
HOUSING 
HIT BY 
RATE 
HIKES
Dr. Sherry 
Cooper
June 8, 2022



• Trade Falling
• Prices Surge
• Stockpiling
• Economic Activity 

Slows

Globalization Is Stalling

Shortening 
Supply Chains 
and Reshoring 

Jobs



UKRAINE WAR



(De)Globalization

Untapped Supply Of Cheap Labour Slows 

Net Zero Is Costly

Housing Shortage Keeps Pressure On Rents

NON-TRANSITORY INFLATION MOUNTS



Disruptions reverse lean-inventory 
model

Businesses stockpile goods 6-months 
ahead

Warehouse space  in short supply. 



CANADIAN ECONOMY

Canada’s Commodity-
Rich Economy Is 
Straining At Its Limits

Canadian GDP 
Growth

2020 -5.2%
2021 4.6%
2022f 4.1%f





CANADA OUTPERFORMS THANKS TO 
COMMODITIES
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HIGHER INFLATION AND HIGHER INTEREST RATES 
DAMPEN CONSUMER SENTIMENT



•

Rate Rate

Canada Hits Full Employment With Labour Shortages



EMPLOYMENT WELL ABOVE 2020 LEVEL



JOBLESS RATE AT A NEW RECORD LOW

5.2%5.7%





Ottawa Expands Temporary Foreign Workers 
Program To Reduce Labour Shortages





WAGE INFLATION LIKELY TO ACCELERATE

Average offered hourly wages in 
the hotel and restaurant industry 

have surged in recent months.





OIL, METALS, LUMBER, WHEAT, CORN, AND 
FERTILIZER PRICES SOAR WITH UKRAINE 
WAR



SUPPLY 
DISRUPTIONS 

CONTINUE:

Fuel shortages, food 
shortages, chip 
shortages, container 
shortages, labour 
shortages…



BUSINESSES 
PAY MORE 

TO SHIP 
GOODS, AND 

TO STORE 
THEM



RECORD-LOW WAREHOUSE VACANCY RATES



LEASING COSTS FOR INDUSTRIAL 
REAL ESTATE HAVE INCREASED 40% 
IN VANCOUVER AND TORONTO IN 
THE PAST THREE YEARS





DOMESTIC INFLATION RISKS

Inflation 
Expectations

Wages

Home Prices 
& Rents







BANK OF CANADA

• Another 50 Bp Hike June 1
• Possible 75 Bp Hike July 13  
• Quantitative Tightening





BOC OVERNIGHT RATE



PRIME RATE MOVES TO 3.7% JUNE 1

Headed For 4.2%-to-5.2%



5-YEAR BOND YIELD CONTINUES TO SPIKE



BOC 
HOPES 
FOR A 
SOFT 

LANDING



A SLOWDOWN 
DOESN’T HAVE TO 
MEAN A RECESSION. 





MARKETS HAVE TURNED QUICKLY

Some who recently bought 
new homes are struggling to 

offload their old ones.



TORONTO SALES FELL SHARPLY IN MAY

May Sales Down 39% Y/Y

New Listings Surged In May



SALES –TO-NEW LISTINGS RATIO IN 
BUYERS’ MARKET TERRITORY



TORONTO HOME PRICE SLIDE FOR THIRD MONTH

• Prices Fell in May in 
Ottawa, Vancouver and 
Montreal

• Prices Still Rising in 
Calgary



Sales Slow

Fewer Multiple Bidding Situations

Softer Price Gains in Many Markets

New Listings Picking Up



HIGHER INTEREST RATES REMOVE SOME 
BUYERS FROM HOUSING MARKET AND 
REDUCE THE PURCHASING POWER OF 
OTHERS



NEARLY AT THE END OF LOW RATE HOLDS

The pool of buyers with 90–to-120-day rate holds is nearly 
exhausted

Have mortgage approvals at rates up to 100bps below 
current levels

They are highly motivated buyers



INVESTORS COULD MOVE TO THE SIDELINES

Mortgage payments 
and property taxes 

are rising much 
faster than rents in 
many hot markets



COULD SEE SEE 
SOME DISTRESSED 

LISTINGS

• Especially For 
Recent Investors 
With Short-term 
Financing

• Metro Toronto Is 
Already A Buyer’s 
Market, According 
To BMO Research



HOMEBUILDING NOT KEEPING UP WITH NEW 
HOUSEHOLD FORMATION



Immigration 
Targets 
Recently 

Revised Up

Where 
will all 

of these 
people 

live?



POULATION GROWTH



DOUBLING HOME 
CONSTRUCTION OVER 
NEXT DECADE

CENTERPIECE OF BUDGET 2022



2021 HOMEBUILDING ALREADY AT 46-YEAR 
HIGH



Canada Wants to Double Home Construction But Needs 
to Find Skilled Workers



RESIDENTIAL CONSTRUCTION COSTS SURGE 

Quarterly Inflation, Q1 2022 Annual Inflation, Q1 2022



ALL LEVELS OF GOVERNMENT AGREE WE NEED MORE 
HOUSING CONSTRUCTION

Municipalities 
have ramped up 
building permit 

issuance

Building boom 
must continue

Incentives to 
speed up the 

approval 
processes

Rethink zoning 
regulations

Allow medium-
density 

development in 
low-density areas

$4 Billion Housing Accelerator 
Fund



FOLLOW ME ON 

Twitter.com/DrSherryCooper

Linkedin.com/DrSherryCooper

Facebook.com/DrSherryCooper

#DrSherryCooper

SherryCooper.Com
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