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Real Estate is Local
Canada’s housing market is looking very balanced and stable through the 
summer, with significant regional variation persisting. At the national level, sales 
have steadily climbed back toward longer-term norms, inventory is elevated but 
not overly saturating the market, and prices are effectively flat. In markets where 
price corrections are ongoing, we seem to be getting closer to levels that are 
bringing some buyers off the sidelines, helping the market clear better.

We’ve seen three major factors holding back the housing market, some of 
which are improving: Economic and job-market conditions have been sluggish, 
with added uncertainty from the trade war. The latter is ongoing, but less 
pronounced than in the spring, especially with equities pushing record highs by 
the week. The Bank of Canada is on hold, and mortgage rates around 4% are 
not low enough to improve the affordability calculus in a demand-sparking way. 
And, market psychology is a hurdle. Just as expectations of higher prices drove 
accelerating gains on the way up, the understanding that prices are falling is 
holding back buyers on the way down in some locations. Unless the economy 
really rolls over, we continue to see relatively balanced aggregate conditions 
ahead.
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Existing home sales rose 3.8% in seasonally-
adjusted terms in July, a fourth consecutive month of 
improvement. Sales were also up a moderate 6.6% from 
year-ago levels, and are effectively back into the range, 
albeit the lower end, of what was ‘normal’ before the 
pandemic.

New listings were little changed in the month, but are 
still up 5.9% from a year ago. In general, there is healthy 
listings flow but very little forced selling, which has kept 
this correction orderly and contained. Indeed, the market 
balance improved again in July, with the national sales-
to-new listings ratio rising to 52%, almost smack in the 
middle of balanced territory.

With balanced conditions, the national benchmark 
price was flat in July on a seasonally-adjusted basis, 
which left prices still down 3.4% from a year ago. The 
national benchmark still sits more than 17% below peak 
early-2022 levels, and the sideways grind continues.

Table 1 - Canada — Existing Home Sales

(% change)
July 2025

m/m¹ y/y y-t-d y/y y-t-d

Canada 3.8 6.6 -1.9 0.6 -1.6

Edmonton 1.7 -2.0 -3.4 5.3 7.3

Regina 5.3 13.6 -1.5 2.5 7.3

Montreal -1.1 9.7 12.2 7.2 7.2

Winnipeg 0.8 7.8 6.7 2.8 6.7

Calgary 3.4 -9.1 -14.9 1.1 4.8

Halifax -2.7 -2.8 1.5 1.5 3.9

Ottawa -0.4 4.4 3.2 1.8 2.8

Toronto 13.0 13.2 -12.0 -5.0 -3.5

Vancouver 8.6 -1.7 -11.3 -3.6 -5.2

MLS Home Price Index (national) -3.4 -2.7

¹ (seasonally adjusted)

PricesSales

Source: BMO Economics, Haver Analytics, CREA

The national figures truly mask stark differences across the country and across segments. Here’s the quick rundown:

Southern Ontario remains the weak spot, with a glut of condos under construction, hitting the resale market and 
pressuring prices down. The wave of investor-owned supply is also spilling onto the rental market, pulling down rents 
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and keeping new investors away. Apartment prices are down in the 6%-to-9% range from a year ago across markets 
like Toronto, Kitchener-Waterloo and Barrie, and new presale activity is bone dry. Single-detached prices across these 
markets are holding up better, but are also still falling.

Vancouver and some other markets across B.C. remain soft alongside elevated inventories, but they’ve become less-
so in recent months. Vancouver has edged back into balanced market terrain with the sales-to-new listings ratio at 
40%, but both condo and detached prices are down roughly 3% from a year ago.

Markets in Quebec and further east remain very tight almost across the board. Price gains in those regions are firm, 
led by an 18% y/y pop in Quebec City, 8.4% y/y in Montreal and 9.0% y/y in Fredericton. On a relative affordability 
scale, these are markets that were historically very cheap, and are therefore struggling much less (i.e., not at all) 
under the weight of current mortgage rates.

Calgary continues to soften, with most of the steam now let out of what was Canada’s strongest market. Sales are 
down 10% from a year ago, and the tight sellers’ market of the past two years is now very balanced. The benchmark 
HPI is actually now down slightly from a year ago. Perhaps investors have backed off; perhaps the affordability 
arbitrage has run its course—the cheaper Edmonton market remains very firm.

National Price Trends
Canadian Home Price History
MLS Benchmark Index  (Jan 2005 = 100)

Source: BMO Economics, Haver Analytics, CREA
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Market Balance by Region
Sales-to-new listings ratio, as of July 2025
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Local Market Conditions
Snapshot of Current Market Conditions
as of July 2025
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Sales (y/y %) -2.4 4.9 9.2 -3.1 -10.1 13.8 7.6 5.9 6.0 28.2 28.3 4.5

Sales/listings (%) 40.2 50.9 44.6 60.1 55.1 80.5 71.2 41.0 53.2 38.3 45.6 50.1

MLS HPI (y/y %) -2.8 2.6 0.1 5.6 -1.8 7.8 6.9 -2.5 1.8 -6.0 -6.9 -7.5

Detached ($ 000s)1 1,953 1,175 773 494 685 362 403 601 699 626 633 802

Detached (y/y %) -3.6 2.8 -0.1 8.7 0.3 9.2 6.8 -3.0 1.9 -4.7 -5.1 -5.4

Apartment ($ 000s)
1 740 555 424 201 331 218 235 384 407 405 366 411

Apartment (y/y %) -3.1 -1.5 -0.6 3.7 -4.6 1.9 5.2 -1.8 -1.6 -9.2 -13.1 -9.7
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Sales (y/y %) 45.1 22.0 0.4 11.1 -51.9 11.6 11.6 -3.2 30.4 -3.8 5.2 -7.1

Sales/listings (%) 36.8 46.7 41.8 38.1 32.4 64.0 90.8 62.7 91.3 71.6 59.0 57.6

MLS HPI (y/y %) -4.5 -9.7 -5.5 -5.5 -6.8 8.4 18.1 4.0 9.0 1.1 3.9 11.3

Detached ($ 000s)
1 645 852 858 1,197 788 681 488 372 336 567 374 328

Detached (y/y %) -4.6 -7.1 -5.1 -5.8 -6.9 9.7 17.1 3.7 9.1 1.1 4.0 11.5

Apartment ($ 000s)
1 n/a 497 500 573 463 427 303 372 296 483 n/a 259

Apartment (y/y %) n/a -6.1 -6.9 -8.1 -9.4 5.0 19.9 9.0 8.2 1.2 n/a 9.0

1 MLS benchmark price    n/a: CREA data not available 
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Recent Reports of Interest
Supply, Meet Demand: Housing affordability will return to pre-pandemic norms through a combination of market 
dynamics, income growth, a modest reduction in borrowing costs and firm construction activity. Policymakers can 
help.

Canadian Commercial Real Estate Update: The trade war marks a sharp setback in what otherwise would have 
been a better year for Canadian commercial real estate.

Housing Outlook 2025: A Long Way Home:The Canadian housing market should post modest sales and price gains 
this year, but don’t expect another exuberant takeoff. Changing secular forces also suggest it’s still a long way back to 
the 2022 highs.

Canadian Mortgages: Fix or Float? With borrowing costs more likely to fall than rise—and by a lot in a possible trade 
war—a floating rate mortgage could pay off.

What Canada’s Immigration Shift Will and Will Not Do: Ottawa’s dramatic about-turn on immigration will turn 
Canada’s 3%+ population growth to near-zero in coming years.

Canada’s Housing Market in Charts: A chart-based tour of the market, and where it might be headed.

Pathways to Affordability for Canada’s Housing Market: You would need to go back to the era of double-digit 
mortgage rates in the early 1990s to see the last time buying a home in Canada was as expensive as it is today. Is 
there a route back to affordability and, if so, how long will it take?

Extraordinary Population Delusions and the Trouble with Crowds: The narratives around the population boom 
have, in our view, been off the mark. Here are five things worth challenging.

Real Estate Investment: The Good, the Bad and the Implications: Does real estate investment make sense at this 
stage of the cycle? And if not, what are some implications?
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General Disclosures 
BMO Capital Markets is a trade name used by BMO Financial Group for the wholesale banking businesses of Bank of Montreal, BMO Bank N.A. (member FDIC), Bank of Montreal Europe p.l.c, and Bank of Montreal 
(China) Co. Ltd, the institutional broker dealer business of BMO Capital Markets Corp. (Member FINRA and SIPC) and the agency broker dealer business of Clearpool Execution Services, LLC (Member FINRA and SIPC) 
in the U.S., and the institutional broker dealer businesses of BMO Nesbitt Burns Inc. (Member Canadian Investment Regulatory Organization and Member Canadian Investor Protection Fund) in Canada and Asia, Bank 
of Montreal Europe p.l.c. (authorised and regulated by the Central Bank of Ireland) in Europe and BMO Capital Markets Limited (authorised and regulated by the Financial Conduct Authority) in the UK and Australia. 
BMO does not represent that this document may be lawfully distributed, or that any financial products may be lawfully offered or dealt with, in compliance with any regulatory requirements in other jurisdictions, or 
pursuant to an exemption available thereunder. This document is directed only at entities or persons in jurisdictions or countries where access to and use of the information is not contrary to local laws or regulations. 
Their contents have not been reviewed by any regulatory authority. Bank of Montreal or its subsidiaries (“BMO Financial Group”) has lending arrangements with, or provide other remunerated services to, many issuers 
covered by BMO Capital Markets. The opinions, estimates and projections contained in this report are those of BMO Capital Markets as of the date of this report and are subject to change without notice. BMO Capital 
Markets endeavours to ensure that the contents have been compiled or derived from sources that we believe are reliable and contain information and opinions that are accurate and complete. However, BMO Capital 
Markets makes no representation or warranty, express or implied, in respect thereof, takes no responsibility for any errors and omissions contained herein and accepts no liability whatsoever for any loss arising from 
any use of, or reliance on, this report or its contents. Information may be available to BMO Capital Markets or its affiliates that is not reflected in this report. The information in this report is not intended to be used 
as the primary basis of investment decisions, and because of individual client objectives, should not be construed as advice designed to meet the particular investment needs of any investor. This document is not 
to be construed as an offer to sell, a solicitation for or an offer to buy, any products or services referenced herein (including, without limitation, any commodities, securities or other financial instruments), nor shall 
such Information be considered as investment advice or as a recommendation to enter into any transaction. Each investor should consider obtaining independent advice before making any financial decisions. This 
document is provided for general information only and does not take into account any investor’s particular needs, financial status or investment objectives. BMO Capital Markets or its affiliates will buy from or sell to 
customers the securities of issuers mentioned in this report on a principal basis. BMO Capital Markets or its affiliates, officers, directors or employees have a long or short position in many of the securities discussed 
herein, related securities or in options, futures or other derivative instruments based thereon. The reader should assume that BMO Capital Markets or its affiliates may have a conflict of interest and should not rely 
solely on this report in evaluating whether or not to buy or sell securities of issuers discussed herein.

Dissemination of Economic Publications: Our publications are disseminated via email and may also be available via our web site https://economics.bmo.com. Please contact your BMO Financial Group 
Representative for more information.

Additional Matters

This report is directed only at entities or persons in jurisdictions or countries where access to and use of the information is not contrary to local laws or regulations. Its contents have not been reviewed by any 
regulatory authority. BMO Capital Markets does not represent that this report may be lawfully distributed or that any financial products may be lawfully offered or dealt with, in compliance with regulatory 
requirements in other jurisdictions, or pursuant to an exemption available thereunder.

To Australian residents: BMO Capital Markets Limited and Bank of Montreal are exempt from the requirement to hold an Australian financial services licence under the Corporations Act in respect of financial services 
they provide to wholesale investors (as defined in the Corporations Act). BMO Capital Markets Limited is regulated by the UK Financial Conduct Authority under UK laws, and Bank of Montreal in Hong Kong is 
regulated by the Hong Kong Monetary Authority and the Securities and Futures Commission which differ from Australian laws. This document is only intended for wholesale clients (as defined in the Corporations 
Act 2001),Eligible Counterparties or Professional Clients (as defined in Annex II to MiFID II) and Professional Investors (as defined in the Securities and Futures Ordinance and the Securities and Futures (Professional 
Investor) Rules under the Securities and Futures Ordinance of Hong Kong).

To Canadian Residents: BMO Nesbitt Burns Inc. furnishes this report to Canadian residents and accepts responsibility for the contents herein subject to the terms set out above. Any Canadian person wishing to effect 
transactions in any of the securities included in this report should do so through BMO Nesbitt Burns Inc.

To E.U. Residents: In an E.U. Member State this document is issued and distributed by Bank of Montreal Europe plc which is authorised and regulated in Ireland and operates in the E.U. on a passported basis. This 
document is only intended for Eligible Counterparties or Professional Clients, as defined in Annex II to “Markets in Financial Instruments Directive” 2014/65/EU (“MiFID II”).

To U.K. Residents: In the UK this document is published by BMO Capital Markets Limited which is authorised and regulated by the Financial Conduct Authority. The contents hereof are intended solely for the use of, and 
may only be issued or passed on to, (I) persons who have professional experience in matters relating to investments falling within Article 19(5) of the Financial Services and Markets Act 2000 (Financial Promotion) 
Order 2005 (the "Order") or (II) high net worth entities falling within Article 49(2)(a) to (d) of the Order (all such persons together referred to as "relevant persons"). The contents hereof are not intended for the use of 
and may not be issued or passed on to retail clients.

To Hong Kong Residents: In Hong Kong, this report is published and distributed by Bank of Montreal. Bank of Montreal (incorporated in Canada with limited liability) is an authorized institution under the Banking 
Ordinance and a registered institution with the Securities and Futures Commission (CE No. AAK809) to carry on Type 1 (dealing in securities) and Type 4 (advising in securities) regulated activities under the Securities 
and Futures Ordinance (Cap 571 of the Laws of Hong Kong). This report has not been reviewed or approved by any regulatory authority in Hong Kong. Accordingly this report must not be issued, circulated or distributed 
in Hong Kong other than (a) to professional investors as defined in the Securities and Futures Ordinance and the Securities and Futures (Professional Investor) Rules under the Securities and Futures Ordinance of Hong 
Kong, or (b) in circumstances which do not result in or constitute an offer to the public in Hong Kong.

To Israeli residents: BMO Capital Markets is not licensed under the Israeli Law for the Regulation of Investment Advice, Investment Marketing and Portfolio Management of 1995 (the "Advice Law") nor does it carry 
insurance as required thereunder. This document is to be distributed solely to persons that are qualified clients (as defined under the Advice Law) and qualified investors under the Israeli Securities Law of 1968. This 
document represents the analysis of the analyst but there is no assurance that any assumption or estimation will materialize.

To Korean Residents: This report has been provided to you without charge for your convenience only. All information contained in this report is factual information and does not reflect any opinion or judgement of 
BMO Capital Markets. The information contained in this report should not be construed as offer, marketing, solicitation or investment advice with respect to financial investment products in this report.

To Japan Residents: This report has not been reviewed by any regulatory authority in Japan. This report is provided for information purposes only and it should not be construed as an offer to sell, a solicitation to buy, 
or a recommendation for any security, or as an offer to provide investment management or advisory or other services in Japan. Securities may not be offered or sold in Japan by means of this report or any other 
document other than to Qualified Financial Institutions within the meaning of item (i) of Article 17-3 of the Government Ordinance to enforce the Financial Instruments and Exchange Act (Kinyu Shohin Torihiki Ho Sekou 
Rei). Unless specified otherwise, the securities that may be offered to you are not and will not be registered in Japan pursuant to the Financial Instruments and Exchange Acts.

To Taiwanese Residents: This report is not intended to constitute investment advice nor a public offer for any investment products to investors in Taiwan. This report should only be accessed by investors in Taiwan 
that are qualified to invest in investment products pursuant to relevant Taiwanese laws and regulations, and subject to sales restrictions as set forth in the relevant Taiwanese laws and regulations. BMO Capital 
Markets has not and will not secure the required licenses in Taiwan for the offer of securities and investment services. Any offer of securities has not been and will not be registered or filed with or approved by the 
Financial Commission of Taiwan and/or other regulatory authority pursuant to relevant securities laws and regulations of Taiwan, and may not be issued, offered or sold within Taiwan through a public offering or in 
circumstances which constitute an offer that requires a registration, filing or approval of the Financial Supervisory Commission of Taiwan and/or other regulatory authority in Taiwan under relevant securities laws and 
regulations of Taiwan. No person or entity in Taiwan has been authorized to offer or sell the securities in Taiwan.

To PRC Residents: This material does not constitute an offer to sell or the solicitation of an offer to buy any financial products in the People’s Republic of China (excluding Hong Kong, Macau and Taiwan, the “PRC”). 
BMO and its affiliates do not represent that this material may be lawfully distributed, or that any financial products may be lawfully offered, in compliance with any applicable registration or other requirements in 
the PRC, or pursuant to an exemption available thereunder, or assume any responsibility for facilitating any such distribution or offering. This material may not be distributed or published in the PRC, except under 
circumstances that will result in compliance with any applicable laws and regulations.

To Singapore Residents: This report is intended for general circulation and does not and is not intended to constitute the provision of financial advisory services, whether directly or indirectly, to persons in Singapore. 
You should seek advice from a financial adviser regarding the suitability of the investment products, taking into account your specific investment objectives, financial situation or particular needs before you make 
a commitment to purchase the investment product. This report has not been registered as a prospectus with the Monetary Authority of Singapore. Accordingly, it should not be circulated or distributed, nor may the 
securities described herein be offered or sold, or be made the subject of an invitation for subscription or purchase, whether directly or indirectly, to persons in Singapore other than (a) to an institutional investor or a 
relevant person as defined in and pursuant to and in accordance with the conditions of the relevant provisions of the Securities and Futures Act of Singapore or (b) otherwise pursuant to and in accordance with the 
conditions of, any other applicable provision of the SFA.

To Thai Residents: The contents hereof are intended solely for the use of persons qualified as Institutional Investors according to Notification of the Securities and Exchange Commission No. GorKor. 11/2547 Re: 
Characteristics of Advice which are not deemed as Conducting Derivatives Advisory Services dated 23 January 2004 (as amended). BMO and its affiliates do not represent that the material may be lawfully distributed, 
or that any financial products may be lawfully offered, in compliance with any regulatory requirements in Thailand, or pursuant to an exemption available under any applicable laws and regulations.

To U.S. Residents: BMO Capital Markets Corp. furnishes this report to U.S. residents and accepts responsibility for the contents herein, except to the extent that it refers to securities of Bank of Montreal.

These documents are provided to you on the express understanding that they must be held in complete confidence and not republished, retransmitted, distributed, disclosed, or otherwise made available, in whole 
or in part, directly or indirectly, in hard or soft copy, through any means, to any person, except with the prior written consent of BMO Capital Markets.Furthermore, you shall not use (nor enable or procure any third 
party to use) these materials, in whole or in part, for the development of any software program, model, algorithm, or generative artificial intelligence (AI) tool or any other derivative content, including, but not limited 
to, training or using these materials in connection with the development or operation of a machine learning or artificial intelligence (AI) system (including any use of these documents for training, fine tuning, or 
grounding the machine learning or AI system or as part of retrieval-augmented generation). ADDITIONAL INFORMATION IS AVAILABLE UPON REQUEST

BMO Financial Group (NYSE, TSX: BMO) is an integrated financial services provider offering a range of retail banking, wealth management, and investment and corporate banking products. BMO serves Canadian retail 
clients through BMO Bank of Montreal and BMO Nesbitt Burns. In the United States, personal and commercial banking clients are served by BMO Bank N.A., (Member FDIC). Investment and corporate banking services 
are provided in Canada and the US through BMO Capital Markets. ® Registered trademark of Bank of Montreal in the United States, Canada and elsewhere. ™ Trademark Bank of Montreal in the United States and 
Canada. © COPYRIGHT 2025 BMO CAPITAL MARKETS CORP. A member of BMO Financial Group
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