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Canadian Home Sales — December 2022 

CANADA HOUSING MARKET: 2022 WRAP-UP 

SUMMARY 

Canadian home sales rose 1.3% (sa m/m) in December, alongside a large decline in 

listings of 6.4%. This increased the sales-to-new listings ratio, an indicator of how tight the 

market is, to 54.4%, but it remained below its long-term average with the national housing 

market still in balanced territory. Months of inventory continued to climb up from record 

lows, reaching 4.2 months—a significant improvement from its all-time low of 1.7 months 

earlier this year, but still a full month below its long-term average. 

The year as a whole recorded 25% less sales than in 2021, 1.7% less listings, and 5.5% 

higher average selling price.  

Of the 31 local markets we track, 24 ended the year in balanced territory compared to 28 

starting the year in sellers’ territory. Cities in Atlantic Canada, St. John's, Saint John, and 

Moncton, as well as Sudbury in Ontario, remained in sellers’ territory, while buyers had the 

upper hand in Windsor, Barrie, and Toronto. 

Prices declined again in December in line with more balanced market. The composite 

MLS Home Price Index (HPI) edged down 1.6% (sa m/m) in December, ending the year 13% 

below its February 2022 peak. Single-family homes continued to lead monthly price 

declines, falling by 1.8%, compared to only 0.9 decline for apartments. Relative to 

December 2021, the composite MLS HPI (nsa) was 7.5% lower, with single family homes 

9.2% lower and apartments relatively the same, 0.1% higher.  

The annual average MLS HPI was 12% higher in 2022 than in 2021, with that of single-

family homes around 11% higher while townhouses and apartments almost 15% higher.  

IMPLICATIONS 

Canada’s housing market ended 2022 on a different note than the one it started on. 

The year started with historically tight market conditions. The sales-to-new listings ratio 

was at record high levels, so were monthly and yearly price gains, while months of 

inventory was at its lowest. Demand for homes was largely fueled by low borrowing rates 

and the housing ‘FOMO’ that was dominating the market psychology. Demand in 

February was rather boosted by a rush to lock in lower rates as expectations were 

mounting of an overnight rate hike in March as signalled by the Bank of Canada in its 

efforts to fight historically high inflation. At the same time listings were performing 

relatively poorly, stalled by wide-ranging factors. Among them are older and retired 

Canadians’ staying longer in their owner-occupied housing; the erosion of affordability 

and aggressive bidding wars which made listing and entering the market as buyers less 

appealing; expectations of continued future price appreciations which enticed 

homeowners to postpone listing to maximize return; and accommodative rates where the 

cost of borrowing was quite low making it more attractive and affordable to buy a new 

home and keep the old one as a rental investment property, especially given the structural 

supply shortage and expected future capital gains.  

While economic indicators were pointing to strength in the economy at that point, 

measures of consumer sentiment had generally been on the decline and households were 

suffering from bad-news fatigue after two years of the pandemic. The Russian invasion of 

Ukraine put further pressure on already rising prices, with daily expenses increasingly 

taking up a bigger share of households’ incomes. We began to see a shift in market 

psychology with buyers increasingly embracing a wait-and-see approach as uncertainties 

mounted and hopes of a normalization in prices in response to the expected higher future 

borrowing rates took hold.  Sources for chart and table: Scotiabank Economics, CREA. 
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4.2 4.1 1.7

1 seasonally adjusted  2 not seasonally adjusted

https://www.scotiabank.com/ca/en/about/global-economics/economics-publications.html
https://twitter.com/ScotiaEconomics
mailto:farah.omran@scotiabank.com


2 Global Economics  

January 16, 2023 

HOUSING NEWS FLASH 

The Bank of Canada began its hiking cycle in early March, and while a single hike wasn’t going to have a material impact, it was the 

expectation of more to come along with heightened rate sensitivity and worsening economic conditions, such as loss of purchasing power, 

fall in stock markets, and rising costs of inputs that drove movements in the market over the next few months. With ever increasing 

mortgage sizes required to afford the hefty price tags on homes after two years of unsustainable appreciations, marginal increases in 

borrowing rates translated into relatively larger increases in mortgage payments and reduction in affordability. This increased the response 

of housing demand to the Bank’s rate hikes and ensuing increase in mortgage rates and stress-testing thresholds. Additionally, while 

Canadian households increased their net wealth to record high levels during the pandemic, they also increased their liabilities, encouraged 

by record low rates and “cheap” debt. This increased indebtedness made debt servicing ratios more sensitive to the renewal of these loans 

at higher rates. 

Notwithstanding the above factors, a normalization of housing market activity was expected from the elevated levels in 2021. The year 

recorded the highest ever level of sales despite having been the weakest in Canada’s modern history in terms of population growth, which 

was effectively zero. Therefore, the softness in 2022 was also partly the outcome of an advancement in purchases to 2021 that would’ve 

otherwise taken place later.  

Supply-demand conditions eased in many parts of the country and the national housing market entered balanced territory as the housing 

market reacted to a slew of factors. The pace of the recalibration initially seemed alarming but progressively slowed down in line with 

expectations as limited supply and demand fundamentals provided an offset. Indeed, subsequent monthly declines in sales were getting 

smaller each month, and October and December even saw sales edge up. 

The year ended with sales activity below long-term averages, over 25% below the record set in 2021 and almost 38% below February 2022 

levels. Both sales-to-new listings ratio and months of inventory were more in line with historical levels. The MLS HPI ended the year 13% 

below its February 2022 peak, but remained 33% above pre-pandemic levels (chart 1). 

Therefore, we still see some room for prices to decline in 2023, but by how much and for how long varies significantly across cities. So far, we 

have seen bigger price adjustments down from peaks in cities where prices climbed more during the pandemic (chart 2). On the other hand, 

some cities’ prices have barely fallen since last year, if at all. Calgary, for example, is seeing prices rising still and they are now higher than 

February 2022. Alberta had seen a record-breaking increase in population over the past year, reflecting in part cheaper costs of living, 

including housing. Similarly, the share of new international immigrants settling in Atlantic Canada has been on an upward trajectory, which 

is likely why we see very little price declines in Moncton despite having had increased by a baffling 80% since the pandemic.  

As we look ahead, population dynamics are likely to continue playing an important role. We are currently experiencing the most rapid pace of 

population growth in 50 years. The federal government continues to set higher immigration targets with an increasing commitment towards 

more economic immigration, which translates onto higher population growth and demand. This means recent easing in supply-demand 

imbalances in Canada’s housing market may reverse if no progress is simultaneously made on increasing the stock of housing supply.  

Chart 1 Chart 2 
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Scotiabank Housing Market Watch—December 2022 

Rank1 Real Estate Board

Last 

Month 

Rank

Monthly 

Change

Sales-to- New 

Listings Ratio

Market 

Type

24-month 

Evolution

Last 

month

Last 3 

mos.

Last 12 

mos.

Last 

month

Last 3 

mos.

Last 12 

mos.

Last 

month

Last 3 

mos.

Last 12 

mos.

-- National -- -- 54.4 -0.1 Balanced 1.3 -38.0 -25.2 -0.3 -6.9 5.5 -6.4 -5.8 -1.7

1 NL (St. John's) 61 60 70.2 2.0 Sellers' 8.3 -15.4 -7.1 3.2 6.5 7.1 -5.4 -0.1 -8.2

2 Saint John 55 53 72.9 1.5 Sellers' 8.0 -34.8 -22.1 6.4 7.9 15.9 -18.4 -22.9 -9.4

3 Sudbury 64 61 73.5 1.4 Sellers' -4.1 -37.5 -18.9 -13.3 -5.5 14.2 -16.0 -20.7 -4.8

4 Moncton 65 61 70.2 1.2 Sellers' -7.6 -35.7 -23.0 -15.5 0.5 19.1 -14.8 0.0 -1.9

5 Quebec City 69 64 74.7 0.8 Balanced -8.8 -26.2 -13.3 -1.0 8.0 8.2 -16.1 0.4 -0.9

6 Lethbridge 63 57 68.3 0.7 Balanced 7.8 -27.8 -13.1 5.8 4.5 6.9 -0.3 -16.7 -3.0

7 Calgary 71 64 68.1 0.6 Balanced -1.2 -23.9 3.5 1.7 3.7 5.6 3.0 -15.0 2.8

8 Halifax 71 63 75.1 0.5 Balanced 6.6 -31.6 -26.2 -3.1 1.2 14.9 0.7 -17.6 -11.9

9 Saskatoon 55 46 60.3 0.4 Balanced 2.6 -27.4 -14.6 4.8 -5.2 1.0 -6.7 -10.0 -10.3

10 Montreal 54 44 64.7 0.3 Balanced -2.5 -37.5 -21.9 -0.7 -1.5 7.7 -18.9 -2.7 1.6

11 Kingston 45 34 54.4 0.2 Balanced 11.4 -32.6 -25.4 -10.2 -0.2 11.1 -8.7 28.6 7.4

12 Peterborough 47 35 58.3 0.1 Balanced 25.0 -29.0 -25.3 -7.7 -16.7 5.8 1.2 32.9 8.7

13 Winnipeg 59 46 61.6 0.0 Balanced -4.4 -30.7 -19.8 0.6 -0.7 7.8 -8.2 -0.6 -3.8

14 Thunder Bay 77 63 61.5 -0.1 Balanced -16.8 -10.9 -6.4 -6.0 -1.4 10.7 4.2 0.2 5.7

15 PEI (Charlottetown) 63 48 50.4 -0.2 Balanced -24.9 -26.5 -17.9 13.4 5.3 13.9 -5.9 -10.5 -2.8

16 Ottawa 46 30 51.6 -0.3 Balanced 17.1 -39.2 -24.7 -0.2 -2.6 5.7 4.8 8.7 0.4

17 KW* 48 31 57.5 -0.3 Balanced 9.9 -42.1 -24.4 -2.3 -9.6 7.9 -7.5 -12.7 10.4

18 Edmonton 49 31 53.1 -0.4 Balanced 6.9 -27.3 -4.5 1.1 -3.2 1.7 -1.2 -6.3 2.2

19 Regina 56 37 56.6 -0.4 Balanced -2.6 -23.3 -5.8 -5.1 -10.5 -2.3 -3.1 -12.4 -5.3

20 Vancouver 43 23 51.1 -0.5 Balanced 0.8 -50.4 -34.8 -0.7 -2.4 5.7 -15.6 -16.4 -13.7

21 Victoria 46 25 54.7 -0.6 Balanced 7.5 -34.6 -31.7 1.5 -6.9 9.0 -9.8 9.3 1.2

22 Okanagan-Mainline (Kelowna) 41 19 43.7 -0.6 Balanced 3.7 -47.7 -32.7 -1.5 -1.6 11.5 -2.5 -6.5 6.6

23 Fraser Valley (Abbotsford) 43 20 49.8 -0.6 Balanced -1.5 -57.8 -44.9 0.9 -14.7 4.2 -15.1 -22.6 -10.0

24 London 44 20 46.7 -0.7 Balanced 1.1 -41.2 -28.8 -1.0 -8.4 9.4 -5.0 7.2 12.1

25 Brantford 36 11 49.0 -0.7 Balanced 39.7 -45.6 -25.2 -3.1 -16.2 5.9 1.5 5.9 17.2

26 Hamilton-Burlington 46 20 48.8 -0.7 Balanced 6.6 -40.2 -30.2 0.5 -9.7 8.1 -0.4 0.5 5.6

27 St. Catharines 33 6 43.8 -0.8 Balanced 23.5 -44.3 -34.3 -3.6 -12.4 6.8 -6.5 10.8 9.9

28 Guelph 46 18 51.1 -1.0 Balanced -2.0 -30.5 -26.6 -1.3 -12.0 9.8 -10.9 6.3 8.9

29 Windsor 42 13 42.1 -1.1 Buyers' 2.7 -45.7 -24.3 -5.9 -9.6 9.2 2.8 -12.7 12.1

30 Barrie 40 10 40.4 -1.2 Buyers' 6.1 -32.0 -31.9 2.1 -11.2 9.2 4.7 18.4 20.6

31 Toronto 40 9 40.9 -1.5 Buyers' 1.1 -49.2 -38.1 0.0 -7.4 6.1 -0.9 -13.4 -8.2_________________________
1 Ordered from most- to least-tilted towards sellers. 2 A market is tilted towards sellers, and likely to witness upward pressure on prices, if its sales-to-new listings ratio greater than the long-term mean plus one standard deviation. A

sales-to-new listings ratio below the long-term mean less than one deviation is considered a buyer's market and likely to see a flat or downward trend in prices over the next six months. We define the long-term average as the 1990–2020

mean. 3 Year-over-year percentage change. * Kitchener-Waterloo. Sources: Scotiabank Economics, CREA.

Std. Dev. from Long-

Term Mean2

Sales-to-New Listings Ratio Unit Sales3 Avg. Sales Prices3 New Listings3
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MLS Home Price Indices — Western Canada 
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MLS Home Price Indices (cont.) — Eastern Canada  
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MLS Home Price Indices (cont.) — Eastern Canada and Canadian Aggregate 
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