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CANADA’S 
SOFT LANDING

BOC EASING  
TRAJECTORY 



SOFT LANDING

Year
GDP 

Growth
(%)

2022 3.8
2023 1.2
2024 1.0 

(1.5)*
2025 2.0

(2.0)*

*Bank of Canada Forecast



CANADIAN GDP GROWTH WEAKER-THAN-EXPECTED IN 
Q1



GDP PER CAPITA GROWTH IS STILL FALLING





Population surge 
inflates 
economic 
growth. Per-
capita measures 
show -2.3% y/y 
in Q4.



CANADIAN CONSUMER MORE INTEREST-SENSITIVE



MORTGAGE PAYMENTS RELATIVE TO AFTER-TAX 
INCOME

Canada

US

Mortgage Debt Servicing Relative To Disposable Income





90-day delinquency rate only 0.19%, 
compared to long-term average of 

0.34%.

(90-days and over) 
Source: Canadian Bankers Association

% of Mortgages in Arrears

% Unemployment Rate



CREDIT CARD DELINQUENCIES RISING



UPWARD TREND IN INSOLVENCIES

Insolvencies Filed By 
Businesses

Insolvencies Filed By 
Consumers



CANADA’S LABOUR MARKET MIXED

•   



APRIL JOB GAINS STRONGEST IN 15 MONTHS

37.3 40.7



APRIL UNEMPLOYMENT RATE UNCHANGED AT 6.1%





 WAGE INFLATION DIPS TO 4.7%





CANADIAN INFLATION AT 2.7% Y/Y IN APRIL

Monthly Uptick 
Owing to Rise in 
Gasoline Prices, 
Which Fell in May



FOOD INFLATION DECELERATED TO 2.3% Y/Y IN APRIL



CPI EXCLUDING FOOD AND ENERGY FELL TO 
1.6% Y/Y IN APRIL



BOC CORE INFLATION MEASURES FALL IN 
APRIL

CPI Trimmed-Mean Y/Y Fell to 
2.9%

CPI Median Y/Y Fell to 2.6%



3-MONTH INFLATION EDGED UP SLIGHTLY IN APRIL

CPIX at only 
1.6% y/y in 
the past 3 
months.



EXCLUDING SHELTER, INFLATION IS JUST 1.2%





BANK OF CANADA



BOC FINALLY CUTS RATES BY 25 BPS TO 4.75%



FIVE-YEAR YIELD FALLS SHARPLY



FOUR MORE BOC DECISION DATES THIS YEAR

• July 24
• September 4
• October 23
• December 11

Overnight Rate Headed for 2.5% by the end of 2025
Above Pre-Covid Rate of 1.75% 



PRIME RATE WILL FALL 25 BPS REDUCING VRM RATES





30-YEAR INSURED MORTGAGES MAKE A COMEBACK 
AFTER TWELVE YEARS

Effective August 1
Only for first-time 
homebuyers

Only for new 
construction

Since 2012, 30-year 
amortizations only 
available for 
uninsured loans

Only about 15% of 
mortgage originations 
are insured

Will presale builders 
take less than a 20% 
deposit?



RRSP HOME BUYERS’ PLAN  

•  Increase maximum RRSP withdrawal for a first-time buyer 
from $35,000 to $60,000

• Only a tiny fraction of buyers even push the old limit

• Buyers who withdraw funds between January 1, 2022, and 
December 31, 2025, will have 5 years rather than 2 years 
before they must start making repayments.





Allows Permanent Amortization Relief
The policy will lower 
their payments "to a 

number they can 
afford, for as long as 

they need to" 



Digital Income Verification

Increased Housing Supply

Secondary Suite Loan Program

MORE BUDGET GOODIES FOR HOUSING



FIRST INCREASE IN THE CAPITAL GAINS TAX IN 23 YEARS TO 
PAY FOR LATEST GOVERNMENT SPENDING SPLURGE



SECOND-HOME OWNERS AND PROPERTY 
INVESTORS GET HOSED

Reduces Business Investment In Technology, Increases The Cost 
Of Capital, And Exacerbates The Productivity Crisis



CORPORATIONS PAY HIGHER CAPITAL GAINS RATE 
FROM FIRST DOLLAR

Effective June 25



UNINTENDED CONSEQUENCES



INVESTORS AND MULTI-PROPERTY OWNERS BEWARE





HOME SALES 
REMAIN BELOW 

THE 10-YEAR 
MONTHLY 

AVERAGE IN 
APRIL



HOME SALES FLAT-LINE



DUD OF A SPRING SELLING SEASON

• Vancouver home sales were down 20% y/y in May
• Toronto is similarly quiet

• Prices are plodding sideways
• Long path back to early 2022 highs

• Big news is supply continues to build

• Active listings up 46% y/y in Vancouver
• Toronto will post record-high resale condo inventory 

(boosted by June 25 capital gains tax increase) 
• Toronto single-family inventory also swells 



NEW LISTINGS PERK-UP IN APRIL



MONTHS OF INVENTORY ROSE IN APRIL



HOME PRICES FLAT AGAIN IN APRIL





SHARE OF ALL NEW MORTGAGES WITH A LOAN-TO-
INCOME RATIO ABOVE 450% AT RECORD LOWS

• Yet OSFI is imposing LTI limits





Mortgage Originations--
Fixed vs Variable

70% of new 
mortgage 
borrowing is in 
shorter-term (1-4 
years) fixed rate 
space.



PAYMENT SHOCK
More than 70% of 

Canadian mortgages 
come up for renewal in the 

next 3 years.





The fastest pace among 
advanced economies 

and rivalling least 
developed nations.

CANADA ADDS A RECORD 1.3 MILLION 
PEOPLE IN 2023



 PLANNED PERMANENT IMMIGRATION RISING

These numbers are dwarfed by the 
influx of foreign students and 
temporary workers hoping to get 
permanent residency.





IMMIGRATION ACCELERATES RENT INFLATION





• Reduces Housing Demand  
• Slows The Economy
• Tempers Interest Rates

But Population Growth Will Remain Well Above 
Home Completions

 

TEMPORARY RESIDENT INFLOWS CUT



NO WAY TO MEET HOUSING DEMAND

And BMO

It would take 500K 
housing completions 
per year to meet the 

surge in housing 
demand. We have never 

seen even half that 
amount in a single year.



HOUSING SHORTAGE REMAINS



RENT INFLATION IS PEAKING

• Population Growth Will 
Slow From 3% to 1% 2025

• Construction of Rental 
Units Is At Record Highs

Source: BMO Economics



ONLY ONE HOUSING START PER 4.9 PEOPLE IN 
WORKING-AGE POPULATION

The historical 
norm is one start 
per 1.8 working-
age people



The same level 
of starts as in 

the 1970s, with 
nearly double 
the population

HOUSING STARTS ARE WOEFULLY 
INADEQUATE



NEED 100,000 NEW CONSTRUCTION WORKERS

Most will be temporary foreign 
workers hoping to become 

citizens.



FOLLOW ME ON 

Twitter.com/DrSherryCooper

Linkedin.com/DrSherryCooper

Facebook.com/DrSherryCooper

#DrSherryCooper

 

SherryCooper.Com
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