009, but are now expected
to remain relatively stable for the rest
of the year. Posted mortgage rates will
gradually increase through 2010, but
will do so at a slow pace. For 2010,
the one-year posted mortgage rate
will be in the 3.50-4.25 per cent
range, while three and five-year
posted mortgage rates are forecast to
be in the 4.50-6.00 per cent range.

Fraser Valley
Highlights

Fraser Valley Resales to
Increase

Resales in the Fraser Valley are
expected to increase next year. Low
interest rates and lower prices pushed
resales up considerably during mid
2009 and will continue to lift the level
of home sales through the first half of
2010. Growth in the local economy
and more jobs will help offset the
impact on housing demand from slight
increases in mortgage rates that are

Canada Mortgage and Housing Corporation



forecast for later next year. Overall,
expect existing home sales to be

up 10 to 20 per cent in 2009,and a
further one to five per cent increase
in 2010.

Existing home sales in the Abbotsford
CMA will follow a similar pattern.
However the pace of sales has lagged
other centres that make up the Fraser
Valley housing market. Most of the
sales have taken place in centres
closer to the Vancouver core, such

as Surrey and Langley. The number of
home sales has risen in the second
half of the year in the CMA, but the
annual total will fall short of 2008
total sales. Continued homeownership
demand in the region will bring an
increase in sales in 2010.

Low supply and rising demand will
keep Fraser Valley markets in favour of
sellers.The number of new listings has
declined in 2009 by 20 to

25 per cent. More homes will be
available on the market in 2010 as
rising prices encourage potential
existing sellers to list. As well, a
number of new homes are expected
to be completed throughout next year,
bringing on more supply.

Home prices will increase at a modest
pace. Prices have adjusted upward
after the economic uncertainty that
dampened home sales and prices
during the last half of 2008 and
earlier this year. Low mortgage rates
increased buyer’s power, pushing

up average home prices. Despite
expected upward movement in
mortgage rates in the next year, rates
will remain relatively low. Prices will
increase from one to five per cent

in 2010.

Home prices in Abbotsford will
follow the resale market trends in
the Fraser Valley. Prices have been
moving upward throughout the year
and will rise in 2010. Future buyers
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Resales and Prices to Pick-Up in the
Fraser Valley
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will be attracted by prices that are on
average twenty to thirty per cent less
than prices of homes in the Vancouver
CMA.

Abbotsford Housing Starts
to Increase

Housing starts in Abbotsford will
increase in 2010 but fall short of the
|0 year average level. The pick up in
the resale market has encouraged

developers to restart projects that
were put on hold during the past year.
Townhouse and apartment starts are
expected to see the biggest increase.
The number of single-detached starts
will be on par with this year’s level.

An ample supply of completed and
unoccupied new homes in the CMA
will limit the increase in housing
starts for 2010. Even with the pick
up in housing demand, the number of

Canada Mortgage and Housing Corporation




homes that are under construction
and available for immediate move-in
will remain at levels similar to the high
levels earlier this decade, when the
market for new homes was slow. Until
this inventory is reduced, developers
will remain cautious about the number
of new homes they will bring onto the
market.

Economic Rebound in
2010 in the
Abbotsford CMA

The Abbotsford CMA has felt the
effects of the global economic
downturn in 2009.The services sector
stalled this year, while slowdowns in
construction and manufacturing have
dampened activity in the goods sector.
Despite signs of a recovery in the
latter half of 2009, economic output is
expected to contract in the region.

The economic downturn has made
home buyers cautious moving forward
as uncertainty continues to hinder
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many industries in the CMA.There
is evidence of improvement with the
unemployment rate stabilizing and
modest job growth. Low interest
rates have and will continue to fuel
economic growth.

The economy will improve in 2010.
Public funding has helped the service
sector over the last two years and will
continue through 2010. Low interest
rates will lift activity in the real estate
and financial sectors. Rising consumer
confidence will fuel retail spending.

Funding of major projects will boost
employment in the goods sector.The
recent announcement of $55 million
for infrastructure upgrades to the
Abbotsford airport will be a boost
to the construction industry, which
has seen declines over the last couple
of years. Residential construction is
expected to pick up as demand for
homeownership expands next year.
Manufacturing and forestry are still
affected by weakened consumer
demand and a high Canadian dollar.

Canada Mortgage and Housing Corporation
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Forecast Summary

Vancouver CMA

Fall 2009

Resale Market
MLS® Sales

MLS® New Listings
MLS® Average Price ($)

2006

36,479
54,947
509,876

2007

38,978
57,145
570,795

Starts:
Single-Detached 5,614 4,211
Multiples 13,091 16,525
Semi-Detached 676 678
Row/Townhouse 2,852 2,635
Apartments 9,563 13,212

Starts - Total 18,705 20,736
Average Price ($):

Single-Detached 710,526 840,045
Median Price ($):

Single-Detached 585,000 659,900
New Housing Price Index (% chg) 6.9 7.2
Rental Market
October Vacancy Rate (%) 0.7 0.7
Two-bedroom Average Rent (October) ($) 1,045 1,084
One-bedroom Average Rent (October) ($) 816 846

Mortgage Rate (1 year) (%) 6.28 6.90
Mortgage Rate (5 year) (%) 6.66 7.07
Annual Employment Level 1,187,100 1,222,700
Employment Growth (%) 2.7 3.0
Unemployment rate (%) 4.4 4.0
Net Migration ") 33,025 37,495

2008

25,149
65,118
593,767

3,634
15,957
709
2,309
12,939
19,591

904,239

700,000

23

0.5
1,124
880

6.70

7.06
1,241,600
1.5

4.3
39,600

2009f

33,000
55,000
580,000

2,400
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500
2,100
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922,000

715,000

-5.0

1.2

1,164
910

40,000

% chg

31.2
-15.5
-2.3

-34.0
-58.6
-29.5

-9.1
-69.1
-54.1

2.0

21

0.7

2.7
-1.5

1.0

2010f

35,000
57,000
605,000

New Home Market

3,000
10,000
700
2,300
7,000
13,000

930,000

720,000

-1.0

1.5
1,210
945

Economic Overview

4.03

5.55
1,235,000
-0.5

6.5

3.83

5.75
1,260,000
2.0

6.7

41,000
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6.1
3.6
4.3

25.0
51.5
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9.5
75.0
44 .4

0.9

0.7

0.3

-0.2
0.2
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MLS® is a registered trademark of the Canadian Real Estate Association (CREA).

Source: CMHC (Starts and Completions Survey, Market Absorption Survey), adapted from Statistics Canada (CANSIM), CREA, Statistics Canada (CANSIM)
NOTE: Rental universe = Privately initiated rental apartment structures of three units and over

(1) 2007 & 2008 migration data are estimates
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Forecast Summary

Abbotsford CMA

Fall 2009
2006 2007 2008 2009f % chg 2010f % chg

MLS® Sales 18,093 18,032 12,588 14,350 14.0 15,000 4.5

MLS® New Listings 26,287 29,920 31,826 25,000 -21.4 28,500 14.0

MLS® Average Price ($) 393,047 423,761 431,781 425,000 -1.6 437,500 2.9
Starts:

Single-Detached 427 527 358 130 -63.7 150 154

Multiples 780 561 927 220 -76.3 350 59.1

Semi-Detached 10 8 46 10 -78.3 25 150.0

Row/Townhouse 89 103 103 40 -61.2 100 150.0

Apartments 681 450 778 170 -78.1 225 324

Starts - Total 1,207 1,088 1,285 350 -72.8 500 42.9
Average Price ($):

Single-Detached 461,583 517,840 548,363 550,000 0.3 565,000 2.7
Median Price ($):

Single-Detached 449,000 489,950 517,950 530,000 2.3 540,000 1.9
New Housing Price Index (% chg) (B.C.) 6.5 6.4 2.1 -5.0 - 1.0 -
October Vacancy Rate (%) 2.0 2.1 2.6 4.0 29 4.5 -0.5
Two-bedroom Average Rent (October) ($) 719 752 765 775 - 785 -
One-bedroom Average Rent (October) ($) 582 610 627 640 - 660 -
Mortgage Rate (| year) (%) 6.28 6.90 6.70 4.03 2.7 3.83 -0.2
Mortgage Rate (5 year) (%) 6.66 7.07 7.06 5.55 -1.5 5.75 0.2
Annual Employment Level 82,300 84,800 88,000 85,000 - 85,000 -
Employment Growth (%) 5.1 3.0 3.8 -34 - 0.0 -
Unemployment rate (%) 4.6 42 4.9 7.5 - 8.1 -

Net Migration ® 2,187 2,085 2,255 2,390 6.0 2,397 0.3

MLS® is a registered trademark of the Canadian Real Estate Association (CREA).

Source: CMHC (Starts and Completions Survey, Market Absorption Survey), adapted from Statistics Canada (CANSIM), Fraser Valley Real Estate Board (figures may differ from
CREA due to inclusion of only single detached and condo data), Statistics Canada (CANSIM)

NOTE: Rental universe = Privately initiated rental apartment structures of three units and over

(1) Resale Market data and forecasts are for the Fraser Valley Real Estate Board Area (Includes Surrey, Langley, North Delta, White Rock, Abbotsford and Mission)

(2) 2007 & 2008 migration data are estimates
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CMHC—HOME TO CANADIANS

Canada Mortgage and Housing Corporation (CMHC) has been Canada's national housing agency for more than 60 years.

Together with other housing stakeholders, we help ensure that the Canadian housing system remains one of the best in the
world. We are committed to helping Canadians access a wide choice of quality, environmentally sustainable and affordable
homes — homes that will continue to create vibrant and healthy communities and cities across the country.

For more information, visit our website at www.cmhc.ca

You can also reach us by phone at 1-800-668-2642 or by fax at 1-800-245-9274.
Outside Canada call 613-748-2003 or fax to 613-748-2016.

Canada Mortgage and Housing Corporation supports the Government of Canada policy on access to information for people
with disabilities. If you wish to obtain this publication in alternative formats, call 1-800-668-2642.

The Market Analysis Centre’s (MAC) electronic suite of national standardized products is available for free on CMHC’s
website. You can view, print, download or subscribe to future editions and get market information e-mailed automatically to
you the same day it is released. It’s quick and convenient! Go to www.cmhc.ca/housingmarketinformation

For more information on MAC and the wealth of housing market information available to you, visit us today at
www.cmhc.ca/housingmarketinformation

To subscribe to priced, printed editions of MAC publications, call 1-800-668-2642.

©2009 Canada Mortgage and Housing Corporation.All rights reserved. CMHC grants reasonable rights of use of this publication’s
content solely for personal, corporate or public policy research, and educational purposes.This permission consists of the
right to use the content for general reference purposes in written analyses and in the reporting of results, conclusions, and
forecasts including the citation of limited amounts of supporting data extracted from this publication. Reasonable and limited
rights of use are also permitted in commercial publications subject to the above criteria,and CMHC'’s right to request that
such use be discontinued for any reason.

Any use of the publication’s content must include the source of the information, including statistical data, acknowledged as follows:
Source: CMHC (or “Adapted from CMHC,” if appropriate), name of product, year and date of publication issue.

Other than as outlined above, the content of the publication cannot be reproduced or transmitted to any person or, if acquired
by an organization, to users outside the organization. Placing the publication, in whole or part, on a website accessible to the
public or on any website accessible to persons not directly employed by the organization is not permitted. To use the
content of any CMHC Market Analysis publication for any purpose other than the general reference purposes set out above
or to request permission to reproduce large portions of, or entire CMHC Market Analysis publications, please contact: the
Canadian Housing Information Centre (CHIC) at mailto:chic@cmhc.gc.ca; 613-748-2367 or 1-800-668-2642.

For permission, please provide CHIC with the following information:
Publication’s name, year and date of issue.

Without limiting the generality of the foregoing, no portion of the content may be translated from English or French into any
other language without the prior written permission of Canada Mortgage and Housing Corporation.

The information, analyses and opinions contained in this publication are based on various sources believed to be reliable,
but their accuracy cannot be guaranteed. The information, analyses and opinions shall not be taken as representations for
which Canada Mortgage and Housing Corporation or any of its employees shall incur responsibility.
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FREE REPORTS AVAILABLE ON-LINE

m Canadian Housing Statistics

Housing Information Monthly

Housing Market Outlook, Canada

Housing Market Outlook, Highlight Reports — Canada and Regional
Housing Market Outlook, Major Centres

Housing Market Tables: Selected South Central Ontario Centres
Housing Now, Canada

Housing Now, Major Centres

Housing Now, Regional

Monthly Housing Statistics

Northern Housing Outlook Report

Preliminary Housing Start Data

Renovation and Home Purchase Report

Rental Market Provincial Highlight Reports Now semi-annuall
Rental Market Reports, Major Centres

Rental Market Statistics Now semi-annuall

Residential Construction Digest, Prairie Centres

Seniors' Housing Reports

Seniors' Housing Reports - Supplementary Tables, Regional

Get the market intelligence you need today!

Click www.cmhc.ca/housingmarketinformation
to view, download or subscribe.

Discover Affordable Housing Solutions

CMHC's Market Analysis
Centre e-reports provide

a wealth of detailed local,
provincial, regional and national
market information.

B Forecasts and Analysis —
Future-oriented information
about local, regional and
national housing trends.

m Statistics and Data —
Information on current
housing market activities —
starts, rents, vacancy rates
and much more.

CMHC’s Affordable Housing Centre works with the private sector and industry professionals
to develop affordable housing solutions in communities across Canada. Learn more about our

programs, successful projects, or contact an expert.
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