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Canadian Home Sales — February 2023 

CANADA HOUSING MARKET: SPRING WARMUP?  

SUMMARY 

Canadian home sales rose 2.3% (sa m/m) in February, despite a whopping 7.9% drop in 

listings. This month’s pullback in listings combined with a downward revision of the increase 

in the previous month pushed the sales-to-new listings ratio, an indicator of how tight the 

market is, to 58.4% — the tightest since last April and above the long-term average of 55.1%. 

However, the national housing market remained in balanced territory. Months of inventory 

reversed an easing trend that had been in motion since the fall of 2021, and edged down 

from 4.2 months in January to 4.1 months in February—a full month below its long-term 

average, but still a significant improvement from its all-time low of 1.7 months early 2022. 

It was a fairly even split between markets that saw sales increase and those where sales 

declined, while the drop in listings was more widespread. Sales increased in 15 of the 31 

local markets we track, with double-digit increases in Vancouver, Victoria, and St. John’s 

more than offsetting declines elsewhere. On the other hand, above 20% declines in listings 

in KW, Sudbury, Ottawa, London, and Toronto alongside double-digit declines in other 

centers dominated the increase witnessed in 9 of the local markets. 

As a result, 24 out of the 31 local markets started the year in balanced territory, with 5 markets 

going back into balanced territory having been in buyers’ territory the previous month.  

Prices continued to decline in February albeit at a much slower pace than previously. The 

composite MLS Home Price Index (HPI) edged down 1.1% (sa m/m), the smallest decline 

since April 2022, when it started trending downwards. This is also the first time since MLS 

HPI started trending downward that apartments have led the price declines (-1.5%) rather 

than the larger single-family homes segment (-1.2). With this month’s decline, the MLS HPI is 

now 16% below its February 2022 peak, but still 29% above pre-pandemic levels.  

IMPLICATIONS 

National home sales increased in February, and price declines slowed. While we will abstain 

from making any conclusions on the stage of the housing market correction based on this 

single month’s result, this seems to be inline with expectations of activity stabilizing. We will 

be monitoring the market as we enter the spring season, which should carry more 

information on the state of Canada’s housing market and signals about expected recovery.  

The environment surrounding the housing market is evidently uncertain with the current 

turbulence in financial markets following the failure of two US banks and sticky US inflation 

further muddying the outlook for the Canadian and global economies. We remain of the 

view that the Bank of Canada will keep its policy rate at 4.5%, before gradually cutting rates 

through 2024 given our forecast of a mild recession this year and slowing inflation, with 

uncertainties posing significant risks to this rate call. 

We still see some room for prices to continue to decline as part of the needed correction due to the 

lagged impact of higher rates along with government measures that came into effect in January. It 

is the case however that we believe most of the price declines have already taken place, since 

financial and borrowing conditions tightened even before the Bank of Canada started hiking early 

last year, and given the expected easing ahead with our forecast of declining rates through 2024. 

Despite these expected additional declines, prices are likely to remain above pre-pandemic levels 

(see here) with unaffordability continuing to be widespread throughout Canada’s housing market. 

The declines in prices we have seen so far have done little to alleviate unaffordability concerns, as 

any relief from price declines has been offset by higher mortgage rates. Pent-up demand from 

both the erosion of affordability up to this point and strong population growth is expected to take 

hold once borrowing rates decline, pointing to a stabilization in housing market activity and an 

eventual uptick in demand and prices. This, if not accompanied with sustained improvements on 

the supply front, will lead to a deterioration in affordability.  Sources for chart and table: Scotiabank Economics, CREA. 

Canada Feb-23 Jan-23 Feb-23

m/m1 m/m1 y/y2

Sales (% change) 2.3 -3.7 -40.0

New listings (% change) -7.9 1.4 -26.3

Average price (% change) 1.7 -1.7 -15.5

MLS HPI (% change) -1.1 -1.7 -15.8

Feb-23 Jan-23 Feb-22

Sales-to-new listings ratio (level)
1

58.4 52.6 71.4

Months inventory (level)
1

4.1 4.2 1.8

1
 seasonally adjusted  

2
 not seasonally adjusted

-20 -10 0 10 20

Saint John

NL (St. John's)

Winnipeg

Hamilton

Quebec City

Windsor

Guelph

Regina

Saskatoon

Calgary

Halifax

Ottawa

Edmonton

Vancouver

Moncton

London

Victoria

Montreal

Toronto

National Feb 2023

Jan 2023

Dec 2022

sa m/m

% change

Home Sales for Select Cities

 

https://www.scotiabank.com/ca/en/about/global-economics/economics-publications.html
https://twitter.com/ScotiaEconomics
mailto:farah.omran@scotiabank.com
https://www.scotiabank.com/ca/en/about/economics/economics-publications/post.other-publications.housing.housing-note.housing-note--august-25-2022-.html


2 Global Economics  

March 15, 2023 

HOUSING NEWS FLASH 

Scotiabank Housing Market Watch—February 2023 

Rank
1 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 -- -- 58.4 0.3 Balanced 2.3 -39.0 -29.2 1.7 -13.1 -0.9 -7.9 -15.8 -3.4

1 NL (St. John's) 2 1 80.9 2.7 Sellers' 14.1 -17.4 -11.0 1.0 6.7 6.8 -4.9 -17.2 -10.7

2 Sudbury 0 2 78.4 1.7 Sellers' 2.2 -38.1 -22.9 9.1 -14.7 5.4 -27.2 -26.0 -8.4

3 Saint John 2 1 74.3 1.5 Sellers' -0.6 -33.4 -22.6 2.6 -4.3 8.2 5.1 -27.6 -11.8

4 Lethbridge 2 2 79.3 1.5 Sellers' -17.6 -26.1 -16.2 9.7 2.4 5.0 -4.2 -16.4 -4.2

5 Moncton 1 4 72.0 1.2 Sellers' -0.7 -20.6 -22.1 0.9 -13.6 9.6 2.3 1.3 0.5

6 Peterborough 1 5 74.1 1.1 Sellers' -13.5 -22.1 -28.1 10.8 -26.7 -4.5 -17.6 -1.1 7.1

7 Calgary 1 6 72.8 0.9 Balanced 2.4 -41.9 -11.2 -1.5 -1.3 2.7 -2.3 -35.5 -8.6

8 Ottawa -1 9 64.7 0.5 Balanced 2.1 -35.9 -29.1 -2.2 -9.4 0.7 -25.7 -3.5 -1.1

9 KW* -1 10 67.1 0.3 Balanced -0.8 -45.0 -31.4 -1.5 -20.0 -2.3 -27.8 -27.6 4.6

10 Halifax 0 10 71.7 0.2 Balanced 2.3 -23.4 -24.8 0.5 -5.5 8.4 6.0 -9.5 -10.5

11 Saskatoon 0 11 58.5 0.2 Balanced 3.9 -21.9 -15.3 -2.5 -0.7 0.1 3.7 -11.5 -9.4

12 London -1 13 59.0 0.1 Balanced 2.0 -42.8 -34.6 3.7 -20.8 -0.7 -23.6 -5.1 10.3

13 Toronto -1 14 59.1 0.1 Balanced 8.5 -47.0 -42.2 -0.7 -14.7 -1.5 -21.2 -26.3 -10.6

14 Thunder Bay 1 13 65.2 0.1 Balanced -8.7 -28.9 -10.9 -7.8 -16.1 3.4 13.1 -7.9 5.7

15 Hamilton-Burlington 0 15 62.4 0.0 Balanced -5.6 -32.3 -33.0 2.5 -20.3 -1.8 -7.4 -9.3 5.3

16 Regina 0 16 62.5 0.0 Balanced 6.8 -22.7 -7.7 5.0 -11.2 -4.8 3.9 -9.0 -5.5

17 Quebec City 1 16 63.9 0.0 Balanced -14.3 -31.4 -16.2 1.1 0.9 6.1 11.1 -8.9 -0.8

18 PEI (Charlottetown) 0 18 52.8 -0.2 Balanced 1.4 -41.1 -23.4 2.9 9.6 12.7 -11.8 0.4 -3.1

19 Kingston 0 19 49.3 -0.2 Balanced -0.8 -38.7 -28.7 -2.9 -10.4 4.3 0.2 24.0 12.1

20 Montreal 0 20 58.5 -0.2 Balanced 3.7 -35.4 -23.9 0.2 -5.7 3.8 -0.1 -6.6 1.1

21 Winnipeg 0 21 56.4 -0.4 Balanced -7.8 -27.5 -19.7 -1.2 -5.8 4.2 2.6 9.1 1.3

22 Edmonton 0 22 52.3 -0.4 Balanced -2.4 -34.2 -11.6 -1.1 -8.4 -1.1 -3.0 -7.5 1.6

23 Victoria -1 24 56.6 -0.4 Balanced 16.7 -34.8 -34.1 2.7 -9.3 4.4 -6.1 -4.0 3.7

24 St. Catharines -1 25 48.3 -0.5 Balanced 7.4 -37.4 -37.7 5.0 -21.5 -2.4 -2.3 2.4 11.2

25 Brantford -1 26 51.5 -0.6 Balanced -0.6 -36.6 -32.4 0.0 -24.5 -4.3 -8.0 -2.9 13.6

26 Guelph -1 27 57.7 -0.6 Balanced -3.6 -37.7 -31.9 -0.7 -22.8 -1.3 -5.0 -16.4 6.7

27 Fraser Valley (Abbotsford) -1 28 47.6 -0.7 Balanced -0.9 -55.1 -48.1 2.9 -24.1 -6.1 -6.1 -43.5 -17.4

28 Vancouver -1 29 47.1 -0.8 Balanced 15.2 -51.4 -40.7 0.4 -7.5 1.3 -1.7 -30.8 -18.2

29 Barrie -1 30 49.0 -0.8 Balanced -1.9 -38.3 -35.2 -0.5 -19.3 -1.4 -10.6 2.2 23.2

30 Okanagan-Mainline (Kelowna) -1 31 39.9 -0.8 Balanced 2.3 -49.8 -37.7 0.5 -9.0 4.7 -9.6 -4.5 8.5

31 Windsor -1 32 43.6 -1.0 Buyers' -5.8 -44.5 -31.1 1.5 -20.8 -0.7 -7.4 -2.4 9.9_________________________
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 Mean
2

Sales-to-New Listings Ratio Unit Sales
3

Avg. Sales Prices
3

New Listings
3
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MLS Home Price Indices — Western Canada 

Sources: Scotiabank Economics, CREA. 
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MLS Home Price Indices (cont.) — Eastern Canada  

Sources: Scotiabank Economics, CREA. 
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MLS Home Price Indices (cont.) — Eastern Canada and Canadian Aggregate 

Sources: Scotiabank Economics, CREA. 
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