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There is a famous saying that goes “War does not determine who is right. War determines who is left.” When 
we look at crashing currencies, crashing commodities and crashing stock markets you wonder who is going to 
be left. With the enormous rise in the US dollar, indebted corporations and even whole nations that have US 
dollar debt are at their wit’s end on how to pay it back. Bankruptcies for both corporations and countries are 
already underway and will continue to muddy our ‘peace of mind’ waters.

Jurock Real Estate Insider (JREI) presents:

OUTLOOK 2016

Canada /
USA Numbers & 

Predictions

FIND OUT:
• 5 best places to 
invest in Canada
• 5 best places to 
invest in the US
• Forecasts for 
Toronto, Edmonton, 
Calgary, Vancouver, 
Phoenix and more 

In the last three years we started out our 
forecasts with a quick look at Black 
Swans. (Based on the bestseller The 
Black Swan by Nassim Taleb. In this book 
Taleb talks about a “Black Swan” as being 
a highly improbable event with three 
principal characteristics: it is 
unpredictable; it carries massive impact;  
and after the fact we concoct an 
explanation that makes it appear as 
less random and more predictable than 
it was.)
We then rated OIL and CURRENCIES as 
Black Swans in the last two years. Boy 
were they ever unpredictable and highly 
improbable. I mean a $29 price for oil, a 
.69 cent dollar and single family home 
increases (driven entirely by Chinese 
buyers) in the 23% range (Vancouver) …
BLACK SWANS all.

But then in fairness to us at Jurock’s Real 
Estate Insider (JREI) we did identify all of 
the above Black Swans and rated them as 
such well ahead of the madding crowd.
So, did we have a ‘Black Swan’ in 2015? 
Actually yes, all of the Black Swans from 
last year are still flying around to influence 
our real estate markets. Although, where 
they will land is not clear. Also, since they 
are now predictable they are no longer the 
classic unpredictable Black Swans. But 
were there and are there new ones? Yes. 
Our clearly visible ‘Black Swan’ remains 
the total collapse in oil prices. Our call? It 
will continue – for a bit but then become 
one of the biggest buying opportunities of 
a lifetime (see OIL).
As in 2015: our less visible one is the US 
dollar and the collapse of many a currency 
against it. With governments of the world 

and its corporations holding its debt 
denominated in US dollar it has and will 
continue to have a massive impact 
around the world with an as yet 
unpredictable outcome. Our new one for 
2016: A new wave of Chinese (and to a 
lesser degree other foreign) buyers.
We asked last year why should we care 
about oil prices or currencies as real 
estate investors?
Well, in our view where and how oil is 
produced, where and how it is used will 
have huge impacts on where we should 
and where we should not be putting our 
cash flow seeking dollars.
So, once again we will also spend some 
time on the world we find ourselves in and 
take a position on China, the Dollar, Oil, 
Inflation, Speculation taxes and Poloz. 
Poloz? Yes, we believe him 
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singlehandedly responsible for higher 
house prices. We thinketh he speaketh 
with forked tongues.
We discussed last year our expectation of 
the impact of lower tax income on 
Canadian governments because of lower 
oil prices and looked at projects that may 
have been placed on hold or outright 
cancelled. We said last year: “Oil 
producing corporations’ impact on their 
balance sheet (not just paying back the 
debt but also the huge downgrade on their 
reserves). And, of course also their 

lenders who will likely lose their shirt. 
(Junk bond holders in many a shale oil 
corporations already have lost all!)” Could 
not have been more right. This year worry 
about their banks. But most of all – how 
does all that impact local real estate 
markets?
As last year I am asking … Scared? 
Worried? Well I have included the antidote 
again. It may help you to re-read my 
first newsletter story of March 1993 – 
attached as Addendum I.

Read it slowly! Close your eyes after you 
read it. If you did not know it was written 
23 years ago, would it not seem as if you 
heard it just yesterday somewhere? 
Amazing isn’t it? Whatever the dire news, 
in the end we did just muddle through. 
Mind you with always bigger and bigger 
hard asset prices. And that is my point. 
Inflation of hard assets like real estate 
is real. It has been real since Roman 
times. Every emperor and every 
government has printed money and 
debased its currency to cheat the 
population and debtors. (In Rome they 
inserted lead into gold coins.) There was 
always an inevitable outcome … inflation!
In fact inflation has been relentless. You 
don’t have to go back 2000 years. Anyone 
that bought a house in 1965 and paid 5% 
down saw the return on that investment 
soar by over 100,000 percent. Look on 
your subscriber website for the details – or 
listen to my gold versus real estate 2013 
debate on Michael Campbell’s World 
Outlook conference site of 2012. Actually 
that debate – which my real estate 
argument clearly won – was founded on 
my view that we live in the world’s most 
underreported inflation of hard assets 
of all time. (By the way, gold was then 
$1,600 an ounce and the average price of 
a house rose by over $200,000 since then 
in Vancouver.)
And so, here we are dear Reader. No 
matter what, ownership of real estate all 
over the world – including China – has 
been the foundation of all wealth. Yet, 
some people have lost money in real 
estate too, not understanding the basic 
principles and buying on emotion. 
That is why – as in the last few years – we 
have to understand first of all our own 
personal true objectives and then second 
the basic principles that are prevalent in all 
markets. Yes, these following basic 
principles should be understood, then 
used to guide you.  
They apply to all real estate markets and 
help you come up with the pearls you can 

...............................Whistler and why! 24
.......................Top 5 ski resorts in BC ! 24

....................USA – General Outlook ! 26
..Where people are moving to in the US!

...........................................................! 27
......................5 best places in the US! 28
....................5 best suburbs Phoenix ! 30

.................5 best suburbs Las Vegas! 31
.........Tax liens and deeds at auction ! 33

.Experts do some crystal ball glazing! 34
Limited partnerships can deliver strong, 

.................................low-risk returns ! 38
Ozzie’s fearless and astounding 

.........................................predictions! 39
................New moneymaking trends ! 39

...........................Principles to stick to! 40
.......................................What to buy ! 40

.................................What not to buy ! 40
......................................Things to do ! 40

...Things that could sidelines markets! 41
A look back to 1993 – Addendum I (read 

..................it and have an epiphany) ! 42
Blast from the Past – 23 year history 

..(Canadian markets) – Addendum II ! 43
US numbers – December results and 

................Year to date Addendum III ! 47
Canada numbers – December results 

.........and Year to date Addendum IV ! 50

!

.....How did we do last year – a review ! 3
....................Brief review of the basics ! 5

Four macro principles | Four local 
.............................................principles ! 5

............................The Trudeau Effect! 10
..............................Poloz is to blame ! 11

.................................Canadian dollar ! 12
.....................................................Oil ! 12

....................................Stock markets ! 12
.................................................China! 13

...Canada’s Housing market-General ! 14

...Top five places in the world to retire! 16
........................Canada top five cities ! 17

...............................................Ontario! 17

...............................................Alberta! 17
...............................British Columbia ! 18

5 top BC towns for rental investors in 
..................................................2016 ! 19

...............Vancouver Island recovery ! 19
.....................Vancouver and suburbs! 20

V ............ancouver’s towering condos ! 20
Resale condo market: Ugly is beautiful 

...............................................in 2016! 21
5 condo markets to buy in Metro 

.........................................Vancouver ! 21
.Seniors housing market back in play!22 

...........Top 5 retirement towns in BC ! 22
Top sub-markets for industrial real 

.............................estate speculation ! 23

AGENDA

http://jurock.com/subscribers/
http://jurock.com/subscribers/


! ! ! ! ! ! ! ! ! ! ! !  
! We are happy to mail you this issue. But in order to save paper we will send a PDF…Please note: Copyright! Reproduction without permission strictly prohibited. 

3! ! ! (No reproduction, no forwarding as an attachment via email, no posting on a website is permitted)! !  Jurock Publishing Ltd. © 2016

keep for a good return or a great cash 
flowing investment. So first … who are 
you? FLIPPER, SHARK OR INVESTOR?  
I sent Donald Trump’s editors 6 chapters 
for possible inclusion in his real estate 
book: Trump: The best real estate advice I 
ever received. To my surprise the one he 
picked (and yes, I have my own chapter in 
this book!) was the one that outlined the 
most important aspect: Before you invest 
in ANY real estate understand who you 
are and your objectives. A shark is 
interested in foreclosures (and in the US – 
short sales, repossessions) or any tough 
deals – he is a grave dancer. A flipper 
looks for short term profit and the investor 
looks for income. For example, if you buy 
a condo in downtown Vancouver for 
$1,000,000 and rent it out at $2,500 you 
are a flipper – NOT an investor. By no 
measure is that an investment. Our 
outlook piece is written with the investor in 
mind, but we also try and point out flipping 
opportunities. 
So, how we did with our January 2015 
forecast:
Overall we had a fabulous year (again). 
The areas we picked in Canada did very 
well and in the US they did fabulous …
particularly when we consider to have 
bought for cash flow. Further, our forecasts 
that:
• Canada’s real estate markets in major 

cities would be strong
• US real estate markets would be 

stronger than expected, sales and prices 
higher;

• European and Chinese investors would 
keep coming;

• Interest rates would stay low. 
We said to stay – as an investor – out of 
Edmonton, Calgary, Saskatchewan, 
Houston for our Black Swan reason: OIL 
(or make stink bids).
Our top cities had spectacular returns 
and had you bought carefully based on 
principles and stayed away from certain 

areas and products we asked you not to 
buy you would have been well served.
Also our recommendation to stay in the 
US and Canada for your real estate 
investments is proven out every week, 
when yet another disillusioned Canadian 
gets rooked further down – way down – 
South).
So a quick look at last year’s 
recommendations:
Canada 5 top cities
Vancouver – up 21%
Hamilton – up 9%
Etobicoke – up 8.6%
Richmond – up 17%
Surrey – up 22%
Best places in the world to retire
Spain (get a passport)
Portugal (get a passport)
Malta
Barbados
Thailand
(All picked for large expat community, 
cheap living costs – and the possible 
passport with real estate purchase.) 
We received some news from people that 
moved to Spain. They love it. We also 
received a large number of requests of 
picking best places to retire in BC. We did 
that in this issue.

Best small towns in Alberta
St. Albert, Grande Prairie, Okotoks, Rocky 
View Country, Red Deer.
(Only for homeowners living there anyway. 
We told you NOT to buy Alberta as an 
investor or to make stink bids only.)
Best small towns in BC
Surrey – up 22%!
Langley – up 23%!
Kelowna – up 7%
Prince George – up 9.5%
Toronto – Best neighbourhoods
Bloordale, The Junction, Canary District, 
Liberty village, Leslieville – all up an 
average of 8.8 percent at the end of 
November.
Calgary and Edmonton – Best 
Neighbourhoods 
(Only for homeowners living there anyway. 
We told you NOT to buy Alberta as an 
investor at all).
Vancouver Best Neighbourhoods
Vancouver East – East Village – up 23%!
Tsawassen ! up 14%!
North Burnaby ! up 17%!
Coquitlam! up 19%!
Richmond! up 17%!
In the USA we recommended (since 
2010):
In addition in 2011/2012 all properties 
were bought with a Canadian Dollar at par.  

This Outlook issue is written primarily 
for the Real Estate investor. If you 
want a long term capital gain you 
should own rental property. You can 
write off expenses against income – 
and if you have a bigger loss, against 
other income too. You can depreciate 
your investment if you need to, you 
can remortgage it. And – in this 
‘lifetime low’ interest rate environment 
– almost 50% or more of your payment 
goes to principal – a fabulous forced 
savings account!
Not just price appreciation but ongoing 
debt reduction by your tenants for you.

While a lot of this issue applies also to 
the homeowner … I found over the 
years that my prime decision is: Do I 
like the area, do I like the 
neighbourhood, and do I like the 
house? And when I stand in my living 
room with one arm on the fireplace, 
and the other with a find glass of 
Merlot (I know, I know you wine nuts 
don’t like it and prefer your Pinot with 
nose raised) … and I feel real good – 
REAL GOOD – happy to come home 
to … that’s my criteria for buying my 
own home first – investment second. ◊



! ! ! ! ! ! ! ! ! ! ! !  
! We are happy to mail you this issue. But in order to save paper we will send a PDF…Please note: Copyright! Reproduction without permission strictly prohibited. 

4! ! ! (No reproduction, no forwarding as an attachment via email, no posting on a website is permitted)! !  Jurock Publishing Ltd. © 2016

Purchases in 2013/2014/2015 have also 
since substantial US dollar appreciation.
Phoenix Median prices – a relentless 5 
year climb 
2011 - $129,000 
2012 - $170,300 
2013 - $215,000 
2014 - $239,900 
2015 - $287,500
Mesa
2011 - $140,100 
2012 - $169,000 
2013 - $202,000 
2014 - $212,000 
2015 - $238,000
Surprise
2011 - $137,600    
2012 - $160,800 
2013 - $184,000 
2014 - $202,000 
2015 - $232,000
Laveen
2011 - $113,400 
2012 - $133,700 
2013 - $163,400 
2014 - $187,000 
2015 - $205,000
Glendale
2011 - $117,500 
2012 - $147,000 
2013 - $180,000 
2014 - $190,000 
2015 - $211,000 
Goodyear
2011 - $154,900
2012 - $188,000
2013 - $215,600 
2014 - $227,300
2015 - $242,000
We also mentioned in 2011 - 2015 
Chandler, Gilbert and Scottsdale 
(Grayhawk condos rose from $120,000 - 
$280,000 since 2011). McCormick Ranch, 
which we mentioned increased from 
$400,000 to $900,000.
Las Vegas NV
2011 - $123,000 
2012 - $170,000 
2013 - $189,000 

2014 - $209,000 
2015 - $230,000
Houston
2011 - $145,000 
2012 - $148,900 
2013 - $179,000 
2014 - $299,000 (!) 
2015 - $349,000
Austin
2011 - $245,000 
2012 - $340,000 
2013 - $399,000 
2014 - $461,600 
2015 - $489,000
San Diego Median Prices
2011 - $350,000 
2012 - $520,000 
2013 - $475,000 
2014 - $499,000 
2015 - $599,000
Seattle

2014 - $499,000
2015 - $539,900 
Portland (added last year)
2014 - $312,000
2015 - $335,000 +6% (we have another 
report that shows +9%).
We also recommended San Francisco, 
which is up 21% in its average price over 
December 2013 to $1,303,000.
We told you that the big Pension Funds 
were going into multifamily homes with a 
vengeance and recommended you 
should too. Depending on where you 
bought you made a fortune, as funds 
drove prices relentlessly higher – 
searching for yields!
Our recommendations to make offers on 
new condos and some of the much 
depreciated ski resorts did very well for 
our readers. 

Dear Friends,
I feel good growing into my future best.
We can live a life of unlimited personal growth. 
The choices we make determine the 
outcome. Growing into my personal future 
best has driven me all my life … and I 
know that at any age ... there is another 
“future best” Ozzie out there.
There is also another ‘future best’ YOU out 
there!
These thought starter cards are designed to 
help you grow into your own wondrous, rousing, vibrant and 
adventurous … future best.
Feel good, have fun, enjoy the cards. Perhaps they will inspire, cajole, 
direct or nurture you into you own future best. Hopefully, they may jog a 
memory, create a smile and a nod from you.
The words by themselves won’t do it… You have to do your own 
thinking – your own action. In the end, all joyful life is in the doing.
You may recognize some of these words, as much of the wisdom here 
comes from people who have lived before us. From folks sense to 
proverbs, to great sages and venerable prophets.
I urge you to keep growing into your own future best with the Thought 
Starter Cards.
You’ll love ’em – See Jurock.com/cards to buy now!

http://jurock.com/cards/
http://jurock.com/cards/
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Our recommendations for you to buy 
where foreigners buy also made you a 
fortune. We said “The Chinese buyer is 
astute. He wants to place his money in a 
safe place – upscale condos in 
Vancouver.”
Again … not too shabby a forecast, eh? 
OK, A BRIEF REVIEW OF THE BASICS!
I know some of you will say again: I know, 
I know Ozzie we must understand the 
basics … and you have read similar 
remarks from me before, but principles 
are principles and have to be stated and 
restated.
On the whole I am of the firm view as a 
forecaster I have to concern myself not 
only with fairly predictable principles 
and analyses, but also keeping one eye 
always peeled towards the unexpected.
So, every year we start out by looking 
around the world and hopefully come up 
with a forecast that will assist you – dear 
reader – in making intelligent real estate 
investment decisions. We have been at 
this for some 23 years ... and every year it 
has been more difficult to stick to our 
forecasting guns. 
Yes, ahem, forecasting is never easy 
particularly when it is about the future…
and this January of 2016 is no different…
as in ‘not easy’. 
Markets become the stories people tell 
about them. So, just like the last 23 years, 
let’s tell some of those stories from the 
experts and then we’ll give you our 
opinion.  But first, let’s review the basics of 
what makes a viable real estate market 
and a thoughtful investment: 
So here goes: Principles that you need 
to evaluate – they do not change!
Macro: Inflation or deflation, Timing, 
Trend, Cycles
Local: Inward migration/Job creation, 
Affordability, Interest rates, Demand and 
Supply 
Truths:
• Before you invest analyze who you are: 

Investor, Flipper or Shark

• You do not buy the market, you buy an 
individual property in an specific suburb, 
with specific features

• You make the most money on the day 
you buy

• Markets become the stories people tell 
about them

• People go where jobs grow, values grow 
where people go.

• Preserve and protect what you have first!

Inflation or deflation? A slightly 
different take – but the same 
conclusion?
Have 8 dollars? Go get a cauliflower for 
that. Yep, that’s up almost 60%. In fact all 
fresh fruit and vegetables have soared – 
and not by the 3% the government 
agencies report. I think it is more between 
10% and 20%! And meat? Soared. Pork 
was up more than 60% in the last two 
years and have you bought any filets 
lately? Up 50%. A crab is now $21 and 
prawns are $24 a pound – up 40% also. 
People living in northern and remote 
communities are even paying more. Food 
prices in fact have been rising for 3 years. 
It is crazy to say they are up 3%.
But if we believe our Government, inflation 
is still below 2%, which anyone who goes 
shopping knows is utter nonsense. We 
have health care inflation, drug price 
inflation, personal expenditures of all sorts 
are rising dramatically as are all 
government services. Inflation is here, has 
always been here. (JREI has argued since 
1993) 
The only question that is at issue is “What 
kind of inflation”. Governments talk core, 
headline and other esoteric types of 
inflation. Some say price inflation is not 
real inflation (until you pay higher and 
higher prices). JREI talks primarily of hard 
asset price inflation. Arguments abound on 
both sides. Add to this the argument that 
deflation (bust) and inflation (boom) will be 
the outcome – you could get ulcers. And 
some have, because – fact is – we have 
both!

I argued at an appraisal conference in 
2004 or 2005 that we have an industry by 
industry deflation/depression and an 
industry by industry inflation/boom … AT 
THE SAME TIME. Also – we argued – it 
keeps going as technology cycles go 
faster and faster, our ability to produce 
things faster and cheaper increases and 
so you have both.
Let me explain: If Jack was a vinyl record 
producer 20 years ago he was part of an 
11 billion dollar industry and he was in in a 
boom. On came Joe and opened a CD 
company and 5 years later he grew it into 
a boom. Jack went bust. Fast forward 5 
further years and Jackie opened a DVD 
business, grew it into a boom and Joe 
went into a bust at the same time.
Videos stores? Online downloading. Boom 
– bust. Manufacturing here – 
Manufacturing overseas. Boom – bust.
Industry by industry depression and boom 
… often – at least for a while – at the 
same time.
So, when people argue with me … “What 
about commodities? Aren’t they in a 
deflation/depression?” Well again – both.
It is economies that drive commodity 
prices not the other way around. 
Commodity prices are falling because of 
our economy’s weakness. Something is 
wrong here GLOBALLY, it is not a supply 
issue. We have to ask ourselves, how long 
can the US drive the world economy by 
itself?  
An economy that has poor productivity and 
too much reliance on what’s in the ground 
has problems that do not depend on China 
buying its commodities. So, what about 
commodity deflation? 
I agree it is here, but at the same time we 
are in an inflation/ boom in real estate. 
Here is the key: AT THE SAME TIME!
We can go a lot further with a hundred 
examples. Get used to it – faster cycles 
produce lower priced TVs (but not the very 
best ones) computers have lower prices 
(but not the best ones – just bought a Mac 
Pro at $3,300 about the same price as in 
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2010). Faster, better production brings 
abut lower prices faster. But hard assets 
… real estate, art works – things that keep  
their value with a depreciating money 
(overprinting) rise. At the same time!
This month our Finance Minister wants to 
change our inflation target from 2% to 3%. 
Why? We are already there – even with 
our nonsensical core inflation. 
So maybe an industry by industry 
deflation/inflation, maybe a core headline 
inflation. 
But, no matter what it remains my view 
that we will have a predictable outcome 
eventually: Inflation in hard assets. We 
have done so for 50 years! Since 1993, 
we at JREI (and me personally for 44 
years of real estate investing) have stayed 
the course believing in the inherent value 
of real estate, believing in inflation being 
the eventual victor and real estate 
remaining a great wealth builder in the 
long run ... and often (timing!) in the short 
run as well. 
In our JREI newsletter we have covered 
currency/stock/real-estate/country/political/
business/interest problems galore. You 
name it ... we experienced it, we talked 
about it. It wasn’t just the year 2015 and 
the coming year that began with an 
astounding lack of clarity. If you look 
back ... in fact, downright scary uncertainty 
permeated everywhere. And yet, through 
all those previous dark years of ‘eyebrow 
raising’ bad news the continuous 
overprinting of money saw us muddle 
through – albeit it with ever higher prices 
of hard assets. 

AS LAST YEAR – NOW THIS IS 
IMPORTANT:
While we at JREI believe firmly in higher 
inflation in asset prices, we also see our 
job as having to look at all eventualities. In 
fact, my job and yours is to guard against 
all… 
“LOW PROBABILITY BUT HIGH 
IMPACT (BLACK SWAN) RISKS”. 

It is easy to distinguish between high risk 
and low risk, but what if a low risk (if it 
occurred) would have a very large impact?
Deflation and a resulting depression (low, 
low probability) would indeed be a Black 
Swan of unimaginable magnitude and as 
we write this there are clear signs in 
Europe of falling prices, negative interest 
rates and currencies as well as falling 
commodity prices worldwide. This is why 
we recommended in 2014 to keep some 
powder dry (30%-50%). Some cash 
waiting for the outcome may be a good 
thing in 2016. Previous high 
recommendation cities (Edmonton, 
Calgary and Houston) are now moved to 
the sidelines. Good time to wait it out.
Clearly – and this is important – if you 
believe that we are going into a deep dark 
depression you must get out of all real 
estate, pay off your debts and go hide 
somewhere – with your gold bar between 
your teeth and dried food on your back. (I 
wrote this first in 2009 when gold was 
$1,800, repeated it in January 2012 when 
it was priced at $1,650. Today? $1,100.)
The doomers that preach depression and 
want you to sell your home to buy a pile of 
gold may think that it will help them 
survive. They do not consider that the 

trucks with your food may not run to the 
super market, that there will be no gas at 
the pump and people with guns will come 
and hit you over the head for your gold. A 
depression in this much advanced 
information society is not something 
anyone should wish for. No docile 
masses of the thirties standing in 
breadlines would be in the 'depression 
scenario'. Clearly, inflation – while not 
perfect – would be the preferred scenario 
(as it has been for 40 plus years). We at 
JREI believe that this has always been the 
outcome of printing money and that it will 
always be – however – together with dips, 
valleys and peaks. There are of course 
many definitions of inflation.
Government economists will tell you that 
inflation is an increase in the general price 
level within an economy. However, we are 
with Milton Friedman who argued the 
opposite: “Inflation is the result of an 
increase in the quantity of money and debt 
within an economy. Inflation is primarily a 
monetary phenomenon.”
Quantity of money and debt! 
Of course, dear reader, you know where 
we stand. While the deflationary 
scenario is possible, we do not believe it 
is likely. It is far more palatable for a 

CANADA’S 10 SEXIEST CITIES
Victoria (!) is Canada’s sexiest city and staid Lethbridge ranks 10th in between-the-
sheets action, according to a rather unique study that looked at sales of sex toys. 
B.C. scored seven of the sexiest 25 towns in the 2015 study. The survey looked at 
Canadians over 18 who purchased sex toys, lingerie, and adult novelties from Pink 
Cherry.
Here is the list of Canada’s top 10 sexist towns from the survey.
1.  Victoria, B.C.
2.  Grande Prairie, AB
3.  Fredericton, NB
4.  Moncton, NB
5.  Red Deer, AB
6.  Medicine Hat, AB
7.  St John's, NL
8.  North Vancouver, B.C.
9.  Prince George, B.C.
10.  Lethbridge, AB ◊



! ! ! ! ! ! ! ! ! ! ! !  
! We are happy to mail you this issue. But in order to save paper we will send a PDF…Please note: Copyright! Reproduction without permission strictly prohibited. 

7! ! ! (No reproduction, no forwarding as an attachment via email, no posting on a website is permitted)! !  Jurock Publishing Ltd. © 2016

government to repay its debts with a 
depreciating currency than making the 
tough decisions of rising rates, reigning in 
expenditures and paying down debt. Our 
multi-year position is that excessive 
money creation always results in 
higher inflation of asset prices after a 
period of wringing out the excesses 
created through easy money. Period. We 
have seen the latter scenario unfold for 
some 40 years ... ever higher money 
supplies, ever higher government deficits 
resulting in ever higher prices. Eventually 
(2 years - 5 years?) inflation won out –
every time! However, while we go through 
the excesses (created years before) it 
feels worse. Whether it was 1974, 1981, 
1987, 1992, 1998, 2001 or 2008 each time 
the specter of deflation is raised, collapses 
and depression is talked about and fear 
grabs us by the throat. Every time! Well, 
it actually IS worse! It is more money, 
more zeros, it feels worse. Usually there is  
wealth destruction in development, in the 
stock market. Nothing unusual about that.
We have written more on this subject than 
any other in our 23 years, because we 
have seen – no matter the dark forecasts, 
no matter the 67 books that espoused the 
collapses, deflations and depressions 
since 1974 … inflation came out the 
winner. I wrote my book Forget about 
Location, Location, Location in 1998 in the 
middle of a sharp downturn of real estate 
values. In it I forecast that if we printed 
money for the next 35 years (and we are 
printing more than ever!), as we had for 
the 35 years preceding 1998 every house 
in Vancouver would be $6 million or so. 
(The average price at the time was 
$278,000!) We also wrote then that every 
house would be over $1 million in 10 
years. It took 12 years! This year the 
average price on the Westside clocked in 
at $3.3 million! Still doubting?
Major Point: Governments – and anyone 
badly in debt – benefit much more from 
inflation than deflation, so every effort will 

be made to avert the latter. In 2016, the 
trouble may be that governments (around 
the world – yes, Europe too) have set in 
motion an inflationary campaign of such 
magnitude to avoid deflation that it can so 
easily lead to a fiasco of super or 
hyperinflation. Like in 2009 we have to be 
very vigilant in 2016 and indeed the next 
few years. As we stated for 2015 … the 
no. 1 thing to do in 2016 – we must 
preserve what we have. We still believe 
that higher hard asset prices will be the 
outcome eventually. 
But – maybe taking some (real estate) 
chips off the table may be prudent. (For 
the detail oriented: Look up John 
Williams Shadow Statistics 
www.shadowstats.com/alternate_data/
inflation-charts that show what in his and 
our view the real inflation rate is like.)

It is TIMING
Ask any person on the street about the 
secret of making money in real estate 
investing and you will hear an eager 
“location, location, location.” Makes one 
almost throw up. In fact I got so 
disenchanted with that cliché that 17 years 
ago I wrote a book called Forget about 
Location, Location, Location.
In it I ventured to say that for the average 
investor it was far more important to 
understand the principles of inflation or 
deflation, timing, trend, cycles and the 
local influences of interest rates, inward 
migration, job creation, demand and 
supply, over/under building and (in smaller 
markets) affordability…all guided by the 
principle of “you make the most money 
on the day you buy.”
Timing matters. Bought a property in the 
US in 2004 – any location, sold it in 2006 
made money – kept it – you lost money. 
Bought it back in 2011 same house, same 
location you made money – ANYWHERE 
in the US! Location did not matter as much 
as any of the other major principles – in 
this case timing! 

Had buyers looked for what cycle we were 
in and what our timing should be 
accordingly, they would have taken 
different actions. But for some reason 
some people like to buy high and sell low. I 
can’t tell you how much razing I took, 
when I – talk after talk – said the US will 
not only survive but thrive.
Closer to home, the average price of a 
Vancouver home went from $13,500 in 
1960 to $1.4 million in 2015 … but not in 
a straight line, throughout that time we 
had periods of rising prices, falling prices 
and stagnating prices.
For the average person it would have 
been far more important to understand the 
influences that created those up and 
downturns and what time the cycle was at,  
than where the house was located.
Major Point: We thought last year that 
Vancouver and Toronto had peaked – and 
other Canadian and most US markets had 
bottomed. However, Vancouver and 
Toronto still added values. 
Overall though, it was only the big cities 
that did very well in 2015. (See-our piece 
on Canada) When one considers that over 
60% of the National price increase in 2015 
came from the price increases in Toronto 
and Vancouver – not everything was rosy 
in 2015 and won’t be for 2016 either. 
Timing? We are getting close to an end of 
this cycle – if it wasn’t for the foreign 
buyer. Buy cash flow only.

It is the TREND
The next item – the trend – is just as 
important. More people moved into Surrey 
in the 90ties than all of the people moving 
into Eastern Canada (sans Ontario) … 
thus building lots went from $60,000 to 
$120,000 in Surrey at the same time as 
the finely located waterfront condos in 
False creek crashed. 
Major Point: In 2016 people will be 
leaving Alberta and Saskatchewan 
because of a loss of jobs and head back to 
BC, reversing a trend that started 4 years 

http://www.shadowstats.com/alternate_data/inflation-charts
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ago. (Look at our truths!) Ask, what is the 
trend in the general area I want to invest 
in? What is the major employer doing, 
expanding? Are people moving out of town 
or back into the city? Also IMPORTANT. 
Look at the new trends: What are 
millennials buying, where are older people 
retiring? The trend of moving back into the 
city etc. (Look at our recommendation – 
maybe the new trend of opening 
accommodation for foreign students or 
warehouses for movie producers suits 
your profile?)

Study the building CYCLE
There is a piece of land, a developer 
builds a high-rise, makes a lot of money. 
He wants to taste that money again – so 
do all of his friends, they all buy lots and 
build more high-rises. They outbid the 
price of the land, they build too many and 
slowly buyers have fatigue and back off. 
Some developers can’t stop building – 
they are in the ground and so they add 
more product. Buyers vanish, so we create 
cheap interest rates, create programs to 
make it easier to buy (low down, no money 
down, 40 year mortgages) we drag buyers 
from the future into today … but eventually 
the future is where there is a lot of product 
but no buyers. That was the up cycle. 
Then developers worried about losing 
money start selling at lower prices and a 
race to the bottom (often) occurs. Building 
incentives, free furniture, free parking 
spots … you name it … still buyers hold 
back. The stories are negative and even 
people with money stay out. Developers 
stop building, some go broke. A few years 
pass … then there is a piece of land … 
that is the down cycle. 
Major Point: We entered one in 2014 … 
we continue to see oversupply. Yet, we 
also think that some of the new condos 
may represent the best buying 
opportunities (from a stressed developer in 
tough areas or high end condos aiming at 
rich foreigners). Particularly in Calgary and 

Edmonton our Black Swan Oil changed 
the playing field and dramatically so.
I predicted many times in the past that we 
would see ‘the market’ be affected by this 
or that event even where I told people that 
needed to sell to do it ‘now’. Or to get 30% 
into cash or whatever. That had the effect 
that dozens of people accused me of 
having turned negative and saw me in the 
‘collapse camp’. Nothing could be further 
from the truth. Because of my views of 
long-term inflation I firmly believe that all 
hard asset prices will be higher in 5-10 
years. But within the long term view, we 
have cycles so that does not stop me from 
also looking at 2016 darkly for some 
Canadian and US markets. (But not as 
brightly as last year.)
Major Point: Of course, it is just as 
important to realize that real estate values 
– unlike other hard asset classes – are 
primarily local in nature. That is why the 
“numbers”, the demand and supply 
statistics are important. Affordability also 
plays a role (although in big cities it does 
not matter, in small cities it is vital). 
Interest rates also need watching and 
finally job creation/inward migration are 
vital to assess as well – locally. (Values 
grow where people go.)

INWARD MIGRATION/JOB CREATION
In-migration to B.C. by the Numbers 
Net Increase First 9 Months of 2015
! ! 1Q! 2Q! 3Q
Net provincial! 3,308! 3,974! 6,315
Net international! 2,315! 4,102! 11,101
Source: Statistics Canada / BC Stats
Note: Gross provincial inflow to B.C. for 
3Q: 18,821
It is estimated that 3,000 Syrian refugees 
will be settled in British Columbia by the 
end of 2016, but the real inflow will be 
another form of in-migration: “economic 
refugees” from the Canadian Prairies.
In the third quarter of 2015 alone, 10,477 
people moved from the Prairie Provinces 
to B.C. including nearly 8,000 from 
Alberta. During the first nine months of 
2015 – latest stats available – 32,608 
Prairie residents relocated to B.C. as the 
price of oil plunged 50% from its 2014 
highs. This is nearly twice as high as the 
net international immigration to B.C. – 
17,518 – during the same period.  
Much has been made of the drop in 
immigration to B.C. – which was down 
nearly 50% last year from the 35,000 
annual average of the last decade. Stats 
show that immigration from Asian 
countries is falling, while interprovincial 
migration to B.C. is at the highest level 
since 2007.
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What does this all mean for B.C. 
housing sales? Not much. Dig into the 
immigration downturn and you find the big 
drop is in temporary foreign workers due 
to a change in regulations in 2015, which 
forced thousands of TFW to leave 
Canada. There seems to be no 
comparable drop in wealthy 
immigrants, which have been fueling the 
Metro Vancouver real estate market.  Also, 
the flow from other provinces – the net 
increase from all provinces – is helping to 
buoy rentals and home sales.
In 2016, expect to see immigration levels 
start to ramp up as regulations ease under 
the Trudeau Liberals.
Among the changes expected to boost 
immigration numbers are:
• Bring in 25,000 refugees from Syria 

(about 3,000 to B.C.)
• Double the number of entry applications 

for parents/grandparents of immigrants 
to 10,000 a year. 

• Fully restore Canada health benefits 
to refugees and refugee claimants. 

• Reduce application processing times for 
sponsorship, citizenship and other visas. 

• Modify the temporary foreign workers 
program to eliminate the $1,000 Labour 
Market Impact Assessment fee 

• Lift the visa requirement for Mexico (this 
has been already been done.)

• Eliminate regulations that require new 
citizens to sign a declaration that they 
intend to reside in Canada. (Yes, 
unbelievable.)

Major Point: Many business-class 
immigrants to Canada land in other 
provinces, most notably Quebec which 
has easier entry regulations, but then 
move to B.C. Easing of federal rules will 
increase immigration in 2016 and B.C. will 
also benefit from inter-provincial inflows – 
400 Ontario residents a month moved to 
B.C. last year as an indication. 
Major Point: As last year, we think it 
would be fair to argue that a) most of the 
population growth will be coming in the 

Lower Mainland and that the rest of the 
province will not participate. However, as 
we said last year investments by Korean, 
Chinese, Indian and Japanese investors in 
small town BC businesses (hotels, motels, 
restaurants other businesses) are strong 
and will continue to grow.

DEMAND AND SUPPLY
Look at all “the Numbers”. Analyze the 
"Blast from the Past" – a 24 year history of 
the Okanagan, Vancouver Island, 
Vancouver, Calgary, Edmonton and 
Toronto. You can clearly see that in 
Canada the momentum (and momentum 
is vital, as markets become the stories 
people tell about them) has been for 
smaller markets to decline (so lower and 
lower they went) and for a few selected 
markets in Canada to rise (and higher and 
higher they went). 
Major Point: For 2016 we expect smaller 
markets to stop declining and larger 
markets to stop rising – in general. In fact 
the Sunshine Coast, Whistler, Victoria is 
seeing a sharp increase in volume.

AFFORDABILITY
For the last 25 years Vancouver has never 
been affordable. It takes an average of 
60% plus of a Vancouverite’s annual 
income to buy the average Vancouver 
home. That will not change. If you wish 
to live here (or London, Hong Kong, New 
York, San Francisco) you have to pay the 
price – more foreign buying will see to 
that. Affordability is and will continue to 
be an issue however in smaller towns – 
particularly those depending on tourism. 
Be sure that the small town you buy in has 
more than one employer, low vacancy 
rates or some great investment ahead 
(Like possibly Kitimat, Ft. St. John and the 
North in general.)

INTEREST RATES 
At the JUROCK REAL ESTATE 
INSIDER Landrush conference last 

February and in several Facts By Email  
issues that followed we mused “What is 
Poloz thinking?” I mean, he called us “the 
most indebted nation with house prices 
that are up to 30% overvalued”. Then he 
followed up that statement with the action 
of lowering interest rates – making it even 
easier to borrow! Huh, what gives? What 
is Poloz worried about, we asked. We also 
forecast that this would mean that he 
together with CMHC HAD to make some 
other mortgage related changes – 
increase in down payments (he did – 
starting Feb. 1), shortening amortization 
periods (coming in April) etc. – to slow 
down the boom he helped create. They 
now have done so, although the latest 
change is very minor and may just be the 
proverbial shot across the bow, but more 
is to come. We predicted it – it is here … 
no surprise.

The Eyebrow Raiser?
He allowed that if all else fails (huh?) he 
would not be against negative interest 
rates to ‘invigorate’ the economy. Well, 
some 40% of European banks have from 
time to time ‘invigorated’ their economies 
through negative rates – but they and we – 
the world’s population – now more and 
more millennials … are not spending as 
much as our boomer daddies and 
mommies.
Because that is what it is all about. He 
may call us indebted, but he is concerned 
we are not indebted enough! Huh – 
again?! With negative rates, commercial 
banks would be charged a nominal fee 
when they store money in the central 
bank… So, banks will be forced to pay for 
their money from the Central bank which 
in turn means they have to lend it to us 
(corporations and individuals) at a higher 
rate, or actually lose money themselves. 
Ha-ha … no worries … that will never 
happen. I mean, them not charging us 
more.
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Major Point: All joking aside … this is 
serious. We now have a serious (?) banker 
voicing a serious concern about the future 
of the Canadian economy. A potential risk 
is that banks may turn to investing in 
riskier assets to secure a return, 
potentially inflating asset values 
and driving new asset bubbles. (You bet  
real estate will be one of them!) So, if our 
boom persists or a new one is created by 
the banks’ actions (!) expect more 
draconian measures to slow our home 
purchases – which may accidentally affect 
markets even in the hot cities. All markets 
become the stories people tell about them 
eventually … Our recommendation 
stands – sell losers, keep cash flow and 
some cash is a good thing … get pre-
approved! (Re-visit FBE Issue Number 17 
May 6, FBE Issue Number 18.)
Major Point 2: Will that mean that we 
have to lose money on our savings in 
order to keep it in the bank? Possible, but 
not likely. I mean, why would you leave it 
in the bank, when you can keep it in your 
backyard for free? But NOW stay vigilant. 
These are NOT NORMAL TIMES! To me 
the possibility of implementing negative 
interest rates denoted in other nations was 
to solve an expected “economic crisis” – a 
“sign of desperation.”
Maybe Bill Bonner’s admonition to take 
your cash out of the bank needs some 
more discussion?
Bonner claims in a video (I can send upon 
request to subscribers) that US banks do 
not have enough cash on hand and if 
there was even only a small run, you could 
not get your money out of the bank (in 
cash). Interestingly, Shanghai citizens that 
tried to get more than $1000 US in cash 
last week from their bank, were refused – 
under watchful eyes of government 
officials! (More under China.)
Finally, we believe 2016 represents a 
year not to be entrenching but to be very, 
very cautious in all your investments. I 
mean VERY cautious. Most pundits and 

media will be sketching doom and gloom 
scenarios for the Canadian economy in 
general and the real estate market in 
particular.  But, remember it was 2 years 
ago when MacLeans magazine predicted 
the “great real estate crash of 2014.” 
The wise investor knows that 2016 may 
well become a year of opportunity, a 
chance to research markets and find the 
kind of deals that come along only when 
there is angst in the market and 
pessimism in the press. 
Simple fact: if you had bought a house in 
Canada in fearful 2008 for $500,000, it is 
likely worth $900,000 today, based on the 
average MLS price increase, and that is 
tax free.
Consider the Canadian fundamentals: 
historically low interest rates; very low 
rental vacancy rates right across the 
country; relatively high immigration levels 
(in BC); an economy more diversified than 
ever; and pockets of opportunity, 
particularly in Western Canada, where 
strong appreciation and steady rental 
income allow investors to expand or begin 
a cash-flowing portfolio right now. But 
keep some powder dry and this year worry 
about the LOW RISK – HIGH IMPACT 
Black Swans. People are always asking 
me about the “powder dry scenario”. It 
seems that we real estate investors are 
always like to get “all in”.
Kevin O’Leary told a reporter that he is in 
his fund 37% in cash. Countless others 
follow suit. No shame in taking some chips 
off the table. Particularly now! We may 
have a tougher year, having gone through 
massive appreciation in 2015 – but with 
some chips off the table – there is a further 
(inflation) light at end of the tunnel … if not  
now – a few years from now.
So let’s get started!

THE TRUDEAU EFFECT ON REAL 
ESTATE INVESTORS
The Liberal landslide will have an effect on 
real estate right across Canada, but 

particularly in British Columbia. We are 
entering a new era of higher government 
stimulus spending, higher deficits and both 
a more liberalized financing arena and a 
more restrictive environmental regime.
Here is how we see the next four years 
shaping up if the pre-election pledges of 
our young new Prime Minister are carried 
through.
• Higher bond yields and long-term 

financing: Increased federal funding for 
infrastructure, pledged at around $25 
billion over 3-4 years, will require more 
federal bonds to be issued. Five and ten-
year bond yields should increase to 
attract international investors, which 
would mean slightly higher fixed-rate, 
long-term mortgage rates. Also watch 
for an expansion of “green 
bonds” (which were used recently to 
partially fund the new Telus headquarter 
tower in Vancouver) that are also part of 
the Liberal election platform. A federally 
backed green bond could open finance 
options for large civic redevelopments 
that are cited as sustainable. (Examples 
include the $650 million Blatchford, the 
redevelopment of the former Edmonton 
City Centre airport lands; and the 
development of the 50-acre Jericho 
Lands in Vancouver’s Point Grey.)

• Easier home mortgage loans? The 
Liberals should ease mortgage 
requirements that have become more 
restrictive over the past few years. 
Liberal pledges include easier access 
to RRSP funds for home buying, even 
for secondary homes. PM Trudeau has 
also said that more “flexible programs” 
for first-time homebuyers will be 
introduced. This could mean, potentially, 
longer amortization limits for new buyers, 
lower downpayments or some form of 
buyer grant. (Remember, these aren’t 
conservatives and there appears to be 
little fear of over stimulation.)

• Happier landlords: There are also 
vague promises to use all “policy tools” 
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to make homes more affordable, which 
we suspect will mean some incentives to 
landlord/developers to build and retain 
more rental housing. Don’t expect 
another MURB bonanza, but PM 
Trudeau has hinted at eliminating the 
HST for builders of “affordable” rental 
development. We see Ottawa funding 
more rental housing projects with the 
provinces and municipalities.

• Low interest rates: We don’t expect the 
Bank of Canada to increase from its 
current 0.5% rate over the next year. The 
Liberals have cited record low financing 
as key to its infrastructure strategy but, 
more important, the trade-dependant 
Canadian economy is not strong enough 
to absorb rate hikes

• Death of the Northern Gateway 
Pipeline: The new PM has flat out said 
he will stop the Northern Gateway 
pipeline and it would be tough to change 
course. This will have an effect on 
northern B.C., but less on Alberta 
because of eastern and southern 
pipeline options for getting oil to market 
(which have at least token support from 
the new government.) The signal to 
other resource investors, however, could 
cool related project plans, most notably 
liquefied natural gas (LNG) plants, at 
least six of which are angling to get into 
B.C. A Liberal pledge to allow First 
Nations more muscle in land use access 
is also worrisome for both mining and 
pipeline proposals and the resource 
towns and real estate linked to them

• Expanded transit: The Liberals are big 
on rapid transit, which could translate 
into approval for SkyTrain expansion in 
both Vancouver (UBC line along 
Broadway) and in Surrey and the Fraser 
Valley. This would take years, but long-
term investors should get up to speed on 
potential new Fraser Valley transit hubs.

• More government office space: Deficit 
financing is a cornerstone of the Liberal 
agenda, which will translate into more 

public employees and an increase in 
office space demand, which should help 
developers and leasing agents from 
Ottawa to Vancouver that are facing 
decade-high office vacancy rates, 
especially in the Class A space preferred 
by governments.

• Higher inflation: Increased government 
spending means more money being 
printed. We are entering a period when 
stimulus spending is mandated from 
above. This means rising values of hard 
assets, including real estate.

• Legalized marijuana: Don’t snicker. 
This is a Liberal pledge and, if followed 
through, could have an impact on 
industrial and retail real estate right 
across Canada, starting in Vancouver. 
Ask for our story on the impact on 
Denver if you are not a subscriber … or 
look it up in Insider Facts by Email 
website.

Major Point: We don’t expect the new 
Federal Government to keep all its 
promises but the trend line is clear. Bigger 
government. More spending. Higher taxes 
on the successful. Government stimulus. 
Real estate investors must be nimble to 
take advantages of the consequences as 
this new strategy rolls out.

POLOZ IS (MOSTLY) GUILTY 
JREI charges him as single-handedly 
responsible for soaring real estate prices. 
He is also entirely responsible for higher 
food prices. (Note the piece on interest 
rates and what he actually did.) 
First he talked down the dollar from the 
moment he was appointed. At every 
opportunity. (JREI wrote about it 8 times.) 
He says we are overvalued and then 
reduces interest rates dramatically. He 
blames us for being over indebted and 
then administers a huge buildup of 
household debt. Why? So our Canadian 
economy (speak Ontario manufacturing) 
would be more competitive. Hasn’t worked 
so far and won’t in the future either.

His premise is faulty: bring the dollar down 
and the Canadian company will be more 
competitive in the USA. 
Let’s look at that: You are a CEO of Widget 
Company and sell $100 widgets to the US. 
To be more competitive Poloz lowers the 
currency value by 10%. You are happy – 
you are now more competitive – without 
needing to be more productive or have 
better quality. Then Poloz brings it down 
another 30%(!). In his view now exports 
should be soaring. But you – the CEO – is 
already more competitive on price (maybe 
not quality). And you – as a good CEO – 
just pocket the increase for your 
shareholders! 
The whole devaluation – brought about on 
the back of seniors who have now no 
return and may be charged for depositing 
their money – is primarily going to 
Canadian corporations that with a soaring 
US dollar (our main trading partner) have 
been competitive on price all along.
When Margaret Thatcher became Prime 
Minister the pound was in free fall, 
productivity and quality were in disarray 
(why insist on quality and productivity if 
you can cream your competitor on price) – 
it was ‘disgusting’ she said. 
She put her foot down – the pound soared 
and with it manufacturing became (had to) 
more competitive, economy soared – 
unemployment fell.
Sounds familiar? The USA was a basket 
case in 2009. Now with a much higher 
dollar it has the best – most productive 
economy and 50% lower unemployment.
Mr. Poloz the low dollar is not working!
In fact it is hurting us. House prices are 
soaring, indebtedness (don’t blame the 
consumer – you want us to consume), 
food prices are going nuts … and our 
economy is in free fall.
Mr. Poloz, how long is it going to take for 
dollar benefits to arrive? They haven’t yet!
And won’t.
Major Point: What is worse is that when 
you see the dollar decline like that, there is 
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a huge impact on confidence and 
sentiments. What CEO is going to hire in 
this environment, or expand and invest in 
new equipment or sign on for more office 
space?
We at JREI, see little benefit from the low 
dollar … only higher house prices and 
massive increases in household debt. 
Fitch Ratings cited affordability as a 
concern in Canada and noted household 
indebtedness is 165.5 percent of 
disposable income, among the highest 
of countries it rates. 
Also of course we are enjoying much 
higher import prices, restricted travel 
opportunities, and sinking confidence.
So, the retiree is carrying the low interest 
rate on his back and we consumers pay 
for everything else – all of us are punished 
for what?
The joke is ‘Mr. Core inflation’, Poloz says 
Canadians should get used to both a 
cheap dollar and more inflation as the 
country continues to grapple with the 
shock of falling commodity prices. He’s 
fully prepared to live with a ‘bit more’ 
inflation, which he insisted is mainly 
temporary. “Core inflation is overstating 
the underlying trend of inflation in the 
economy.” More inflation too, eh?

CANADIAN DOLLAR
Macquarie Group Ltd.’s David Doyle, 
the top-ranked forecaster for the ‘U.S. 
versus Canadian dollar exchange rate’ last 
year, according to Bloomberg rankings, 
said our currency will fall to a record .59 
U.S. cents by the end of the year as 
further weakness in the energy sector 
saps growth in an economy already 
stretched by a heavily indebted consumer 
and the Bank of Canada cuts interest rates 
for a third time. A .59 U.S. cent Canadian 
dollar would mean one U.S. dollar buys 
CAD $1.6949. Its all-time low was 61.76 
U.S. cents in 2002. Once the 
loonie reaches its record low, it will stay 

depressed through the end of 2018, 
Doyle, the cheerful, states.
For us as investors it is vital to understand 
the importance of where the dollar comes 
to rest particularly when we invest in the 
US. You invest in US real estate  and the 
Canadian dollar rises … you lose, if it 
goes down further from now 68 cents 
you win.
So, with that much uncertainty you just 
have to have a compelling reason to buy 
US real estate, otherwise stay and invest 
at home.
Major Point: Yes, you have to decide 
whither the dollar. All our crystal ball 
gazers take a crack at it. Myself? For the 
last 3 years on the advice of Michael 
Campbell and Victor Adair (You gotta listen 
to Moneytalks at cknw.com), we put 60% 
of our assets into the US dollar. But at 
these new lows of .68 cents we are 
tempted to move half of it back.

OIL
Crude oil started 2015 at $52.72 per barrel 
and finished at $37.13, declining 29.6%. In 
the new year of 2016 it crashed below 
$30. JREI did report all year what the 
illustrious and RIGHT Josef Schachter 
was saying: Oil was going down below 
$35…
Now Morgan Stanley said oil could fall to 
$20 a barrel, while Standard Chartered 
has predicted an even bigger slide, to as 
low as $10! As the papers are full of oil 
analysts and we did such a large piece 
last year, we will not stay here unduly. 
What we want to say though is that oil by 
itself is not the only problem. There are 
bad loans in oil companies and the banks 
that granted the loans. BILLIONS! 
BILLIONS! Collapsing bonds, lower tax 
revenues, layoffs – massive repossessions 
pending? Car loans defaulting. Before you 
buy bank stocks find out where their loan 
portfolio is!
According to Kevin O’Leary, who will invest 
a million if the Premier quits: “The Premier 

of Alberta does not know what she is 
doing. The place is collapsing and she 
does not tell us what royalties there will be 
and raises taxes. No one will invest there. 
Compete chaos.”
Even the very big oil companies like 
Chevron and others – the biggest in the 
world – are losing 40% of their value. 
Some mid-sized oil companies have 27 
dollars in debt for every dollar cash flow 
(!).
Major Point: Stay out of all oil producing 
states and provinces until at least mid-
year. Look for bargains that are sure to 
develop. Oil will recover and offer a 
lifetime opportunity on the way up. As a 
subscriber we will tell you what our favorite 
experts will say.

STOCK MARKETS
A mad, mad 2015: 
• We saw the Swiss Franc devalue 

overnight earlier in the year. 
• When I was in Europe this summer the 

crazy Greek Government went back and 
forth like a yo-yo. 

• China unpegged its currency, saw a $3 
trillion crash – more than 14 times 
Greece’s national product – but all we 
talked about was Greece.

• Oil prices kept plunging.
• Alberta under oil pressure had tax 

increases to boot.
• Alberta lost 66,000 jobs - BC added 

40,000.
• The US raised interest rates.
• The TSX lost 12% of its value.
• The Canadian dollar was $84.54 in 

January and ended at $71.67, down 
15%.

2016 is not holding back either. In early 
January, all markets worldwide were 
breaking down completely, following 
China’s (down 20% since mid-December) 
lead. The whole western hemisphere saw 
crashing stock markets not just China – 
Brazil and Mexico are down by 12% and 
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oil producers from Canada, Turkey and 
Nigeria are in deep doodoo too.
A dramatic start to the year. Measures of 
volatility are also surging. The Chicago 
Board Options Exchange Volatility Index, 
known as the fear gauge or the VIX, is up 
13 percent.
If that was not enough the Royal Bank of 
Scotland said “Investors face a 
‘cataclysmic year’ where stock markets 
could fall by up to 20% and oil could slump 
to $16 a barrel.” In a note to its clients the 
bank said: “Sell everything except high 
quality bonds. This is about return of 
capital, not return on capital. In a 
crowded hall, exit doors are small.” It said 
the current situation was reminiscent of 
2008, when the collapse of the Lehman 
Brothers investment bank led to the global 
financial crisis. This time China could be 
the crisis point.
Two days later analysts at JP Morgan 
have advised clients to sell stocks on any 
bounce.
Major Point: Aren’t you glad you are 
invested in real estate! Note: when people 
see losses in the stock market of this 
magnitude they lose confidence in the 
economy, the world and they run into the 
deflation depression camp en masse. If 
they were actually incurring these terrible 
losses themselves… They hug their real 
estate residence, but sell their cottages 
and recreational real estate. If this 
continues – sell recreational real estate 
now. 

CHINA 
What a year China had. It had an over-
developed real estate market which 
affected its economy (Real estate 
accounts for around 15% of the Chinese 
economy). Chinese people being great 
speculators, fortunes were made in the 
boom. Then home prices in China’s major 
cities crashed in 2013/2014. This put 
serious pressure on Chinese consumers, 
since around two thirds of the typical 

Chinese family’s wealth is tied to their 
homes.
So, as housing started crashing, Chinese 
investors jumped into the stock market, 
getting the Shanghai composite index to 
explode in the 12 months through mid-
June 2015. We had ventured to tell you in 
March last year to get out of that 
overheated market (even though we do 
not advise on stocks).
Of course the June 2015 crash was heard 
around the world. Investors lost around a 
third of their investments in equities in less 
than one month’s time. I was in Germany 
at the time and the topic at the dinner table 
with our German friends was only: what 
will it mean? Greece was the European 
banker’s topic joint at the hip trying to kick 
the can of default down the road. In the 
meantime the Chinese sell off erased $3.3 
trillion worth of wealth.
That loss and the inept looking 
Government prompted the upscale 
Chinese investor to flee – or at least have 
their money flee. The resulting flight of 
capital was astounding ($110 billion in 
October alone) and it landed on our 
shores (among others: Australia, Europe, 
Africa and of course the US). The Chinese 
are now the biggest foreign buyers of U.S. 
housing. They poured $28.6 billion into 
properties in the past year, more than 
double the investment of number two, the 
Canadians, according to the National 
Association of Realtors. They are seeking 
top schools for their children, better health 
care, fresh air and a safe haven for their 
cash amid economic uncertainty at home.  
That flow of Chinese wealth has created 
“imbalances” in our Vancouver real estate.
In the first week of 2016 almost $2.5 trillion 
was wiped from the value of global 
equities and losses deepened in Asia on in 
the week of January 16 as a continued 
plunge in Chinese equities halted trade. 
Credit Suisse believes that if the Chinese 
government and private businesses 
reduces investment in infrastructure, 

machinery, and property by an 
unexpectedly large amount – it would 
spark a global recession. Chinese 
investment is now larger in dollar terms 
than U.S. consumption. George Soros 
said in Sri Lanka on January 8 that global 
markets are facing a crisis and investors 
need to be very cautious and that a 
collapse in Chinese investment could 
deliver a “devastating shock” to the world 
economy. “China has a major adjustment 
problem,” Soros said. “I would say it 
amounts to a crisis. When I look at the 
financial markets there is a serious 
challenge which reminds me of the crisis 
we had in 2008.” No joy here. 
China’s Communist Party has pledged to 
increase the yuan’s convertibility by 2020 
and to gradually dismantle capital controls.  
Weakness in the world’s second-largest 
economy remains even after the People’s 
Bank of China has cut interest rates to 
record lows and authorities pumped 
hundreds of billions of dollars into the 
economy. Data this week reinforced a 
sluggish manufacturing sector. In fact, a lot 
of inside China watchers don’t believe 
any of the numbers the Chinese 
Government puts out. Actually China 
may be in an outright recession they think, 
just not reporting it. If you build ghost cities 
where no one lives and airports, which no 
one flies into – you end up with a phantom 
GDP but no economic benefit. 
Be that as it may, China has liquidity 
issues. There is a serious US dollar 
shortage in Chinese banks… Why? 
Chinese citizens are dumping the Yuan. 
It has been two very rough weeks not just 
for the stock market – but insiders say that  
Chinese bank clients could only convert 
$1,000 US all week and that under the 
watchful and disapproving eyes of party 
officials. 
Further, in what seems to be a nutty move, 
China let its overnight interest rate soar to 
66% (Russia had its overnight rate soar to 

http://www.bloomberg.com/news/articles/2014-02-04/china-savers-penchant-for-property-magnifies-bust-danger
http://www.bloomberg.com/news/articles/2014-02-04/china-savers-penchant-for-property-magnifies-bust-danger
http://www.bloomberg.com/news/articles/2014-02-04/china-savers-penchant-for-property-magnifies-bust-danger
http://www.bloomberg.com/news/articles/2014-02-04/china-savers-penchant-for-property-magnifies-bust-danger
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75% with disastrous consequences for its 
currency – also read Addendum I).
The average Chinese businessman now 
expect foreign exchange controls any 
minute now and is busy getting his money 
out.
Already we are seeing a huge influx of 
money since 2011. In fact Macdonald 
Realty says that 70% of sales over $3 
million on the Westside went to foreign 
buyers. CMHC says only 3% of housing is 
foreign. It means not sales (that would be 
ridiculous) but they rather look at all 
houses in Vancouver and say the housing 
stock is 3% owned by foreigners. Totally 
meaningless in assessing current influx 
and sales conditions. That is a ridiculous 
way to look at it – you have to look at 
recent sales to see whether things are 
changing a la Macdonald – not just on the 
Westside.

CHINESE POSITIVE BLACK SWAN? 
China and Canada quietly are working on 
a historic free-trade deal! It is a ways off 
but one of the conditions by China is … 
are you sitting down? A commitment to 
build an energy pipeline to the coast. More 
in late January’s Facts By Email.
Major Point: Many of you do not know 
that I used to run a construction 
management company as president in 
Taiwan for some three years. A wonderful, 
spectacular learning time. Among the 
fabulous business insights there is one 
that I will always remember. Told to me by 
my vice-president in all seriousness that “a 
good rabbit that wants to survive has three 
holes to run into.” So, a good Chinese 
business and family man also has three 
holes to run to. 1. To protect family, 2. To 
protect money 3. To hide. Vancouver is all 
of the above. 
• Thus, with all the turmoil, it seems to us, 

the outcome will be for Vancouver – 
more Chinese money will be coming!

• It will be no longer only the big boy 
investors but also mid-sized ones. Watch 

them head all over the Lower Mainland 
this spring.

• Watch them invest in the Sunshine Cost. 
One residence sold for $7 million cash in 
Gibsons (its buyer wants to build a 
bridge from West Vancouver to 
Langdale) also the Sechelt golf course 
sold last year to Chinese investors.

• No, this is not 1998. Money that is here – 
will stay here – it has no reason to go 
back into uncertainty. 

• Certain areas will continue to be driven 
higher in price.

• New money will be attracted. Not always 
smart money. Much of this money trusts 
local connections – which don’t always 
have their best interest at heart.

• The Chinese investor is smart. But not 
perfect ... he may drive the market higher 
… and not realize when it is over.

• You can play where the Chinese (and 
some other foreign) money plays. IF…
you have some money. IF … you have 
stamina. IF ... you have the guts. I don’t.

CANADA REAL ESTATE HOUSING 
MARKET
Well, our housing sector employs 900,000 
people in renovation and construction – it 
represents 20 - 30% of our economic 
activity with tons of small industries in 
support.
Housing is bigger than mining, bigger than 
energy – it is a colossus and that has a 
strong impact on economy. Housing is 
actually 7% of GDP. That is higher than it 
was (as a percentage) in the US at the 
peak before its crash. Liberal spending will 
help on infrastructure (See the Trudeau 
Effect) … maybe it will cushion the 
housing market fall. Fact is prices are too 
high in Toronto and Vancouver…for the 
wrong reason. Foreign investment and a 
crazy low dollar.
Huge price increases have resulted in too 
much borrowing for housing. Now we do 
not expect this but prices will correct 

dramatically if and when interest rates 
rise…
The Canadian Real Estate Association 
(CREA) reported that the average price of 
a Canadian home increased by 12 percent 
in the year up to December and is now 
worth $454,342. However, CREA says that 
Toronto and Vancouver are skewing the 
national average higher. If those two cities 
are stripped out, the national average 
drops to $336,994 with an average gain of 
5.4%.

“We have run out of superlatives to 
describe just how wild 
[Vancouver's] market is” – Sal Guatieri, 
BMO 

In fact, if the entire provinces of British 
Columbia and Ontario are stripped out, the 
average Canadian home was worth 
$294,363 in December, a decrease of 2.2 
percent during the past year. So, be happy 
where you live.
CREA forecasts sales activity in Alberta, 
Saskatchewan and Newfoundland and 
Labrador to be lower. Reduced sales 
activity in Calgary once they take effect in 
early 2016 (because of higher DPs). 
National sales are forecast to reach 
498,600, down 1.1 percent from 2015 as 
activity in B.C. and Ontario moderates and 
housing market conditions soften in 
Alberta. The national average price is 
forecast to edge higher by 1.4 percent in 
2016. 
It further sees price gains in 2016 to be 
strongest in Ontario (+2.9 percent). 
British Columbia and Manitoba are 
forecast to see average price gains of 
about two percent in 2016, followed by 
Nova Scotia and Prince Edward Island in 
the 1.5 percent range, and by Quebec and 
New Brunswick with increases of less than 
one percent. By contrast, Alberta, 
Saskatchewan and Newfoundland and 
Labrador are forecast to see average 
home prices decline by 2.5 percent. 
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What about other opinions for next year? 
There are a number of differing opinions:
Fitch Ratings suggests that prices across 
the country will grow by 2.5 percent this 
year but the ratings agency also is 
concerned about downside risk in the 
housing market. Fitch: “National prices 
(are) 20 percent overvalued, compared to 
growth in long-term economic 
fundamentals leaving markets exposed to 
downside risk, but no significant downward 
price movements are expected.”
Royal LePage, one of the country’s 
leading real estate companies, predicted 
that prices will grow by 4.1 percent in 
2016. Lepage surveyed 53 markets across 
the country and came up with an average 
price of $500,688, up 6% year over year. It 
expects that Vancouver and Toronto — 
where real estate appreciation has 
significantly outpaced wage growth — will 
settle to a more sustainable, single-digit 
price increase trajectory – next year.
Behavioural economist Richard 
Thaler said in his latest book that asset 
prices inevitably revert to their historical 
mean. “Recent momentum in prices in 
Toronto and Vancouver may increase the 
likelihood of a correction in house prices, 
which could affect vulnerable households.”
According to Terranet house prices in the 
country’s 11 largest metropolitan regions 
rose 6% in November, yet only four cities
— Toronto, Hamilton, Vancouver and 
Victoria — actually posted gains. Values 
in the other seven contracted. 
“The Canadian real-estate market already 
is in correction mode,” said Krishen 
Rangasamy, an economist at National 
Bank Financial in Montreal.
Our central bank’s December Financial 
System Review, concluded that a record 
household debt burden makes Canada 
vulnerable to a housing crash, although 
policy makers see little reason to think that 
will happen. 
Major Point: As you can see forecasters 
are all over the place. We have stayed 

away from “This is the year of the crash” 
crowd although their voices are rising. We 
have given you a snapshot of what we 
see. (Following). Clearly, you must be 
careful. As investors – cash flow is king – 
sell your losers now!

“It’s Not the Years in Your Life That Count. 
It’s the Life in Your Years” – Adlai 
Stevenson

https://en.wikipedia.org/wiki/Richard_Thaler
https://en.wikipedia.org/wiki/Richard_Thaler
https://en.wikipedia.org/wiki/Richard_Thaler
https://en.wikipedia.org/wiki/Richard_Thaler
http://books.wwnorton.com/books/Misbehaving/
http://books.wwnorton.com/books/Misbehaving/
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http://www.bankofcanada.ca/2015/12/fsr-december-2015/
http://www.bankofcanada.ca/2015/12/fsr-december-2015/
http://www.bankofcanada.ca/2015/12/fsr-december-2015/
http://www.statcan.gc.ca/daily-quotidien/151214/dq151214a-eng.htm?HPA
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TOP 5 PLACES IN THE 
WORLD TO RETIRE 
Same places as last year but we prefer 
only No. 1 and 2 for European pizzazz, 
large expats, great wines, lots of choices 
cheap real estate and a passport!

1. Portugal 
I spent 10 days in Albufeira last June. 
Loved it. Forming one quarter of the 
Iberian Peninsula, Portugal is famed for its 
rich history, good health care and 
wonderful weather. Pensioners will also 
find it remarkably cheap to live here. For 
example, it's around three times cheaper 
to buy property in Portugal than in France. 
It also has the third largest European expat 
community after Spain and France. You 
also can invest $350,000 euros in a piece 
of real estate and get a citizenship! (Look 
at last July’s Jurock Insider.) 

2. Spain 
We spend a few days in Barcelona each of 
the last 2 years. Also loved it. Despite 
falling house prices and currency 
fluctuations, this country has the largest 
expat community in Europe as well as the 
lowest crime rate of all countries surveyed.  
With beautiful cities such as Madrid and 
Barcelona, the rolling countryside of 
Catalonia, historic Unesco-protected areas 
like Toledo and islands including Tenerife, 
Ibiza and Menorca, there's plenty of choice 
– but also plenty of places to avoid; such 
as half-empty coastal developments which 
may never sell. You also can invest 
$500,000 euros in a piece of real estate 
and get a citizenship! (Look at last July’s 
Jurock Insider.)

3. Malta 
Malta is one of the smallest and most 
densely populated countries on earth – for 
good reason. With more than 3,100 hours 
of sunshine a year, an average 
temperature of 19C and English as a first 
language for most people, it's no surprise 

that many retirees flock to the 
Mediterranean archipelago. An interest in 
history would help residents here, but its 
small size could become a problem over 
the longer term. I was there 2 years ago … 
it is paradise.

4. Barbados 
This island member of the Commonwealth 
has all you would expect from the 
Caribbean: sun, sea, sand and 
friendliness. The English language is a 
huge bonus, although its main selling 
points include virtually free health care, low 
property tax, an average temperature of 
26C and magnificent beaches.

5. Thailand 
Ok, there are some political issues, but 
pensioners seeking a new way of life may 
find it in Thailand, whether it's from the 
bustling cities, grand temples, stunning 
cuisine or friendly locals. Cheap property 
and petrol costs can be enjoyed by the 
41,000 expats currently living there, which 
is just one of the bonuses of living in this 
beautiful, culture-rich nation in Southeast 
Asia. I know of a Whistler Realtor that 
spends a lot of his time there and loves it. 
Major Point: Now imagine you sold your 
wartime bungalow in Vancouver’s 
Westside for $1.8 million (lot value!) – take 
$300,000, buy a palace in Thailand/Malta/
Portugal then a $150,000 luxury condo 
(yes) on the ski hill in Kimberley and put 
the rest in the bank … why hustle? Write 
your book … search your ancestry registry 
… walk on the beach … play volley ball … 
take a cooking lesson with olive oil … 
understand that having a siesta is normal 
… and most of all thank your parents for 
buying that house in the first place. Need 
other reasons? Forget North American 
nonsense: Eating after 7 PM is criminal – 
Dinner at 10 PM is normal in Spain. Must 
be in office by 9 – not if you had dinner at 
ten! Could not close my business for lunch 
– not if everyone does it – siestas are 
good. Wine, cheese and fat is bad for your 

heart – not for the French who have less 
than half of North American’s heart attacks.

MORE ON OUR CANADA SELECTIONS
This was a mad year and the one to come 
is no different. We still – as every year – 
list the background information for each 
major market in Canada. Again-with the 
“Black Swans” of falling oil prices and the 
general decline in commodity prices 
(exports), we will stay away from certain 
areas, even though we love the lifestyle 
and upside in general. Thus, if you live in 
Calgary, Edmonton or Houston, all areas 
we recommended to investors in the last 3 
years, we say today – as a HOMEOWNER 
still buy the best home you can afford 
(after haggling hard)– but as an 
INVESTOR stay on the sidelines for now. 
We look however for ourselves for a multi- 
family building in Edmonton and/or Calgary 
– if a major opportunity represents itself – 
at about mid-year and/or oil price recovery. 
Actually for 15 years we have held our 
view that detached houses always 
appreciate the most, followed by 
townhouses (we need a place to put that 
Canadian barbeque) and condos last. We 
said last year: “In the last 10 years or so,  
condo sales represented over 50% of 
sales in most markets and also 
achieved good gains. However, we 
believe that is about to change.” Biggest 
losers? Well, condos as a product (again) 
and many smaller markets right across the 
country. Looking at the numbers tells a 
story – particularly seeing the monthly 
numbers (December was outstanding) and 
the y-t-d numbers. The winner was single 
family houses. So, study the market you 
are interested in and armed with the 23-
year history of the Blast of the Past you 
will have a clearer picture as to what is 
happening in all markets in Canada – even 
though we may not be necessarily 
recommending you buy there. 
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CANADA TOP CITIES
Vancouver (Look under Vancouver 
section)
Lower Mainland (Look under specific 
sub sections Industrial, Retiree, Condo, 
Pre-sale)
Toronto (Look under Ontario section)
Hamilton (Look under Ontario section)
Whistler (Look under BC)

ONTARIO 
We enlisted the help of Al Dharsee, from 
Right At Home Realty Inc. 
(aldharsee@rogers.com), who helped us 
identify/research some of our Ontario 
recommendations for 2016. Of interest to 
note is that Toronto in our top 5, is also 
experiencing the foreign investors and 
their money.
Says Dharsee: “I think the Toronto market 
remains strong until summer because of 
the lack of listings and continued strong 
demand. Private lenders have taken over 
the slack in mortgage lending from the big 
banks and CMHC.
Strong demand from Chinese, Iranian and 
European investors continues. However, I 
think that the real estate market will be 
affected if the Ontario economy hits the 
brakes hard.” Agreed, and that certainly is 
possible.

TOP 5 CITIES IN ONTARIO
TORONTO AND ITS SUBURBS 
Second best sales result on record for 
December. Our financial capital of Canada, 
it is attracting a lot of foreign buyers – the 
hide your money crowd – from all over the 
world. The average selling price for 2015 
as a whole was $622,217 – up 9.8 percent 
compared to $566,624 in 2014. GTA home 
price growth was driven by the low-rise 
segments of the market, but condominium 
apartment price growth was generally well-
above the rate of inflation as well through 
2015. The demand is expected to remain 
very strong in 2016. 

We also still like last year’s recommended 
suburbs in Toronto – Etobicoke, The 
Junction, Canary District, Liberty 
Village and Leslieville. 

MISSISSAUGA
We still like Mississauga – which will 
benefit from the new LRT to be built on 
Hurontario Rd going North-South. It is the 
37th largest suburb in the world by 
population, and the 4th largest in North 
America. Residents of the city are called 
Mississaugans. The city was placed fourth 
in 'large cities of the future' by financial 
publication fDi Magazine for North and 
South American cities in 2012. 
Mississauga was also rated as Canada's 
11th best city to live in terms of prosperity 
according to MoneySense magazine. 
Canada's busiest airport is located in the 
city, and it is also the location of several 
major corporate headquarters for Canada 
such as Walmart Canada, Microsoft and 
General Electric. 
Major Point: Some 20 years ago I bought 
over 20 condos here. It is the 
manufacturing capital; lots of work here – 
ergo good tenants. I used to like the area 
around Square 1 or Erin Mills.

HAMILTON
One of our top five recommendation last 
year – still stands tall. Up 9% in price last 
year. That caught the eye of non-other – 
the Conference Board of Canada's 
forecasting increased competition for 
homes and rising prices across the market. 
For 2016 the conservative Board forecasts 
a 7% price increase and a continued 
seller’s market for 2016. Multiple offers 
abound and properties are also selling 
faster than in 2014 — number of days on 
the market fell to 33 from 39, while 
average prices jumped to $449,233 from 
$402,089. Hamilton had a 12% increase in 
manufacturing jobs in 2014, the 
unemployment rate is a healthy 5.8%; 
health care is the major and stable job 
spinner; you can find east end detached 

houses for under $200,000, very affordable 
for the many people now relocating from 
Toronto. The rental vacancy rate is 2.9% 
and forecast to go lower in 2016. We found 
several Hamilton 1-bedroom concrete 
condos for $60,000 to $70,000 this month 
and two dozen priced under $100,000. 
Positive cash flow could still be a good 
investor hold.

GUELPH & KITCHENER 
Will benefit with higher rents as well as 
demand because of the Go Train line 
recently built to connect these cities to 
downtown Toronto ($30 round trip ticket).
Again … OSHAWA AND PICKERING to 
the East as public transport extends 
eastward.
Again … SCARBOROUGH (Eastern part 
of the GTA) as new LRT will be built to 
connect to downtown Toronto. For more 
details look at the numbers.

ALBERTA
Live by the barrel, die by the barrel! We 
enlisted the help of top realtor Rob 
McLeod 
robert@mcleodprojectmarketing.com who 
said: “2015’s ‘balance’ was led by strength 
in Q1 & Q2 … which did well, Q3 & Q4 
were where the cracks started to show. 
Much of the overall picture was decent, but  
Q3 started to show what 2016 and beyond 
will look like. For 2016 I predict that the 
seasonality of the spring market will hold 
the market where it is, but once those who 
couldn’t sell in 2015 come back to the 
market and the inventory grows, come 
spring the buyers will be out looking for 
deals. 
If the buyers can’t get a deal they will pass 
onto the next property. Those who can’t 
sell this spring will drag the market down in 
Q3. For now we’re seeing that those who 
have or want to sell represent still a very 
small part of the market. 
As unemployment grows and EI runs out, 
those who can’t find the work or make the 
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payments will falter late summer. If anyone 
is waiting to buy they need to consider 
what 2017 may offer over 2016. All 
predictions for oil in the 50’s have been 
missed and with early 2016 supposed to 
be mid $50’s and now we’re in the low 30’s 
all predictions for 2017+ are off the table 
for where we may actually be.” He finishes 
on an optimistic note: “People are selling 
and renting, renters are looking for deals 
right now as we have a glut of product 
from the initial exodus of Alberta, it 
appears absorptions will clean up much of 
that inventory by Q2 2016.”
Agreed. Edmonton actually closed with an 
average price even over last year and 
Calgary saw a marginal decline. But 
unemployment is growing, and some oil 
dependant places are crashing. Ft. 
McMurray has seen its prices collapse by 
over 20% with very few properties selling 
at any price. Most of the oil dependent 
communities in Alberta are suffering.
I spent some time in Grande Prairie last 
fall (2nd most entrepreneurial city under 
150,000 citizens) saw its great average 
income (over $120,000), low house prices 
($320,000) and yet – felt a sense of 
foreboding.
This year we still like the towns and cities 
we recommended in the past: Edmonton, 
Calgary (of course), St. Albert, Grande 
Prairie, Okotoks and Red Deer. But only 
for the homeowner. If you live and work 
here, buy the best house you can afford. 
Remember, Alberta has been in low oil 
price territory before and you will 
overcome again.
For the investor however, stay on the 
sidelines. Look only for that proverbial deal 
of a lifetime!
Own Calgary losers? Sell fast. If you are 
holding residential real estate in Calgary 
and it is not producing positive rental cash 
flow, sell it. Right now. It is not going to get 
any better this year. If you are still making 
money as a landlord, hold tight (be nice to 
your tenants) and wait it out.

We know, we have been bullish on Calgary 
2 years ago but the numbers are turning. 
We watch detached housing starts as a 
harbinger, because these builders are 
often the first to bail out when a market is 
sinking. In Calgary, detached housing 
starts fell 35% in 2015 from a year earlier 
and will drop again in 2016. It is harder to 
put brakes on the multi-family sector, 
though developers are trying. But even 
with an 18% decline in multi-housing 
starts, more than 7,000 apartments and 
townhomes will flood the Calgary 
market in 2016. 
Total housing sales, which were north of 
25,000 in 2014, will be in the 18,400 range 
this year, perhaps lower if the price of oil 
fails to mount even a modest rally. 
Calgary’s combined benchmark price is 
expected to decline by 3.4% to $438,652 
this year according to the Calgary Real 
Estate Board but the board based this 
forecast on oil prices reaching US$50 a 
barrel. That price is now around $30 per 
barrel.
The rental arena is also scary. In-migration 
to Calgary is down and the rental vacancy 
rate is around 5.4%, the highest level since 
the last bust in 2009. Rising vacancies – 
including rented condos – could drive 
rental rates lower this year. 
Major Point: Not much to add. A good 
year to retrench and as for us investors…
keep eyes wide 
open for that great 
deal, Great deal? 
New condos from 
cash strapped 
developers, listings 
on the market for 
more than 5 
months. Remember 
– you make the 
most money in 
down markets.

 

BRITISH COLUMBIA
“Limited inventory continues to place 
upward pressure on prices, which has 
created market conditions that favour 
sellers,” thus spake BCREA Chief 
Economist Cameron Muir as he 
predicted that housing sales in 2016 will 
remain robust throughout most of the 
province. He does not foresee the same 
level of acceleration that was present in 
2015.
He added “Lack of inventory throughout 
much of the province will see home buyers 
competing for properties, particularly in the 
single-family-detached market.”
The average MLS® residential price in the 
province climbed above the $700,000 
threshold for the first time in BC last 
month, rising 19.7% from December 2014 
to $700,943.
The combination of record home average 
home prices and near record annual unit 
sales prices propelled the dollar volume of 
sales to a record $65.3 billion in 2015, up 
nearly 37 percent from the previous year. 
The average annual residential price 
reached a record $636,627 last year, up 12 
percent from 2014. A total of 102,517 
residential unit sales were recorded, an 
increase of 22 percent compared to 2014. 
Quite the year for BC.
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Dear Reader, we made a change this 
year. We still like the 2013 
recommendation of New Westminster and 
with the 2015 recommended suburbs of 
Coquitlam/Pt. Moody, Richmond, and 
Vancouver East. But, rather than just 
identifying suburbs, which was subjective 
in nature, we drill down this year into 
specific recommendations in each suburbs 
and towns:
• BUY: TOP 5 RETIREMENT TOWNS IN 

BC
• NOTE: VANCOUVER ISLAND
• BUY: VANCOUVER AND WHY
• BUY: VANCOUVER’S TOWERING 

CONDOS
• NOTE: RESALE CONDO MARKET: 

UGLY IS BEAUTIFUL IN 2016
• BUY: 5 CONDO MARKETS TO BUY IN 

METRO VANCOUVER 
• BUY: TOP SUB-MARKETS FOR 

INDUSTRIAL REAL ESTATE 
SPECULATION

• BUY: WHISTLER AND WHY
• BUY: 5 SMALL TOWNS FOR RENTAL 

INVESTORS
• NOTE: LIMITED PARTNERSHIPS CAN 

DELIVER STRONG, LOW-RISK 
RETURNS 

• 5 TOP B.C. TOWNS FOR RENTAL 
INVESTORS IN 2016

• NOTE: 12 ASTOUNDING 
PREDICTIONS

TOP B.C. TOWNS FOR 
RENTAL INVESTORS IN 
2016
Kelowna:  The largest city in the 
Okanagan is among the best landlord 
markets in the province. The rental 
apartment vacancy rate is 1.5%, second 
lowest in the province and the 
unemployment rate is 4.6%, among the 
lowest in B.C. Average rent for a two-
bedroom suite is $1,010 and is forecast to 
increase this year. For rental developers, 
the city offers modest grants for new units 
if builders pledge to keep the new 

complexes as rental-only for at least 10 
years, but the program has delivered less 
than 500 new rentals in the past five years.  
Kelowna is capturing an inflow from 
Alberta and the overall housing market is 
improving.  The vacancy rate for condo 
rental is 0.7% and average resale condo 
price is $275,000 (we found about three 
dozen strata two-bedroom condos priced 
under $200,000 in early January) and the 
average rent for a two-bedroom condo is 
$1,300.
Abbotsford: Calgary-based Mainstreet 
Equities Inc. has scooped up a third of all 
the Abbotsford apartment rentals in the 
past two years and for good reason. The 
apartment rental vacancy rate is 0.8%, 
down about 1% in the past year, and the 
average two-bedroom rents for $864. 
Abbotsford has many two-bedroom condos 
priced under $100,000 and the condo 
vacancy rate is also near zero. 
Squamish: The Sea-to-Sky town has 
become a real estate hotspot and is prime 
for landlords. The rental vacancy rate is 
0.3% and is also near zero for 
condominium rentals. Two bedroom 
apartments rent for close to $1,000. Close 
to both Whistler and Vancouver with a 
young population and major resort-style 
developments, Squamish is a going 
concern. You can find two-bedroom 
condos (nearly all are newer) below 
$250,000 that will rent for $1,200 or more. 
Victoria: B.C.’s capital city is back, at least 
for a rental market fueled by students (two 
big universities), an influx of retirees and 
an expanding tourism economy fired up by 
the drop in the Canadian dollar. The 
apartment rental vacancy rate has plunged 
to 0.6% and the average two-bedroom rent 
is up to $821 (expected to rise this year.) 
Downside is white-hot demand for 
apartment rental buildings that is driving up  
prices. Best landlord bet is condominiums 
in a city full of them. You can find two-
bedroom condos for less than $160,000 
(about 20% of all condos are rented). 

Average 2 bedroom condos rent for $1,278 
per month. 
Terrace: This is a not much of a longshot. 
There is a lot happening in northwest B.C. 
and while Terrace is not eyed for an LNG 
plant it is where well-paid people shop and 
it has a stable economy serving the 
northeast. The play here is bachelor and 
one-bedroom apartments. These have a 
near-zero vacancy rate and rents in the 
$650-$700 range. You can easily find older 
one-bedroom condos under $100,000. 
Could be a good hold-and-wait for LNG 
investments to fire up in nearby Kitimat 
and Prince Rupert. 

VANCOUVER ISLAND: 2016 
RECOVERY AS 
DEVELOPERS RELOAD 
WITH LAND 
Residential prices are (finally) rising on 
Vancouver Island and 2016 will see a rush 
of new development that could attract 
buyers and higher prices from the capital 
to the west coast.
Since the big bust of seven years ago, 
developers have reloaded with land, much 
of it bought out of receivership at low 
prices. This year they will start to do 
something with it.
At Colwood, near Victoria, former Calgary 
developer Parry Saroya has bought 20 
acres of ocean view land and launched 
Wishart Garden Estates. It kicks off the 
first phase this month, with 24 building lots 
(5,400-6,600 square feet) priced at 
$349,000 each.
Onni Group of Vancouver has laid out 
plans for the development of the former 
Colwood Corner site in Saanich, which it 
purchased out of bankruptcy last year for 
$17.5 million. Onni’s proposal is for a 
mixed retail and residential (condo) 
development. The plan calls for six 
buildings covering the 380,000-square-foot 
site in downtown Colwood.
In Nanaimo, Seacliff Properties Ltd. of 
Vancouver bought the 900-acre Fairwinds 



! ! ! ! ! ! ! ! ! ! ! !  
! We are happy to mail you this issue. But in order to save paper we will send a PDF…Please note: Copyright! Reproduction without permission strictly prohibited. 

20! ! ! (No reproduction, no forwarding as an attachment via email, no posting on a website is permitted)! !  Jurock Publishing Ltd. © 2016

golf and marina residential development 
from the BC Investment Management 
Corp., for approximately $25 million.
Fairwinds Community and Resort 
includes an 18-hole golf course, Schooner 
Cove Marina with 350 berths, two lakes, 
and room to grow. There’s capacity for 
2,100 homes on the remaining 750 acres 
of undeveloped land. Note: the average 
detached house sale price in Nanaimo as 
of December 2015 was $403,687, up from 
$386,352 a year earlier. 
Near Tofino, Pacific Sands Beach Resort  
was sold last year to Gordon Nelson, a 
Vancouver partnership. Pacific Sands sits 
on 41.2 acres on Cox Bay and includes 79 
homes, 1,000 feet of beachfront and 1,600 
feet of shoreline. More than 18 vacant 
acres can be developed.
At Ucluelet, the former Wyndansea golf 
resort property has been sold to Onni 
Group. Onni has not yet announced its 
plans for the 360-acre oceanfront site 
where a massive $1.2 billion resort was 
once planned. (Onni bought it for about $8 
million.)
Vancouver Island’s Mount Washington 
Alpine Ski Resort has been sold to U.S-
based Pacific Group Resorts of Utah 
who plan to take Vancouver Island’s only 
alpine ski hill “to the next level.” The sale 
includes all of the resort’s ski and 
recreational operations as well as most of 
the development land near and around its 
base. The resort is about 30 kilometres 
from Comox. 
Major Point: As always, you must do your 
due diligence. But Vancouver Island is re-
awakening. Do research and make low ball 
offers. These developers stole the 
properties and might be amenable to look 
at early offers.

VANCOUVER AND ITS 
SUBURBS REMAIN OUR 
TOP RECOMMENDATION
Vancouver housing could (again) dominate 
the B.C. economy in 2016. Buying and 

selling older houses in Metro Vancouver is 
now worth more to the B.C. economy than 
its forestry, natural gas and mining 
industries combined. Add in new home 
construction and housing is the leading 
action, beating out tourism and high-tech 
as well by a wide margin.
This year the average detached house 
price in the Vancouver region increased a 
whopping 21% and sales and starts are 
also expected to rise. 
Royal Lepage forecast the total dollar 
volume for Lower Mainland MLS sales this 
year to top $45 billion. 
In comparison, the total GDP of the B.C. 
forestry industry this year will be $1.8 
billion, the oil and gas industry will be 
worth $6.9 billion and the mining industry 
will ring at $4 billion, according to forecasts 
from Central 1 Credit Union. Together 
these traditional B.C. industries generated 
a GDP of $12.7 billion in 2015, or about 
three months’ worth of housing resales in 
the Vancouver region!
Province wide, resales of homes totalled 
$64. 5 billion in 2015. This is equal to 
nearly 40% of B.C.’s total industrial output 
last year. 
Bryan Yu, senior economist with Central I 
cautioned that industrial GDP is the 
measurement of new production, while 
resale housing sales “doesn’t really add 
any value. It is not a direct 
comparison.” 
However, Yu noted that residential 
construction in B.C. – most of it in Metro 
Vancouver – reached a GDP of $21.2 
billion in 2015, worth more than 10% of 
the entire industrial gross domestic product 
in the province. BC housing starts, 80% of 
them in the Lower Mainland, are forecast 
to increase at least 1% this year, according 
to Canada Mortgage and Housing Corp.
Major Point: If the foreign investor stops 
coming – for any reason – sell investment 
real estate. It is not likely, but without them 
our market is at the top.

BUY: VANCOUVER’S 
TOWERING CONDO 
CONSTRUCTION ON SOLID 
FOUNDATION
New high-rise condo outlook 2016: 
higher prices, higher sales. It is not your 
imagination: there are literally thousands of 
new high-rise condos coming out of the 
ground across Metro Vancouver but, based 
on sales data and anecdotal evidence, 
there is no fear of a super condo glut 
forming in Canada’s hottest housing 
market this year.
In fact, if pre-sales continue near the 
current pace there could even be a 
shortage of new condos within two years. 
The market will be driven by speculation 
this year, not for the condos but for the 
land beneath them
We are talking about Vancouver so all the 
normal warning flags over oil prices, 
slumping wage levels and unemployment 
don’t apply. The city is in the grip of a real 
estate frenzy fueled by wealthy offshore 
investors.
The numbers are truly amazing in what is 
now recognized as the largest Chinese city 
outside of China.
Of the more than 21,600 concrete 
condominium units scheduled to complete 
by the end of the third quarter of 2018, 
87% have already been sold. Some of the 
projects have yet to break ground.  
There are less than 230 completed and 
unsold concrete condominiums across 
Metro Vancouver, in spite of 3,057 units 
completed in the first nine months of 2015. 
To put this into context, new concrete 
condo sales averaged 766 units per month 
last year, with more than 9,200 sales. 
There were only six new concrete condos 
unsold in downtown Vancouver as of the 
end of 2015, despite near record 
construction. Average new concrete 
condominiums downtown are selling for 
$1,100 per square foot and can top $825 
per square foot along the Cambie corridor.  
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Burrard Place, by Reliance Properties 
and Jim Pattison Developments Ltd., 
has sold 350 condominiums since its 
launch in mid-2015, with half the units 
selling for more than $1 million and per-
square-foot prices averaging $1,200.  
Trump International Hotel and Tower 
sold out more than 230 condominiums at 
$1,600 per square foot.
Development sites are being bid up, chiefly 
by offshore investors, reaching $300 to 
$400 per buildable square foot in late 
2015, compared to a peak of $200 a year 
earlier. Offshore land speculators have 
been outbidding local condo developers 
and the traditional pro-forma calculations 
no longer apply. 
In fact, insiders say that two discussions 
take place when developers decide on the 
price of new condos: one based on 
comparables, the other strictly on 
speculation. The latter is winning right now.
Where to buy: Brentwood in North 
Burnaby. Anchored by a Whole Foods 
outlet and SkyTrain and popular with 
Asian buyers, this is one of the hot condo 
markets of the future. (Presale concrete 
prices from $298,000 for 1 bedrooms.) 
Watch for the nearby Gilmore area for 
ground level opportunities by the end of 
2016. Burquitlam area of Coquitlam. The 
SkyTrain extension has been delayed for a 
year and there is a lot of new condo 
construction price well below Burnaby or 
Vancouver.  
Major Point: What to look for: When 
buying presale look at areas where older 
condos are selling for more per square foot 
than new condos. Examples include: 
Metrotown, Burnaby, where the average 
resale condo sells for $705 per square foot 
but the average new condo is preselling for 
$650 psf. Other such markets are Lower 
Lonsdale in North Vancouver and 
Richmond, where old condos sell for $144 
per square foot more than new condo 
presales. 

RESALE CONDO MARKET: 
UGLY IS BEAUTIFUL IN 
2016
A simple change in B.C.’s Strata Property 
Act means a transformative change for 
owners and investors in older 
condominiums this year.
The change, expected early in 2016, will 
allow strata owners to vote 80% (instead of 
the current unanimous vote needed) to 
disband the strata and sell the entire 
building for redevelopment.
Strata owners may wish to terminate their 
strata corporation because roofs and 
foundations are failing, threatening 
expensive repair bills. In many cases, 
strata owners simply want to sell to a 
developer for the current land value, which 
can be much higher than an old building is 
worth.
Not all owners can expect a big windfall. 
The ideal is buildings close to SkyTrain 
stations and those on major corridors 
where higher density is allowed under 
updated official community plans (OCP) of 
the local municipality. 
We know of one 30-year old condo 
building in North Vancouver that has 
spectacular water and city views and a 
large lot but also has roof and drainage 
problems. The owners there have already 
reached out to a realtor with a plan to sell 
the entire building.  An old 28-unit condo 
building in Coquitlam, near the Vancouver 
Golf Course, is already under option.
Major Point: Buy location, buy in older 
buildings with higher FSR potential and 
large lots.

BUY: 5 CONDO MARKETS 
TO BUY IN METRO 
VANCOUVER 
Investors have been rewarded in Metro 
Vancouver’s condominium market. The 
typical resale condo in East Vancouver, for 
example, increased in value by more than 
$54,000 during 2015. The vacancy rate for 

rented condos is 0.8% and rents and 
demand are rising. 
Last year, with two exceptions – Maple 
Ridge and East Burnaby – every market 
served by the Real Estate Board of 
Greater Vancouver saw condominium 
apartment prices increase from a year 
earlier.
Yet, there are some specific Metro 
communities that may provide superior 
opportunities in 2016 through a 
combination of demographics, 
gentrification, development and transit. 
Here are five markets to consider as a 
condo investor in 2016:
(Again) Central Coquitlam: The Canada 
Line transit link into Coquitlam has been 
delayed until 2017 (it was to open this 
June), which gives time for investors to 
lock in on condos close to the new transit 
stations. At a benchmark price of $295,200 
as of year-end 2015, Coquitlam has some 
of the lowest priced condos in Greater 
Vancouver, despite seeing a 13.4% spike 
in prices since 2014.
Lower Lonsdale, North Vancouver. With 
great city and ocean views and one of the 
trendiest retail cores in the region, this 
neighbourhood is also linked to downtown 
Vancouver by SeaBus. It has many older 
condominium buildings that could be prime 
for redevelopment sites and a selection of 
new condo towers backed by major 
developers. The benchmark price of a 
Lower Lonsdale resale condo is $378,000. 
This is 9.7% higher than a year ago, but is 
still below the benchmark price across 
North Vancouver and far below prices in 
downtown Vancouver.
Brighouse South, Richmond: On the 
southern fringe of downtown Richmond, 
Brighouse South has a combination of 
transit (a new Brighouse bus loop is 
planned), schools, parks and intense 
interest from condominium buyers. Say 
what you want about Asian investors, but if  
you have as much faith in them as we do, 
this is a prime neighbourhood. The 
benchmark resale condo apartment price 
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is now $334,000, compared to $442,000 in 
central Richmond and $384,000 for all of 
Richmond. Prices in Brighouse South are 
up nearly 7% from 2014. This could be the 
year to buy.
Mount Pleasant, East Vancouver: Mount 
Pleasant in East Vancouver is perhaps the 
best condo investment market in the Metro 
region. Close to downtown, it has attracted 
major tech employers (Hootsuite for 
example) while transit (both SkyTrain and 
Canada Line) and a city zoning change 
have spurred new offices and a rush of 
rental tenants. The price of a typical Mount 
Pleasant condo shot up nearly 23% in the 
past year and have accelerated 9% in the 
last three months of 2015. Still, at a 
benchmark of $385,000, prices are well 
below the neighbouring Westside 
($590,400). By the way, we recommended 
to buy here from 2001 on, long before it 
was popular and even while it had the ‘red 
light district’ tag.
White Rock/South Surrey: We see this 
area as a major sleeper in 2016. A lot of 
people – both retirees and young 
professionals – are moving in, attracted by 
beaches, amenities and the new Fraser 
River Bridge to replace the Massey tunnel 
that will open in six years. Sneak in here. 
Condo sales in 2015 were down 8.8% from 
a year earlier but the benchmark price was 
11.2% higher to $267,200. The rental 
vacancy rate for condo rentals is near 
zero. 

SENIORS HOUSING BACK 
IN PLAY IN 2016
This could be the year to get back into 
B.C. seniors housing as vacancy rates 
have finally started to come down from the 
very high levels of a few years ago. There 
are still some deals in the market, leftover 
projects from the 2000s building boom.
That boom left a glut of senior housing 
projects in smaller B.C. centres, according 
to Michael Baragon, one of the few B.C. 
brokers specializing in retirement 

residences. “We were selling them for 50 
cents on the dollar,” said Baragon, a 
partner with Carewest Properties Ltd., of 
Vancouver. 
An example is the 91-unit Cactus Ridge 
Retirement Residences in Osoyoos, which 
opened in 2011 but managed to rent only 
half of its suites at an average of $1,899 
per month. Listed for $14 million in May of 
2012 by Cushman & Wakefield, Cactus 
Ridge was recently sold by Carewest for 
$6 million. Other examples include the 
135-unit Astoria luxury retirement 
community in Port Coquitlam that opened 
in 2010. It had a 41% vacancy rate when 
sold two years later. Cedarbrooke Chateau 
in Mission and the Renaissance 
Retirement Residence in Squamish both 
went into receivership after suffering from 
a persistent 45% vacancy rate.
Baragon said many of the older projects 
are now being taken up, with some 
renovated for other uses. Still, there is a 
20-unit senior’s project in Prince George, a 
10-unit “assisted living” development in 
Quesnel and the Parkside Care Residence 
in Summerland that is in receivership, still 
on the market as we went to press. 
Baragon said there is a small appetite for 
older projects, especially in smaller 
centres, because of the cost of labour and 
services needed for aging residents. 
“There is really only a handful of buyers, all 
experienced in the field,” he said.
But rental demand appears to be heating 
up in a province where 17% of the 
population is age 65 or older. 
Canada Mortgage and Housing Corp.’s 
annual Seniors Housing Report found that 
vacancies in retirement homes are down 
even as average rents increase. Province-
wide, the vacancy rate for retirement 
homes was 9.1% in 2015, down from 
10.9% a year earlier, though the average 
rent had increased to $2,686, up from 
$2,811 in 2014. In Metro Vancouver, 
average rents reached $4,187 per month 
last year.

The latest wave of developers is 
concentrating on luxury-level retirement 
homes where rents can easily surpass 
$5,000 per month.
Late in 2015, the Ontario Teachers’ 
Pension Plan closed its $578 million 
purchase of Vancouver-based Amica 
Mature Lifestyles Inc. Amica had owned 
25 properties, including high-end 
retirement residences in Vancouver and 
West Vancouver.
Meanwhile Elements Lifestyle 
Retirement Residences of Vancouver is 
launching two high-end projects. This 
includes the $90 million Opal in 
Vancouver’s Cambie Village 
neighbourhood. Opal will include 55 rental 
apartments and 45 luxury condominiums, 
including a 2,400-square-foot penthouse, 
expected to list at more than $2 million. 
Most rents are north of $5,000 per month. 
Now in the planning and zoning stage, 
Element’s $250 million Oasis, set on 17 
acres next to the Langley Events Centre, is 
a new concept because it aims to become 
an “intergenerational community.” This 
means that two adjacent towers will be 
pitched to families of seniors who live in 
the “retirement village”, according to 
Element. 
If you want to ride the retirement housing 
wave – B.C. has one of the fastest growing 
seniors population in Canada – you could 
buy shares in Chartwell Retirement 
Residences REIT. Chartwell, the biggest 
real estate investment trust in the 
retirement housing sector, has 18 
properties in B.C. and 175 across the 
country. As of the end of 2015, Chartwell 
was paying an annual dividend of 54 cents 
a share. 

5 TOP RETIREMENT 
TOWNS IN BC
There are now 820,000 seniors in British 
Columbia, representing nearly 18% of the 
population and, in Vancouver alone, those 
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over age 55 are holding an estimated $200 
billion in home equity.
This means that many small towns – and 
investors – are eagerly watching where 
retirees will settle in their golden years.
There are three areas in B.C. that have 
attracted the most seniors to date – 
Vancouver Island, the Sunshine Coast, 
and the Southern Okanagan – and the 
following are our picks for the best small 
towns in these markets for retirees, 
based on a criteria of housing prices, 
medical services, the percentage of the 
population that are already seniors, and 
the crime rate. (The province wide crime 
rate is 75 incidents per 1,000 people. All of 
these smaller centres are well below that 
ratio.)

The Top 5 Retirement Towns are:
Summerland, South Okanagan
Summerland has a temperate, arid climate 
that ensures a comfortable year-round 
environment with activities that run from 
golf and boating to winery tours. More than 
a quarter of the population is over the age 
of 65, while in the southern Okanagan 
resort of Osoyoos the proportion is nearly 
40 percent. (But Osoyoos has a 
surprisingly high crime rate.) Healthcare is 
available at the Penticton Regional 
Hospital, and a recent expansion of the 

Kelowna, Okanagan
General Hospital ensures premier care for 
seniors.
Average detached house price: $431,680 
Crime rate: 32 offences per 1,000 people 
Seniors make up 27% of the population

Sidney, Vancouver Island
The waterfront town of Sidney has the 
highest proportion of seniors of any 
community in the Greater Victoria area. It’s 
also the gateway to the Gulf Islands 
National Park Reserve, with its rich wildlife 
and eco-adventure experiences. It’s also 
close to Vancouver Island’s biggest 
hospitals – the Victoria General and Royal 

Jubilee – and the Saanich Peninsula 
Hospital provides local medical care. 
Average detached house price: $472,000 
Crime rate: 41.4 offences per 1,000 people 
Seniors make up 37% of the population

Sechelt, Sunshine Coast
Flat, walkable and on two waterfronts, 
Sechelt is a 40-minute ferry ride from 
Metro Vancouver and has a lively senior’s 
population. It real estate prices are a 
fraction of nearby West Vancouver and it 
boasts a recently expanded hospital.
Average detached house price: $383,100 
Crime rate: 51.8 offences per 1,000 people 
Seniors make up 28% of the population

Qualicum Beach, Vancouver Island
Located on the shores of the Strait of 
Georgia a short distance north of 
Nanaimo, Qualicum Beach is B.C.’s top 
retirement community with nearly half its 
population aged 65 years or older. It also 
has excellent medical services and low 
real estate prices.
Average detached house price: $377,200.
Crime rate: 26.1 offences per 1,000 people 
Seniors make up 47% of the population

Comox, Vancouver Island 
Comox is one of the hubs for seniors in 
B.C. A new hospital serving the Comox 
Valley is also set to open in 2017.
The small s community has many 
amenities; including the excellent Crown 
Isle golf course and spectacular fishing 
and boating opportunities. Nearby 
Campbell River and Nanaimo offer brand-
name retail outlets.
Average detached house price: $340,600 
Crime rate: 32.1 offences per 1,000 people 
Seniors make up 26% of the population.

BUY: TOP SUB-MARKETS 
FOR INDUSTRIAL REAL 
ESTATE SPECULATION
When a 3.5-acre industrial property in 
Chilliwack sold under court-order for $3.5 

million in January it was another signal that 
industrial real estate speculation could be 
a lucrative avenue B.C.’s land-poor, 
demand-rich Lower Mainland, the 
strongest industrial market in the country. 
Previous to this year, Chilliwack industrial 
land was selling for less than $600,000 per 
acre.
If you can’t find industrial land, think strata 
industrial. We recommended that for 
years. A result of high land and 
construction costs has been an increased 
demand and development of strata 
projects. This presents an opportunity for 
developers to earn an immediate return, 
supplementing high upfront capital costs. 
This, in turn, provides an opportunity for 
investors to purchase industrial units at a 
low interest rate and rent the space 
quickly. Metro Vancouver industrial lease 
rates remain a relative bargain in the west. 
At an average of $8.13 per square foot, 
they are lower than both major Alberta 
cities. But that could change. Already, 
average prices for Metro Vancouver strata 
industrial are pushing a record $200 per 
square foot (even higher in some areas) 
and lease rates are rising.
Across Metro Vancouver, the industrial 
vacancy rate is now a record low of 2.1%, 
lower than in Montreal (3.6%) Toronto 
(3.1%), Calgary (5.9%) or Edmonton 
(4.1%), according to a national survey by 
Colliers International. True, there is 4.6 
million square feet of new industrial space 
coming to the Vancouver area market over 
the next 18 months, but 40% of that is 
already pre-leased, according to 
Cushman & Wakefield.
Here is where investors should be looking 
for industrial investments this year in Metro 
Vancouver.
City of Vancouver. Last year, the city 
upzoned much of the Mount Pleasant 
industrial area, now allowing higher density 
and offices to be mixed with industrial. The 
result was an investment blitz, with even 
old industrial sites selling for up to $500 
per square foot. The city-wide industrial 



! ! ! ! ! ! ! ! ! ! ! !  
! We are happy to mail you this issue. But in order to save paper we will send a PDF…Please note: Copyright! Reproduction without permission strictly prohibited. 

24! ! ! (No reproduction, no forwarding as an attachment via email, no posting on a website is permitted)! !  Jurock Publishing Ltd. © 2016

vacancy rate is 1.9%. About 160,000 
square feet of new strata industrial comes 
to the market this year in south Vancouver 
in a PC Urban project. Best bet, though, is 
to buy an older industrial property and 
lease it out or have it changed to strata. 
North Vancouver. There are no new 
industrial projects underway but intense 
demand has driven lease rates to nearly 
$13 per square foot in an area with a 1.9% 
vacancy rate. There are zero vacancies for 
bays under 15,000 square feet. Look for 
older properties that can be remodeled or 
buy strata and lease it out. 
Burnaby/New Westminster: With a 2% 
vacancy rate and $9 per square foot lease 
rates, this area is ripe for strata 
speculation. The big player is Beedie, 
which will deliver 139,000 square feet of 
speculative strata by this spring on North 
Fraser Way and has another 240,000 
strata spec project planned for Burnaby’s 
Heron Business Centre. Caution, though: 
industrial properties are selling for around 
$348 per square foot, or more than $3 
million an acre.
If you can find it anywhere, industrial land 
is gold. A recent Port Metro Vancouver 
study found that there is roughly 1,000 
acres of vacant industrial land suitable for 
logistics and good movement, such as 
distribution warehouses, but up to 3,000 
acres is needed to the next five to 10 years 
to meet the demand.
Container traffic alone through Port Metro 
Vancouver is expected to nearly double 
over the next 15 years. The industrial land 
shortage may be even more acute than the 
Port fears. A NAIOP land survey in 2015 
estimated there were less than 475 acres 
of privately owned land remaining that is 
zoned for industrial use in the region. 

BUY: WHISTLER 
We did tell you last year, that to look at 
Whistler would be a good thing in 2015. 
Mike Wintemute, Manager of Sotheby’s 
(mwintemute@sothebysrealty.ca) at 

Whistler agreed and reports: “WHISTLER 
2015 – Two ups and two downs! 
The Ups – the number of unit sales was 
the highest since 2007 and prices moved 
higher, a trend that started at the end of 
2014. The resort experienced increases in 
guest visits in 2014 and this trend 
continued in 2015. This was both in the 
summer and winter seasons. Whistler has 
developed a stronger summer market as 
travellers recognize the multitude of 
activities that are available at the resort as 
well as additional summer events such as 
Ironman and Tough Mudder. As well 
Whistler is rated as one of the top five 
places in the world for mountain biking.  
While the snow in winter 2014/2015 was 
not the best, we still had snow and most 
guests were pleased with the conditions 
while locals complained. The snow 
conditions for the 2015/2016 winter season 
have been excellent and the resort over 
the Christmas holidays was virtually sold 
out.  
The increase in the number of visitors has 
clearly been a factor in the increasing 
demand for real estate in the Resort.  
As mentioned prices started moving up 
in 2014 with approximately a 20% 
increase followed by another 15% 
increase in 2015. It should be noted this is 
just a rough guide as demand for specific 
complexes can reflect higher increases. 
The same applies to single family homes, 
depending on the area and the number of 
homes for sale at the time.  
The Downs – listing inventory has been 
on steady decline since 2010 and hit its 
lowest level at the end of 2015, in fact 
the lowest that I can remember in the 
past 20 years. Unlike more conventional 
markets there were a lot of first time 
investors that bought in Whistler in the late 
70s and early 80s. By 2010 their children 
had grown up and now had families of their 
own and the Whistler property was no 
longer the focal point. At the same time the 
Canadian dollar was at its highest level in 
years to the US dollar and real estate in 

the US was at bargain prices it made 
sense for these owners to sell and 
consider other opportunities. After the 
2010 Olympics a lot of inventory came into 
the market and prices started to decline. 
During this time sales volume steadily 
increased and listing inventory steadily fell 
keeping a reasonable balance until the 
beginning of 2014 when sales started to 
strongly outpace inventory levels.” 
Agreed, Mike. Of course. The other more 
recent factor is the drop in the Canadian 
dollar. The US buyer is back and buyers 
worldwide who do their business in US 
dollars are coming too. Of course it is the 
opposite for these owners who are 
reluctant to consider selling with the low 
Canadian dollar. Mike feels that if inventory 
levels remain low for the year the 
consequence is going to be multiple offers 
and continued increasing sale prices. It 
should be noted that a lot of inventory is 
still selling for less than the market peak 
in 2002 so there is still lots of room for 
prices to continue to increase. As well he 
expects the total number of sales to drop 
in 2016 not because the demand is not 
there but because there just is not going to 
be enough inventory to satisfy the 
demand! Of course that means only one 
thing: Prices will rise.

TOP 5 SKI RESORTS
Most opinions about ski resorts come from 
skiers – not investors. Those opinions 
differ. Do they ever! Last year, where we 
had talked about fine snow, we were told 
snow elsewhere was better and where we 
talked about ‘ratings by world news 
magazine’ we were sent other magazines 
that rated yet another resort better. There 
is no doubt that in BC we are blessed with 
a multitude of absolutely great ski resorts. 
No doubt then, everybody is right … we 
got great skiing. In this issue, while we talk 
about the skiing, we primarily are 
concerned with – hopefully – to find the 
resort with the snow PLUS a great deal. In 

mailto:mwintemute@sothebysrealty.ca
mailto:mwintemute@sothebysrealty.ca
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today’s unhappy resort world, there are a 
large number of foreclosures, there are 
owners willing to reduce prices and 
developers that must reduce them. JREI 
takes you view that ALL real estate is 
cyclical and if bought at the right time (as 
in prices are real low) you will make 
money. 
Whistler is our number 1 pick this year. 
Read up above.

SUN PEAKS
Sun Peaks is the second-largest B.C. ski 
resort. Last year’s spectacular deals on 
offside strata are mostly sold. Regular 
strata condos start in the $300,000 range, 
which may also be a good buy in this top-
rated ski resort with a challenging 18-hole 
golf course, a lively village and a central 
location near Kamloops in B.C.’s 
Thompson Okanagan. Sun Peaks Resort 
has added two new alpine zones last 
winter and has 4,270 skiable acres, 
second only to Whistler.
 
SILVER STAR 
Silver Star Mountain Resort is nestled in 
the Okanagan valley next to Vernon and 
only one hour from Kelowna (by bus). 
Themed after an early 1900's mining town, 
the bars, restaurants and shops that make 
up the charming main street. Here, the lift 
ticket also includes access to Nordic and 
snowshoe trails, skating and a spectacular 
tube park. Silver Star was recently named 
“Best Ski Resort” and “Best Family Resort”  
in the Reader’s Choice Best of the 
Okanagan awards from Okanagan Life 
magazine. Village 1,609 m (5,280 ft.). 
Major Point: Award winning and only a 
few hours from Vancouver.

BIG WHITE near Kelowna.
Big White Ski Resort is in the B.C. 
southern interior and third largest ski hill in 
the province. The mountain summit is at 
2,319 m with a vertical drop of 777 m 
serviced by 16 lifts. It has 2,765 acres of 
overall skiable terrain and Canada's 

largest resort night skiing area. It has a 
lively village and strong visitor numbers. 
And prices are lower now than they have 
been in years. Older studios are available 
from $69,000 (no rental pool) and there is 
a selection of condos sub $200,000. Of 
course you can also find dream, five-
bedroom chalets in the $800,000 range 
and up, up, up. Only a 3 hour drive from 
Vancouver.

KIMBERLEY 
My totally biased personal favourite. Well, I 
ski there. We bought a lot of real estate 
there in 2004 and fell in love with it. Only 
6,700 inhabitants, 1 traffic light, but a 
magnificent mountain. Northstar has it all. 
It is located in the Purcell Mountains and 
known for light, fluffy snow, short lift lines 
and an abundance of sunny days. Skiers 
and riders of all abilities can enjoy the 
rolling, groomed runs dispersed throughout 
North America’s largest gladed terrain. 
Kimberley has a ‘wannabe’ Bavarian 
downtown (with Happy Hans in the Platzl) 
and was named “Favourite Resort” by 
OntheSnow.com. It is located from the 
Cranbrook International Airport within 
20 minutes. Prices are still off some 25% 
on average and older ski condos can be 
had as low as $75,000. A full duplex with a 
garage, FP, 4 bedrooms plus loft, 4 baths, 
and 2 hot tubs, fully furnished is for sale at 
$429,000 – a smoking deal. An older 6-
plex with 1,100 sq. ft. suites is also for sale 
at $425,000. 
Major Point: I have bought and sold over 
36 properties here. It is my kind of 
mountain and not just because of the fine 
schnitzels at the 350-year-old Bauernhaus. 
(Although … very important!) 

“Get your facts first, and then you can 
distort them as much as you please.” – 
Mark Twain

http://OntheSnow.com/
http://OntheSnow.com/
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USA OUTLOOK & 
RECOMMENDATIONS 
We do not wish to repeat ourselves (too 
often) but, we at JREI predicted that the 
US would return and that the low prices in 
the US were at a bottom – almost to early 
– in 2010 and by 2012 urged you to invest 
there. 
We were involved in a good number of 
deals ourselves, either as General 
Partners, Joint Venturers or as short sale 
buyers. We did it because we believed 
that the then argument that the US debt 
is like Greece’s was downright silly. 
Greece has no income, the US had a 
$14.2 trillion economy and it would 
SURVIVE we said … and it has! After all, it 
isn’t the amount you owe, it is your ability 
to pay that matters. Foreign investors, 
government, corporations and funds alike 
are lending the US treasury 10-year 
money in the 1.7% range. 
JREI: Now THEY have faith that they get 
their money back. We should have faith in 
our US investments also – we said. While 
everyone has been preoccupied with 
government debt, deficit and dysfunction, 
the private economy has been moving 
steadily toward some remarkable 
improving trends, as we have in past 
contractions in both US and Canada. 
(Cycles!)
Well, you know the story, not only were 
we and our investors proven right, we 
received an enormous bonus in all our 
own dealings. We were very positive, 
but we did not expect the US dollar 
bonus. For example, we bought in our 
recommended suburb Mesa a 69-unit 
building (with partners) for around $4 
million with dollars at par in 2012 and saw 
its value rise to just under $6 million! The 
return for us and investors is spectacular. 
The biggest question we get weekly is 
about – the value of the Canadian dollar 
versus the greenback. The average price 
per square foot has become comparatively 
more expensive for Canadians since the 

latter half of 2013 due to the exchange 
rate. 
In early January 2016 there are pundits 
that forecast a .59 cent dollar. If they are 
right you would have a 15% upside just on 
the currency play. If they are wrong and it 
heads back up to – say – .81 cents you 
have a currency loss. We at JREI do not 
profess to know which way it will end up. 
Our expert crystal ball gazers are also of 
two minds (good read though). 
You have to make the actual call yourself.
OK, the main question is – will the strength 
in the real estate market continue? 
In the end you can make a lousy deal 
buying a Canadian property too. You have 
to buy the environment, the job, the 
vacancy rates and the general future of an 
area.
Here again, the US proved that it was 
continuing as the locomotive for the world 
in 2015. Still the best employment picture 
since 1999, 360,000 new jobs created – 
more than all the rest of the world together.  
Export growth despite the higher dollar 
(JREI has argued for years that 
devaluations do not work – research it on 
your password protected website.) Also its 
consumer confidence is on the rise while 
the rest of the world is in total collapse as 
a comparison.

WHAT KIND OF A REAL 
ESTATE YEAR IN THE US 
WILL BE 2016?
Jonathon Smoke, chief economist at 
Realtor.com reports that the US had the 
best year for housing in 2015 since 2007. 
He also projects an even better year – a 
projection that we at JREI share.
His view is simple: With economic growth 
chugging along, employment will continue 
to increase, people will have more money 
coming in and they’ll be able to buy their 
first home or upgrade to a new one.
Here are his 5 reasons for the best market:
1. We’ll return to normal (Anyone 
remembers normal?)

The year ahead will see healthy growth in 
home sales and prices, a return to 
normalcy. We’ve lived through 15 years of 
truly abnormal trends, and after working off 
the devastating effects of the housing bust, 
we’re finally seeing more normal 
conditions. Distress sales will no longer be 
playing an outsized role, new construction 
is returning to more traditional levels, and 
prices rise at more normal rates consistent 
with a more balanced market.
2. Generational shuffle will make 2016 
the best year to sell in the near future.
Millennials emerged as a dominant force 
in 2015, representing almost 2 million 
sales, which is more than one-third of the 
total. This pattern will continue in 2016 as 
their large numbers combined with 
improving personal financial conditions will 
enable enough buyers between ages 25 
and 34 to move the market — again. The 
majority of those buyers will be first-timers,  
but that will require other generations to 
also play larger roles.
Two other generations will also affect the 
market in 2016: financially recovering 
Gen Xers and older boomers thinking 
about or entering retirement. Since most of 
these people are already homeowners, 
they’ll play a double role, boosting the 
market as both sellers and buyers. Gen 
Xers are in their prime earning years and 
thus able to relocate to better 
neighborhoods for their families. Older 
boomers are approaching (or already in) 
retirement and seeking to downsize and 
lock in a lower cost of living. Together, 
these two generations will provide much of 
the suburban inventory that millennials 
desire to start their own families.
Assuming that most of these households 
will both sell and buy, it is important to 
recognize that 2016 is shaping up to be 
the best year in recent memory to sell. 
Supply remains very tight, so inventory is 
moving faster. 
3. Builders will focus on more 
affordable price points
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One aspect of housing that has not 
recovered yet has been single-family 
construction. Facing higher land costs, 
limited labor, and worries about depth of 
demand in the entry-level market, builders 
have shifted to producing more higher-
priced housing units for a reliable pool of 
customers. That focus caused new-home 
prices to rise much faster than existing-
home prices. Builders were able to be 
profitable and grow by following this move-
up and luxury strategy, but their growth 
potential was limited by avoiding the entry 
level. That should begin to change in 2016.
4. Higher mortgage rates will 
affect high-cost markets the most
Thirty-year fixed rates will likely end 2016 
about 60 basis points higher than they are 
today. That level of increase is 
manageable, as consumers will have 
multiple tactics to mitigate some of that 
increase. However, higher rates will drive 
monthly payments higher, and, along with 
that, debt-to-income ratios will also go 
higher. Markets with the highest prices will 
see that higher rates will result in fewer 
sales; however, across the U.S., the effect 
will be minimal as the move to higher rates 
will spur more existing homeowners to sell 
and buy before rates go even higher.
5. Already unaffordable rents will go up 
more than home prices
The housing crisis that politicians are 
ignoring is that the cost of rental housing 
has become crushing in most of the 
country. More than 85% of U.S. markets 
have rents that exceed 30% of the 
income of renting households. 
Furthermore, rents are accelerating at a 
more rapid pace than home prices. We’ve 
been seeing asking rents on vacant units 
increase at a double-digit pace in the 
second half of this year.
Because of this, it is more affordable to 
buy in more than three-quarters of the U.S. 
However, for the majority of renting 
households, buying is not a near-term 
option due to poor household credit 
scores, limited savings, and lack of 

documentable stable income of the kind 
necessary to qualify for a mortgage today.
Trulia agrees in a study it released last fall 
that seems to prove that in most places in 
the U.S., it’s still cheaper to buy a home 
than rent one. They assume that if you buy 
a home with 20 percent down payment 
and a 30-year mortgage, it will cost about 
one-third less than renting a similar home 
around the U.S.
But while it's cheaper to buy than rent on a 
national basis, in some cities it can be a 
tougher call. In particular, Trulia says 
there is not much difference in renting 
and buying in Honolulu, HI; San Jose, 
CA; Lancaster, PA; Sacramento, CA; 
and San Francisco. 
Buying a home is the more obvious choice 
in Sarasota, FL; Fort Myers, FL; Baton 
Rouge, LA; New Orleans; and Miami, 
where it costs 50 percent less or more to 
buy than rent.
Trulia has a fine calculator (as does 
realtor.com) that tells you about any city in 
the USA and makes a comparison of 
average rent to mortgage costs. Look at it 
here: trulia.com/rent_vs_buy/
Note that buying in Phoenix is 39% 
cheaper than to rent. 
JREI looks for a more than healthy year in 
the US. As in Canada’s top cities of 
Vancouver and Toronto, the top cities of 
the US such as New York, San Francisco 
and so on will outperform the general 
market at the expensive level. These sales 
above 2 million will be driven by Chinese, 
Iranian and a host of other foreigners 
fleeing their depreciating currencies 
looking for a safer haven.
Well, JREI predicted a strong 2013, 2014 
and 2015 in the States and we were right. 
In 2016 the low tier investments $70,000 to 
$125,000 in housing will appreciate better 
than the $125,000 to $320,000 sector. The 
more expensive market over that range will 
continue to have solid price appreciation, 
while the ‘mad unpredictable foreign 
investor’ may pay new record prices in the 
$2 million plus range. Their motivation is 

not real estate but storing their money in 
an appreciating currency. 

“The privilege of a lifetime is being who 
you are.” – Joseph Campbell

Where people are (really) moving to in 
the U.S.
Hint: it’s not New Jersey 
You can look at real estate stats and 
projections but to really get a handle of 
where middle-class America is moving to, 
check out the flow statistics from United 
Van Lines, the largest moving company in 
the U.S., which has been tracking moves 
for 40 years.
In 2015, for the third straight year, Oregon 
holds the No. 1 spot as the U.S. top 
moving to destination in United’s annual 
movers study.
Oregon’s moves were 69% inbound. The 
state has increased inbound migration by 
10% over the past six years. New to the 
2015 top inbound list is another 
Washington state, which came in at No. 
10 with 56% inbound moves.
The Southern states also saw a high 
number of people moving in with 53% of 
total moves being inbound. The top 
reasons for moving South included 
company transfer/new job, retirement and 
proximity to family.
The Northeast continues to experience a 
moving deficit with New Jersey (67% 
outbound) and New York (65% heading 
out) making the list of top outbound states 
for the fourth consecutive year. Two other 
states in the region – Connecticut and 
Massachusetts – also joined the top 
outbound list in 2015. The exception to this 
trend is Vermont (62% inbound), which 
moved up two spots on the list of top 
inbound states to No. 3.
“This year's data reflects longer-term 
trends of people moving to the Pacific 
West, where cities such as Portland and 
Seattle are seeing the combination of a 
boom in the technology and creative 

http://www.trulia.com/rent_vs_buy/
http://www.trulia.com/rent_vs_buy/
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marketing industry, as well as a growing 
'want' for outdoor activity and green 
space,” said Michael Stoll, economist, 
professor and chair of the Department of 
Public Policy at the University of California,  
Los Angeles. “The aging Boomer 
population is driving relocation to the West 
and South, as more and more people retire 
to warmer regions.”

Moving In:
The top inbound states of 2015 were:
1. Oregon
2. South Carolina
3. Vermont
4. Idaho
5. North Carolina
6. Florida
7. Nevada
8. District of Columbia
9. Texas
10.Washington

Moving Out:
The top outbound states for 2015 were:
1. New Jersey
2. New York
3. Illinois
4. Connecticut
5. Ohio
6. Kansas
7. Massachusetts
8. West Virginia
9. Mississippi
10.Maryland

Go to realtor.com® to look up the countries 
from which consumers were most active 
on realtor.com in October 2015.  

Top 10 U.S. Cities Searched by 
International Consumers for September 
2015:
1. New York, NY
2. Los Angeles, CA
3. Miami, FL
4. Orlando, FL
5. Las Vegas, NV
6. Fort Lauderdale, FL

7. Houston, TX
8. San Francisco, CA
9. San Diego, CA
10.Chicago, IL
Without exception you can expect these 
foreigners to be rich, wanting a safe place 
to invest and driving up the upper end of 
the markets.

Major Major Point:
For the last 3 years we said: “The US 
housing market is in full recovery mode. 
Pick a market you like and invest with 
confidence. Markets, while higher, have a 
long way to go to previous highs. While 
you wait, collect good rents. Returns run 
8%-11% for even small investments.” Not 
only did we outperformed that 
prediction handily – but with the 
soaring US dollars we were rewarded 
beyond expectations both with US 
dollar cash flow and US dollar price 
appreciation.
For 2016: Be more cautious. Research 
well. We believe values will continue to rise 
albeit at a slower pace. But rising interest 
rates could spoil that prediction. The US is 
projected to raise rates 3 more times this 
year. That will definitely have an impact on 
many US places … However the places 
we recommend we believe to be safe.

BEST PLACES TO INVEST IN 
THE US
As always … when we say ‘best places’ 
that is an entirely subjective term – entirely. 
We mean ‘best’ for applying investment 
dollars – and we mean by that cash flow 
primarily. The US has a thousand places 
that one could pick and make money.
In the last four years our recommendations 
have made many of our reader’s outright 
fortunes. So, clearly, while we still like 
some of the same markets, values have 
come off the bottom. 
The markets that fell the sharpest have 
also had the sharpest recovery though still 
well off their previous highs. Our number 1 
pick remains Phoenix primarily as we have 

invested there for years. Even last year we 
invested in Mesa, Phoenix, Arcadia and 
Scottsdale.
The US right now is an economic 
powerhouse, a place where money flows 
into for safety and overseas investors want 
to park their money. We expect a very 
strong 2016 … but not in oil producing 
states … notably Texas and North 
Dakota. That is why – although we really 
like Houston and Dallas – we recommend 
staying on the sidelines here for next year 
also. Houston did perform better than we 
expected in 2015, but Black Swan Oil will 
bite it too.
Overall, the whole US housing market 
remains in recovery mode. But price 
increases will be more normal. Our picks 
are areas that are relatively easy to access 
(from Western Canada) and also that we 
believe still have fine potential for 
appreciation and cash flow.

1. PHOENIX, AZ
Not much change to our (still) No. 1 
pick. Phoenix is the capital, and largest 
city, of the state of Arizona. With 1,445,632 
people (as of the 2010 U.S. Census), 
Phoenix is the most populous state capital 
in the United States, as well as the sixth 
most populous city nationwide. It is also 
the 13th largest metro area by population 
in the United States, with approximately 
4.3 million people in 2010.Yes, Phoenix 
has been our favorite place to invest in for 
a number of years. As you can see by 
studying the ‘numbers’ it had another very 
fine year. Whether you look at the median 
or average price increases or the various 
reporting agencies analyses…it is clear 
that prices are up another 20% in one 
year! (After 25% for two years in a row!) 
Major Point: While prices have gone up 
dramatically, they are still well down from 
the peak. Carefully selected real estate will 
still cash flow. Our group has purchased 
over 2,500 units here and is still enamored 
with the continued cash flow and upside.
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2. LAS VEGAS 
It is of interest to note that international 
investors search out Las Vegas a lot. Still 
the fifth most searched out place as 
reported by realtor.com. 
The Greater Las Vegas Association of 
REALTORS® (GLVAR) reported the 
median price of existing single-family 
homes sold during December in Southern 
Nevada through its Multiple Listing Service 
(MLS) was $221,000, up 7 percent from 
one year ago. Meanwhile, GLVAR said the 
median price of local condominiums and 
townhomes, sold in December was 
$117,900 up 12.3 percent from one year 
ago.
For 2015, GLVAR reported a combined 
total of 38,578 single-family home, 
condominium, townhome and high-rise 
condo sales. That was up from 35,806 total 
sales in 2014.
According to GLVAR, the total number sold 
in December 2015 was 3,290, up from 
2,734 in December 2014. Compared to the 
previous year, 20 percent more homes and 
20 percent more condos and townhomes 
sold in December 2015.
In recent years, GLVAR has been reporting 
fewer distressed sales and more traditional 
home sales, where lenders are not 
controlling the transaction. That continued 
in December, when 6.8 percent of all local 
sales were short sales – which occur when 
lenders allow borrowers to sell a home for 
less than what they owe on the mortgage. 
That’s down from 10 percent of all sales 
one year ago. Another 6.9 percent of all 
December sales were bank-owned, down 
from 8 percent one year ago.
The median price of single-family homes 
sold as part of a short sale in December 
was $180,000, up from $167,000 one year 
ago. The median price of bank-owned 
homes sold in December was $166,000, 
compared to $155,500 one year ago.
Beaudry said short sales could 
continue to play a role in the local 
housing market in 2016 since Congress 
voted last month to again extend the 

Mortgage Forgiveness Debt Relief Act 
of 2007, as REALTORS® have long 
advocated. If Congress had not voted to 
again extend the tax break to help 
distressed homeowners, any amount of 
money a bank wrote off in agreeing to 
sell a home as part of a short sale 
would have been taxable when sellers 
file their federal income taxes.
Major Point: We like Las Vegas, it is easy 
to get to, it still has a ways to go to reach 
its previous highs and there is always a lot 
of turnover. The market in 2015 was the 
best since 2007 and had stabilized. Still a 
lot of good deals here. We don’t like it for 
the gambling, but for lifestyle and cash 
flow – which abounds.

3. PORTLAND, OR
With an 6% increase on the median price it  
has not done as well last year as some of 
our other recommendations, but we have 
seen wonderful cash flow opportunities. 
The affordability remains strong even 
though Portland has experienced some of 
the highest home appreciation rates of any 
community in the nation. Portland real 
estate appreciated 71% over the last ten 
years, putting Portland in the top 10% 
nationally for real estate appreciation. 
For the whole state, only two states in the 
entire country saw a greater jump in home 
prices in November than Oregon. Other 
than Colorado and Washington, Oregon's 
9 percent rise in home prices between 

TOP 20 ON REALTOR.COM
Jonathan Smoke, chief economist of 
Realtor.com, identified the top 20 
medium-to-large markets where homes 
are moving fastest and where interest 
(based on listing views on realtor.com) is  
highest. At the top of the list is San 
Francisco, followed by its sister Bay Area 
city San Jose.
“While California closed out our latest 
ranking still firmly in control of the hottest 
markets, the Midwest and Florida are 
both seeing substantial improvement,” 
said  Smoke. “Pent-up demand and 
robust economic growth combined with 
limited supply will keep California tight in 
2016, but more markets will challenge 
them as demand improves elsewhere.”
A few markets are new to the hot list: 
Tampa, FL; Fort Wayne, IN; and 
Midland, TX.
These markets typically represent a 
greater metro area, since people might 
work in a city but reside in a nearby 
suburb. For example, San Francisco 
also includes Oakland and Hayward; 
San Jose includes Sunnyvale and Santa 
Clara.
On the whole, the hottest markets 
receive about 1.4 to 2.9 times the 

number of views per listing compared 
with the national average. Their homes 
move off market 29 to 51 days more 
quickly than the rest of the U.S., and 
they have also seen days on market 
drop by a combined average of 15% 
year over year.

The hot list:
San Francisco, CA
San Jose, CA
Vallejo, CA
Dallas, TX
Sacramento, CA
San Diego, CA
Denver, CO
Santa Rosa, CA
Yuba City, CA
Stockton, CA
Los Angeles, CA
Oxnard, CA
Nashville, TN
Palm Bay, FL
Modesto, CA
Detroit, MI
Boulder, CO
Tampa, FL
Fort Wayne, IN
Midland, TX ◊
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November 2014 and November 2015 was 
the highest in the nation, according to the 
latest data released by property 
information company CoreLogic. Finally, 
there is exceptional job growth. According 
to the state of Oregon, the job rate 
increased by 3.4% in 2015 and is expected 
to increase again north of 3% in 2016. As 
well there is exceptional population growth. 
Portland is growing fast. ‘Portland State’ 
estimates around 50,000 new residents a 
year in Oregon until 2020. Over 50% of 
that growth will occur in the Portland metro 
area.
Major Point: We have a number of 
investors (not myself) that went into this 
market three years ago and showed 
fabulous returns on two vacant land 
subdivisions. The market is continuing 
higher, good cash flow deals and there is 
strong upside

4. SEATTLE, WASHINGTON
Our pick last year, turned a fabulous 
performance. Home prices have “clearly 
recovered” in King County and a few other 
areas served by Northwest Multiple Listing 
Service. Many member-brokers say prices 
are likely to keep rising as a backlog of 
buyers competes for depleted inventory.
The price of a single family home 
(excluding condos) that sold in King 
County during December jumped nearly 
15.5 percent, from $440,000 to $508,000, 
according to Mr. Jacobi, president of 
Windermere Real Estate. He said: “If 
December told us one thing, it’s that home 
prices have clearly recovered in King 
County. Last month the median price for 
single family homes broke the pre-
recession record of $481,000 that was set 
in July 2007.”
Another industry leader, J. Lennox Scott, 
chairman and CEO of John L. Scott, noted 
the 9.2 percent drop in King County’s 
pending sales during December, saying 
“The only reason pending sales dropped in 
King County was due to a lack of 
inventory.”

Major Point: We are close to Seattle. 
That’s why in our Outlook and Landrush 
conferences since 2013 we quoted it as a 
potential buy. The collapse in the 
commercial market, created by the tech 
sector has been absorbed and its losses 
forgotten. It is – like Vancouver – a 
desirable ocean city and it has fine 
suburbs. The very tight inventory – much 
like Vancouver will put further pressure on 
prices in 2016.

We still like SAN DIEGO. 
Like in previous years … I confess, I love 
this city … I call it Mexico without it being 
Mexico. It has all the charm and none of 
the downside of Mexico. The city is located 
on the coast of the Pacific Ocean in 
Southern California, immediately adjacent 
to the Mexican border. 

We still like SAN FRANCISCO. 
We recommended San Francisco last year 
and prices have risen 10% since. But SF is 
expensive and primarily a flipper’s play. 
Not much cash flow here. 

Other US markets to watch: 
As we recommended for the last 3 years: 
Miami is continuing its full recovery and 
remains a favorite place for European and 
South American investors. 
Research: Research realtor.org and 
realtor.com for detail suburb-by- suburb 
review of U.S. markets. Also great smart 
phone app at realtor.com.

5 BEST SUBURBS (FOR CASH FLOW) 
IN PHOENIX 
While supply is very gradually rising 
overall, the amount varies by city. Some 
cities, such as Scottsdale, have seasonal 
fluctuations that others may not. That is 
why today’s supply needs to be compared 
to where it was one year ago, to match like 
seasons.
Phoenix supply, which is the most diverse 
of the cities, is down 13% compared to this 
time last year. Scottsdale supply, which 

represents a large market share of luxury 
listings that swell in the spring and retreat 
in the summer, has climbed back to just 
about where it was last December, down a 
mere 0.9%.
Mesa supply, which is lower priced to the 
west and higher priced to the east, is down 
14% overall.
Goodyear supply started at 587 and 
plummeted 29% to 418 by the end of May.  
Despite a mild rally of new listings in 
October, supply has dropped back down to 
444, down 24% from last year.

1. MESA
Essentially we repeat what we said for the 
last 4 years. Mesa is the third largest city 
in the state of Arizona (boasting a 
population greater than Atlanta, 
Minneapolis, St. Louis, Pittsburgh, and 
Miami).
Surrounded by the Sonoran Desert – a 
playground for incredible outdoor 
recreation and one-of-a-kind attractions:
Mesa’s fabulous weather, exquisite 
dining, award-winning golf courses, and 
ample shopping opportunities provide the 
makings for incredible discoveries, team-
building events, and more.
The Phoenix-Mesa Gateway Airport is a 
commercial airport located in the 
southeastern area of the city of Mesa, 
Arizona, and 20 miles (32 km) southeast of  
Phoenix; it serves as a focus city for 
Allegiant Air. Fly direct from Bellingham 
for $150. Mesa is enjoying a construction 
boom that will help define how the city 
looks and functions for decades. 
Major Point: Our partnerships bought five 
projects totaling over 308 units here in 
2012 - 2014. Just this January another 
was tied up. You can still buy rental 
apartment buildings (2 bedroom, 2 baths, 
FP, 800 square feet) for under $75,000 per 
unit.

2. SURPRISE
Again: It is the second fastest-growing 
municipality in the greater Phoenix 
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metropolitan area (after Gilbert.) From 
1990 to 2000, it was the sixth fastest-
growing place among all cities and towns 
in Arizona. Tens of thousands of retirees 
moved to the city in the 1990s and early 
2000s to live in Sun City Grand, an age-
restricted resort-like community, with 
homes built by the property development 
firm Del Webb. It also has the largest 
regional mall in Arizona, Prasada. 
Major Point: We like the new areas (8-10 
years old) of Surprise. Wide boulevards 
with lots of park. Prices are now higher, in 
the $220,000 to $280,000 range. 

3. GLENDALE
Again: The super bowl was played here 
last year. The NHL's Arizona Coyotes and 
NLL's Arizona Sting began playing in 
Glendale when Jobing.com Arena 
(formerly the Glendale Arena) opened in 
December 2003 in Westgate City Center. 
Also in Glendale is the new University of 
Phoenix Stadium, home of the NFL's 
Arizona Cardinals and the Tostitos Fiesta 
Bowl, which opened in August 2006 in 
Sportsmans Park. Glendale bills itself as 
"Arizona's Antique Capital", with support 
for its claim from both Sunset magazine 
(2004) and a 1998 article in USA Today. 
Glendale is home to the popular 
Arrowhead Towne Center mall in the 
northwest part of the city. Glendale is also 
home to Midwestern University.
Major Point: An excellent selection of late 
model homes (2006-2008 built) of 
2000-2,500 square-foot houses, good 
areas, double garages for $190,000 to 
$250,000. (Yes, a lot higher than last year.) 
Still good deals there. Our partnerships 
bought a 120-unit building last February at 
under $48,000 per suite

4. CHANDLER
We recommended Chandler and Gilbert 
last year. Now Apple moved into the area 
and … more to follow. Prices rose from 
$250,000 to $300,000 or by 20%. 

Major Point: The market is moving fast but 
you can still buy a fine property in the low 
$300,000 plus range.

5. ARCADIA AND ‘LITTLE’ ARCADIA 
Arcadia is highly respected as a high-end 
area. Located within a five 5-minute drive 
of Downtown Scottsdale, and a 10-15 
minute drive to Downtown Phoenix and 
Phoenix Sky Harbor Airport. The area is 
not new, it has character and charm with a 
small town feel. In 2011 it was voted one of 
the “Best Places To Live” by Money 
Magazine. 
Major Point: Last month our group bought 
a 133 unit complex at an average of 
$69,000 per unit. When I walked it I could 
not help but wonder about this crazy world.  
There we were in downtown USA, looking 
at 2 level townhouse type condos for 
$69,000 under palm trees and I would be 
the next day in downtown Canada 
(Vancouver) where you would have to pay 
10 TIMES THAT AMOUNT! 
There are still some possibilities of buying 
fine infill lots or updating/renovating of 
‘character’ homes. We said last year: 
Great upside. Yes, there was and there still 
is!
We still like LAVEEN and GOODYEAR 
from last year. We also like downtown 
Phoenix as well as PEORIA for 
opportunities 
Major Point: Price and livability. Good 
rental markets.

(Note: Last year we mentioned that we 
took part in the purchase of a 79-unit 
townhouse complex in Scottsdale in 
December 2014. Investors received 8% 
cash flow during the year and last week 
received back 35% of their capital – after 
an early refinance. Imagine getting 43% of 
your capital back in a year and still own a 
full share.)

5 BEST SUBURBS (FOR CASH FLOW) 
IN LAS VEGAS
Essentially no change for our 
recommendations of suburbs in Las 
Vegas. Prices below – surprisingly are still 
achievable

1. SILVERADO RANCH
Again: Good location. The neighborhood is 
ideally located with all everyday 
conveniences at your fingertips. State-of-
the-art schools are just a short bike's ride 
away. A neighborhood park is right around 
the corner. Everything you could want or 
need in regards to shopping and dining are 
minutes away. The south location offers 
scenic views of the Strip, while Interstate 
15 and the 215 Beltway provide easy 
access to locations throughout the Las 
Vegas valley.
Major Point: Busy section of town. Older 
homes, but good quality, priced from 
$140,000 - $220,000. Good newer homes 
available for $160,000 - $220,000. 
Investment condos are priced $75,000 - 
$80,000.

2. GREEN VALLEY RANCH
Green Valley, Seven Hills. More pricey. 
These areas keep great value. Huge 
areas. Well-priced older homes.

3. MOUNTAINS EDGE
Again: Mountain’s Edge has consistently 
ranked as one of the best-selling master 
planned community in Nevada – and is 
also named among the country’s top 
master plans by national real estate 
advisory firms. The community also 
features hundreds of acres of land devoted 
to open spaces, parks and trail systems. 
From its inception, Mountain’s Edge was 
developed as the region’s first drought-
tolerant community. Mountain’s Edge 
saves over 200 million gallons of water 
annually versus traditional grass sod 
landscaping. 
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Major Point: Good value, good rental 
potential.

4. SUMMERLIN
Step outside and find nearby access to 
more than 150-miles of meandering trails. 
Whichever trail you choose, you're sure to 
end up in one of the more than 150 
neighborhood parks. Along the way are 
picturesque streetscapes and a wide-
variety of schools, shopping, 
entertainment, dining options and more. 
Summerlin is unlike any other master-
planned community in Las Vegas. 
Major Point: You can find older homes 
here at the low-end of the price range of 
$180,000 - $280,000.

5. ALIANTE
A master planned community in North Las 
Vegas, located at Aliante Parkway and the 
northern 215 Beltway, the 1,905-acre 
community includes a mix of approximately 
6,500 homes, commercial centers, 
shopping, dining, and the Aliante Station 
Casino. 428 acres of the community are 
dedicated to recreational and public use, 
including Aliante Golf Club, three city parks 
– including the 20-acre Nature Discovery 
Park with a scenic lake – a natural arroyo 
and a 24-mile interconnecting trail system. 
Major Point: Generally cheaper, large 
area, abundant homes but further away 
from the city. Homes are priced from 
$140,000 to $240,000.

We also like:

SOUTHERN HIGHLANDS
Southern Highlands offers an ideal setting 
for families of all ages, with acres of parks, 
open spaces and recreational facilities, 
including ball fields and tennis courts – 
providing numerous options for active 
lifestyles. For those who want to walk, hike 
or bike within the beautiful natural 
surroundings, a trail system intertwines 
throughout the community.

Major Point: Good homes, good area – 
$220,000 to $240,000.

CENTENNIAL HILLS
A 10-minute drive north of Summerlin on 
the 215 Beltway, Centennial Hills is one of 
the fastest growing areas in the Las Vegas 
valley. It is only 20 minutes to the North 
end of the Strip, another 5-10 minutes to 
McCarran Airport. In addition to the 
conveniences of the Strip, residents enjoy 
Centennial Hills because of the proximity 
to the outdoor lifestyle in the summer. In 
the winter, this area is only half-an-hour 
from the ski slopes at Mt. Charleston. Golf 
courses in the area include Painted 
Desert, Durango Hills and Silverstone 
Ranch. 
Major Point: Generally cheaper, large 
area, abundant homes, but further away 
from the city.

Major, Major Point: 
We have never wavered in our like for US 
real estate. Not for one minute. But like all 
investments you must do your own due 
diligence, you must go see it and if you are 
in a joint venture or limited partnership you 
must  check out the people who run them. 
You cannot abdicate your responsibility. 
You MUST protect yourself and your 
investment. 

“Every time you are tempted to react in the 
same old way, ask if you want to be a 
prisoner of the past, or a pioneer of the 
future.” # # – Deepak Chopra
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Buying US tax liens & deeds at auction
(The following is an excerpt from a chapter 
by Brad Norman in Ozzie’s new book Real 
Estate Action II to be released in late 
March.)
Brad Norman of GoGo Real Estate LLC 
has extensive experience dealing in USA 
government foreclosure, tax lien and deed 
process and he has a fascinating story. He 
tells of people getting enamoured of late-
night TV shows claiming you can buy U.S. 
real estate for dimes on the dollar and he 
says it is definitely not a get-rich quick 
route. There are diamonds in the dirt, but it 
takes work to find them and an 
understanding of the various options 
available. 
U.S. government foreclosures 
Unlike most countries, the United States 
government has first charge over all 
private land and property. If a business or 
individual does not pay taxes for a period 
of time, the government can foreclose and 
sell the property, even if it has a mortgage. 
The mortgage lender can pay the taxes to 
prevent foreclosure, but since the financial 
collapse of 2008 many lenders have 
simply written off the debt. 
Tax deeds 
A tax deed is where the state or county will 
hold on to property in tax arrears for say 
three years (depending on the state) and 
then foreclosure on the property. It is then 
sold to the highest bidder and the deed to 
the property is transferred. Here are some 
actual examples:
I purchased a beach bungalow in 
Westport, Washington, for $6,000, 
renovated it and sold it six months later for 
$80,000. Also an eight-unit apartment 
adjacent to a university in Indianapolis, 
Indiana, for $32,000. Once remodelled, it 
should be worth around $800,000, with a 
rental income of $8,000 a month. 
Tax liens 
A tax lien is where the state will sell the 
debt to the highest bidder after one year of 
taxes being delinquent. The owner of the 

property has the option of paying what was 
bid for the property, plus interest, and often 
a penalty, to stop the property from going 
into foreclosure. 
As an example, we purchased 15 
residential tax liens in Indiana, composed of 
mostly vacant houses, for an average of 
$500 each. After four months… we ended 
up with 14 properties. After foreclosure 
costs and legal fees, we were into each 
house for approximately $2,000. We sold 
one for $32,000 within two months of 
foreclosure without any renovations being 
done. We estimate that the remaining 
houses, after renovation, are worth about 
$70,000 each. 
Each state sells liens differently. Some 
charge a 10 percent penalty on top of the 
taxes owed. Texas charges owners a 25 
percent penalty, which is added to the 
amount of the property was sold at auction, 
and the original owner has six months to 
pay before the property is forfeited to the 
winning bidder.
Buying tax liens is a waiting game. In some 
states you have to wait three years before 
you can foreclosure, but you do get interest 
on your money if the property owner 
redeems. Some investors just buy liens for 
the interest and don’t even want the 
properties.
The auction process
After attending auctions in the U.K. and the 
U.S. for 15 years, it still surprises me how 
many people buy properties without seeing 
them.
With U.S. tax deed and liens, it is even 
more risky. The state county offers no real 
information or guarantee on the property: 
just what is owed in taxes.
Investors must do detailed research. Check 
the zoning. Talk to neighbours. Walk the 
property and, if possible, see it inside.
Check if there are any work orders or 
violations on the property, and what other 
liens are filed against it. Most private liens 
are wiped out at the foreclosure, but 
government liens are not. If the county has 

been cutting the grass, or has boarded up 
the property, you will be liable for this cost 
after you purchased the property. In some 
counties this can include outstanding 
water charges. Internal Revenue Service 
(IRS) liens could also be filed on the 
property. You will not be liable for an IRS 
lien, but it will take 120 days to remove it.
You must see the physical property. I once 
watched amazed as two bidders drove up 
the cost of a house that had burnt to the 
ground months earlier. I later discovered 
that both bidders were relying on an 
outdated Google street view image that 
showed the house still standing. 
Remember: the County offers no 
warranties or guarantees. Once the 
hammer goes down, the property is yours, 
burnt timbers and all.
Pick an area and learn all you can about it 
before you start buying. I would not 
suggest going to Miami or Orlando, in 
Florida, or Los Angeles, California, 
because the auctions are very busy and 
loaded with expert bidders. Instead, look 
for smaller centres, or suburbs, where 
there is less competition but still a good 
opportunity to make money.
An important note with U.S. tax deeds and 
liens is that you cannot raise standard 
financing on these properties, or get title 
insurance, until you have completed what 
is known as a quiet title action. This 
basically means hiring a real estate lawyer 
to check over the county or state 
foreclosure to make sure it was all done 
correctly, and to establish your ownership. 
Buying U.S. tax liens and deeds at auction 
is a risky business, but there is money to 
be made. Study, work hard, do the 
research and, if possible, team up with 
someone experienced in the business.
Major Point: Good advice Brad. Like with 
everything, it never is as easy as it 
sounds, but if you do your due diligence 
you will make above average returns and 
every once in a while find those diamonds 
that you talk about. ◊
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EXPERTS DO SOME 2016 
CRYSTAL BALL GAZING:
Last year our experts were right on – buy 
US dollars, interest rates will stay low, the 
North will rumble and real estate markets 
in Canada and the US will rise. Here are 
this year’s pearls:

Mark Leibovit
Market timer of the year, Editor of the Vice 
letter, mark.vrtrader@gmail.com
Forecast: Watching January Barometer as 
I did in 2015 which worked out beautifully 
as markets were down for the year.
Currently, I feel we could test or break the 
August 24 lows in the major indexes but 
that would present the next buying 
opportunity.
Trump victory a high probability.
Real estate boom at the border if he wins.
Wall Street and the Mexican Wall - Martin 
Marietta (MLM), Vulcan Materials (VMC), 
Cemex (CX)
Buy gold - 1350-1450 target
Sell Oil rallies in 2016. Currently bullish 
2017. Buy in late summer or fall for 2017 
rally.
Homeland Security/Defense/Cyber 
security are the stock plays.
Ratheon - RTN, Smith and Wesson -
SWHC, Boeing (BA), Vista Outdoor 
(VSTO), Orbital (OA)
They are pricey so we may need to also 
look to Israel or Russia for similar plays.

Victor Adair
Senior vice President
Senior Derivatives Portfolio Manager
Pi Financial Corp.
For the past few years I’ve maintained 
that, “It’s all about the US Dollar!” It’s not 
that the CAD went down … it’s that the 
USD went up. It’s not that Crude went 
down … it’s that the USD went up … etc. 
The USD is the “other side” of so many 
markets … that the most important thing is 
to get the USD right!

My principle trading theme for the past few 
years has been that the US Dollar is in a 
multi-year uptrend. I’ve put my money 
where my mouth is by switching over 30% 
of my net worth into US Dollars.
However … from a short term trading point  
of view I think the USD may have made an 
important top in 2015 and could fall 5 – 
10% in early 2016. If so … then currencies 
and commodities that have fallen hard as a 
result of the strong USD could rally.
The long USD trade is described as the 
most “over-crowded” trade in the market 
today. Commodities, currencies and 
especially commodity currencies have sold 
off hard against the rising USD. The “Weak 
Loonie” story was “front page news” in the 
Globe and Mail. Major American 
corporations regularly cite the strong USD 
as the reason for poor international 
revenues. IF … and this is the BIG IF …
market psychology begins to believe that 
the USD bull market has “run its course” 
then the “over crowdedness” of the Long 
Dollar trade could cause it to have a swift 
correction.
The long USD trade is “over-crowded” 
because there are very powerful reasons 
to be long the USD (divergent central bank 
policies … safety and opportunity … the 
Euro is fundamentally unstable … leads 
and lags in capital flows … massive 
unhedged USD borrowings … etc.) but 
remember when a trade gets “over-
crowded” the least little thing can cause a 
correction.
For my short term trading I REALLY pay 
attention to market psychology and how it 
creates “positioning risk” (i.e.: if 
“everybody” is long then a market is at risk 
of falling.)  Right now I believe the market 
is “over-long” the USD and at risk of a 
tradable correction. I’ll structure my short 
term trades with that in mind … but if my 
trades don’t work I’ll close them out / 
reverse them quickly because I think the 
USD is ultimately headed higher.

My short term trading accounts: Over the 
last 2 weeks I have established limited risk 
long positions in CAD, WTI and Euro.
Longer term perspective: How much 
higher can the USD go? I don’t know … 
but probably much further than we can 
imagine. (Consider the inverse of this 
quote from my friend Dennis Gartman, 
“When a market is going down you have 
no idea how far down, down is.”) One thing 
I’ve learned from trading currencies for 40 
years is that currency trends go WAY 
further than seems to make any sense… 
(And then they “turn on a dime” and go the 
other way … which is actually further 
evidence that they went WAY too far in the 
first place!)

Dustan Woodhouse
Mortgage Broker
www.dustanwoodhouse.ca 
My predictions for 2016; Property Values;  
Detached home will continue to rise in 
price, perhaps not at the same pace as 
2015, but in many areas at very much the 
same pace. This is a continuation of the 
theme in last year’s prediction as we 
remain saddled with a somewhat limited 
supply and steady demand.
Multi-family unit values will continue to rise 
gently, far more gently than detached. With 
the greatest strength found in Townhouses, 
which some are now referring to as the 
‘new detached’. 
During 2016 variable rate mortgage 
holders will continue to rejoice. The Bank 
of Canada being slightly more likely to 
decrease Prime by 0.25% as they are to 
increase it. Steady as she goes being the 
most likely outcome. 
Fixed interest rates, which track the bond 
market, are a bit more of a wildcard, 
although that said 'wild' is again defined 
within the .50% - .75% bandwidth. As with 
last year’s prediction I believe we will end 
2016 with fixed rates below 4%. Recent 
increases in longer term fixed rates have 
not been reflective of increased strength in 
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the bond market, rather they have been 
sold to us as an increased cost of doing 
business issue for the banks. 
The lending landscape will continue to 
tighten. Expect the annual decrease of 
applied common sense to carry on. 
Increased regulation and increased rigidity 
in underwriting practices still being a far 
bigger threat to the market than any other 
influence. Once again I encourage you to 
beware of both 'fast-news' and fast-food. 
They both increase in blood pressure for 
no good reason. Instead read books, 
Jurock newsletters, and eat your 
vegetables. Continue to expand your own 
outlook, and be the calm one in a world of 
short attention spans and anecdotal 
soundbites. Dig for the entire story.

David Steele
CEO of western Canadian properties 
group, the largest builder of new 
Townhomes, condos and suited single 
family homes in Fort St. John.
Northeastern BC will continue to be a 
bright spot in Western Canada going into 
2016. With the drop in the price of oil, 
Alberta's economy shed close to 40,000 
jobs in 2015. British Columbia is not 
completely insulated, but the $8.8 billion 
site C dam project that began construction 
this year will certainly provide an excellent 
safety net. Even Alberta's energy minister 
Marg McCuaig-Boyd suggested in 
December that out-of-work Albertans move 
to British Columbia to find jobs until energy 
prices bounce back. Probably not the most 
politically wise move of the year, but one 
that really speaks to the stark difference 
between Alberta and BC. According to one 
expert, the construction of site C dam is 
equivalent to building 88 high-rise 
condominium towers over the next 10+ 
years- all of this just outside of Fort St. 
John, a town of only 25,000 people.
2016 will be a huge year for the 
development of the natural gas industry. 
There are over 20 liquid natural gas 

projects at various stages of development 
in the process. If they were all to go ahead, 
they would represent an investment 
estimated at an astounding $300-$400 
billion.
Rich Coleman, the provincial minister of 
natural gas was recently asked "If you 
were a betting man, how many of the 21 
LNG projects do you see proceeding?" His 
answer was that he saw 3 major projects 
and two midsize projects being given final 
investment decision within the next year.  
He said that he wouldn't be surprised if we 
see 50-75 billion dollars committed by the 
end of 2016.
My prediction is that if minister of natural 
gas in British Columbia is correct in his 
prediction, then the minister of energy from 
Alberta will be correct in her prediction of 
telling Albertans that they should move to 
Northeast BC to find jobs.

Michael Levy 
Bordergold.com
mlevy@bordergold.com
I think that 2016, by the time we roll 
around to the end of the year, will be 
somewhat of a surprise for investors. This 
is my take:
The TSX will have some rough patches, 
but when all is said and done it will finish 
better than 2015. The overall market was a 
victim to the commodity sell off particularly 
the energy sector. Although I don’t believe 
that the downturn in commodities is all 
over by any means, this could be a much 
more passive year and remember that we 
are comparing performance against 2015, 
which means that any recovery, albeit 
small, will be against the 2015 numbers.  
Also, the TSX has underperformed the S & 
P 500 for the last five years in a row. This 
is year six and the TSX has never in the 
history of the two exchanges, 
underperformed six years in a row.
So up for the TSX and sideways to better 
for commodities, particularly energy.

The Canadian dollar is either at or near its 
bottom. Once again too many bears out 
there; Canada generally is not as bad as a 
lot of analysts and forecasters are 
portraying. Once again, 2015 was a 
terrible year for the Canadian dollar so it 
does not have to do much to show some 
recovery from the awful close in 2015.  
Although there may be a couple of cents 
left on the downside I think that once again 
when 2016 plays out the dollar will be 
several cents higher than the 2015 close, 
even in the face of the US raising rates 2-3 
times in 2016.
Gold is the real conundrum. I think that we 
will put in a low in 2016, and once again 
that low could be under $1,000 per ounce 
and even as low as $900. However, as the 
commodities come back, as the US dollar 
moves off the strong performance in 2015, 
gold will recover and not only come off its 
lows, but start the slow arduous recovery 
many of the gold bulls have been looking 
for. However, like the TSX, the 
commodities, and the Canadian dollar, it 
will be a long struggling move, maybe over 
a couple of years, to get gold back on a 
real upward trajectory.
Interest rates pose an equal quandary.  
When the Governor of the Bank of Canada 
mentioned negative interest rates it really 
confounded the market. However, in 
retrospect, I do believe that he was being 
truthful about his forecast on growth 
prospects in 2016, so I will go with no 
change in interest rates in 2016 and the 
next move by the Bank will be a hike in 
rates.  If the US does raise, and US bond 
yields continue to trend higher, then 
Canadian rates will follow suit, as they 
always do, and the Governor may have no 
choice but to follow the market and raise 
the bank rate, but not until 2017.
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Kyle Green 
Mortgage Broker
Mortgage Alliance Meridian Mortgage 
Services Inc.
Kyle@GreenMortgageTeam.ca
Fixed rates will hover around 3% this year, 
with upward pressures coming from Basel 
III guidelines (which require banks to have 
more capital in their accounts, making 
mortgages slightly less profitable) as well 
as increased costs of securitization of 
mortgages by CMHC. Unlikely to rise 
significantly due to low bond yields that 
look like they’ll have a hard time rising past  
1%.
Variable rate discounts will continue their 
fast slide, and will hang around prime or 
just under prime for the first 2 quarters of 
the year eventually, discounts will start to 
get slightly better but we won’t be seeing 
Prime -.75% in 2016 like we did in 2015.
Government will take a hard look at 
decreasing the overnight lending rate 
again, which would decrease the prime 
rate. Good chance that they will decrease 
again early in 2016 and stay there for the 
entire look. Bank of either no changes or 
one more (final) decrease. This will be one 
of those rare times in history where 
Canadian and US governments move their 
rates in opposite directions.
BC real estate will continue to be hot 
heading into 2016. Although the end of the 
year won’t show year over year gains that 
we saw in 2015, expect a significant 
appreciation for the 2nd year in a row – 
low double digits or high single digits in the 
lower mainland. One company will finally 
announce a large LNG final go-ahead in 
NE BC which will have a large impact on 
the small towns in the region.
AB will continue to soften for another 6-12 
months as the effects of a $40 oil barrel 
continue to filter through the system. Most 
other smaller markets will have small but 
steady growth. Greater Toronto will have 
another solid year, but gains will be smaller 
than 2015.

Frank O’Brien
Editor of Western Investor, Canada’s 
largest commercial real estate investment 
publication.
A year of status quo and surprises. I 
believe 2016 will be a surprise for many 
because not only will the status quo 
survive, but recent trends will become 
entrenched in the Canadian real estate 
market.
British Columbia, where the economy is 
currently the default leader of a lackluster 
national economy, will move further into 
the lead this year. The reasons are two-
fold: first the teetering Asian economy will 
spur a rush of China-based investors into 
B.C. in 2016, far higher than the province 
has seen in recent years. This time large 
commercial investments and trophy real 
estate buys will characterize foreign 
investments. Watch for the sale of a major 
Vancouver office tower to signal the start of 
an avalanche of Asian money fleeing to the 
Lower Mainland.
Second is the announcement, likely in the 
second quarter that a Shell consortium will 
indeed proceed with the first multi-billion 
dollar liquefied natural gas (LNG) plant in 
Northwest B.C. This will be followed a few 
months later by a final investment decision 
from Malaysia-based Petronas for its $36 
billion LNG export facility at Prince Rupert.
The LNG greenlight decisions are 
inevitable but will still come as a shock and 
a game changer for the B.C. economy. The 
province is already a magnet for other 
Canadians and the interprovincial 
migration wave could become a flood as 
job opportunities increase. Expect an 
increase in flagging international 
immigration as the Trudeau Liberals ease 
restrictions on foreign workers. 
The cost of housing in Metro Vancouver 
will continue to increase: expect to see at 
least a 10% rise in average prices during 
the year for detached houses; 7% for 
condominiums. Also, housing sales and 
prices on Vancouver Island and in the 

Okanagan will increase after eight years of  
stagnation. Expect also to see some failed 
attempts at using taxes to stall residential 
investors, both foreign and domestic, in 
Metro Vancouver.
B.C.’s urban rental vacancy rate will 
remain low this year, but keep from 
dropping further due to more rental 
condominiums and secondary suites 
coming to the market, plus an increase in 
purpose-built rentals. 
B.C., benefitting from stronger exports and 
tourism due to the low dollar, and with the 
LNG construction surge, will remain an 
outlier in Canada in 2016. The fortunes of 
all three Prairie Provinces will decline 
further as lower oil and commodity prices, 
and a socialist government in Alberta, 
continue to drag down their economies. 
Atlantic Canada is already beyond 
recovery and Quebec will benefit only 
slightly from increased manufacturing and 
infrastructure spending. 
The only bright other bright provincial star 
for 2016 is Ontario, which will benefit from 
higher exports, a firming of automotive 
manufacturing and giddy government 
spending on infrastructure projects. 

Tony Neumeyer
Founder of TransCon Mobile and
author of The 7 Minute Millionaire
I expect the US & CDN stock markets to 
end the year higher than it started, even 
though we have had a very rough start. 
Look for Gold & Silver to form a bottom 
this year and start upward in the last 
quarter of the year. Gold could have one 
more push down before it really sets in a 
bottom and end the year at $1,200. I 
expect the CAD to remain under pressure 
due to weak oil prices, but could start to 
gain ground toward the year end. Expect 
oil to rebound to the mid-40s in the third 
quarter. Most of all, pay attention to what 
the US government is doing. With an 
election this year, they will want something 
positive to talk about. The elephant in the 
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room is whether the US Fed want the USD 
to continue its climb against other 
currencies. At some point, they will want it 
to stop and that point may be sooner than 
people think.

Ralph Case
Presidient, Real Estate Action Group
www.reag.ca
I think 2016 will go down in history as a 
“year to buy”. Low interest rates, 
rebounding U.S. economy, lots of doom 
and gloom in the headlines to scare 
people. I love the Warren Buffet quote 
which says: “You should be buying when 
people are crying and selling when people 
are yelling”. Be careful buying in the lower 
mainland … people are yelling! So what to 
do? I am a firm believer in fundamentals.  
To be a successful real estate investor the 
fundamental principal is to GET INTO 
ACTION! Whether it is preparation to do a 
deal or doing the deal itself. You must be 
prepared when opportunities arise and you 
must have a SYSTEM to find 
opportunities. They both go hand in hand.  
Luck occurs when preparation meets 
opportunity.  An abundance of one without 
the other is a recipe for disappointment.  
So how do we prepare? We learn to 
recognize a deal quickly and without 
doubt. It means knowing the local market 
intimately and also knowing exactly what 

we want. Are you looking for cash flow, flip,  
or just a wonderful asset to own forever?  
Understand that you will look at lots of 
duds before you find the gem. Success is 
a numbers game. I strongly urge you to 
network with like-minded successful 
investors at least once a month to keep 
you on track and excited. By the way, 64% 
of the members in our Real Estate Action 
Group bought something in 2015 and likely 
a similar percentage will buy this year. If 
you are stuck or want to be inspired into 
action by watching great deals get struck 
all around you … join us! Above all TAKE 
ACTION! In 2015 I invested in roughly 
1,000 apartments in Phoenix with JV 
partners, invested in a JV land deal in 
Northeast B.C. (Fort St. John), and bought 
an apartment building and several houses 

in Southern Ontario. These three markets 
continue to be my top picks for 2016. ◊

"Begin somewhere; you cannot build a 
reputation on what you intend to do."   
– Liz Smith

DEAR READER – Get this Outlook Issue for FREE
If you liked what you read and would like to be kept 
abreast of all things real estate on a weekly basis, 
subscribe to our Gold or Platinum JUROCK REAL 
ESTATE INSIDER packages and deduct the FULL price 
of this Outlook Issue. Look us up at 
www.factsbyemail.com or call our office at 
604-683-1111.
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Limited partnerships can 
deliver strong, low-risk 
returns
By Harmel S. Rayat
For the last number of years the stock 
market has gone up, but that doesn’t mean 
it has gone up for everybody. The hedge 
fund guys, the so-called smartest guys on 
the planet, have done really well. They’ve 
made billions, but their investors haven’t 
done so well and in the last decade the 
average hedge fund has been up only 
about 1% a year.
When it comes to volatility, look no further 
than the start of 2016, where major market 
indexes in the U.S. were down more than 
2% after taking a major hit when Chinese 
stocks plunged more than 7%. Officials 
there were forced to halt trading twice in 
one week.
In this age of uncertainty there’s an easier, 
safer choice when it comes to investing. 
Once thought of as an investment vehicle 
for the ultra-rich, when used correctly, 
commercial real estate can produce strong, 
low-risk returns for investors, avoiding the 
downside of stock market volatility and the 
uncertainties that come with it.
If you’re like most of the investors I speak 
with about alternative investments, one of 
your primary goals is to enjoy a financially 
secure retirement starting at whatever age 
you want to stop working.
If so, your retirement “nest egg” should 
ideally generate above-market returns, 
often with below-market risk. Today, one 
under-publicized asset class, commercial 
real estate, is achieving these goals. In my 
opinion commercial real estate should be a 
core component of your retirement 
portfolio, and you can add it to your nest 
egg for a modest investment.
In my new book, Winning with Commercial 
Real Estate I explain how to make passive 
income with commercial real estate by 
owning partnership units or interests of real 
estate limited partnerships.

When I first started investing in 
commercial real estate I decided to go the 
easy route and acquire a stabilized asset 
with quality tenants in place in great 
locations. I didn’t want to get involved with 
replacing roofs or buy a building that has 
not been loved and taken care of over the 
years, because part of my formula in 
investing in real estate is all about being 
risk-averse.
I was intrigued with the concept of real 
estate ownership. For the first time people 
were sending me money. I really liked that 
comfort at month’s end of receiving steady 
cash flow. The truth is, I learned a lot in the 
beginning. For example, with my first 
property I had no idea what a cap rate 
was. 
One of the most famous limited 
partnerships involved the Empire State 
Building in New York. In 1961, legendary 
billionaire real estate investor Harry 
Helmsley acquired the Empire State 
building for a $39 million through a limited 
partnership structure. Of the total 
purchase price, $6 million came by way of 
a mortgage and $33 million was pooled 
from approximately 3,000 limited partner 
investors.
Helmsley and his associates were the 
general partners and looked after 
managing and leasing the building. The 
investors, or limited partners, sat back and 
enjoyed receiving checks, which over the 
years have totalled almost $500 million. 
The property today is worth upwards of $2 
billion.
The truth is, real estate is a slow-moving 
product and a steady, secure asset class. 
It is one of the greatest inventions ever 
developed for wealth creation. It is 
predicted that commercial real estate 
could be a trillion dollar investment over 
the next 16 years. There is major growth 
happening. And it simply reinforces what 
I’ve been saying for quite some time – the 
growth, the return, and the reward being 

offered by investing in Class-A commercial 
real estate is simply astounding.
Harmel S. Rayat is a prolific investor, 
entrepreneur and business owner based in 
Vancouver. He is the author of the new 
book, Winning with Commercial Real 
Estate, and President and CEO of Talia 
Jevan Properties, Inc., a privately held 
commercial real estate investment firm. 
Since 2006, Rayat has grown his real 
estate portfolio to an independently 
appraised value of almost $150 million, 
generating a 35% annual return on equity. 
For more information visit: 
HarmelRayat.com.

“Our main business is not to see what lies 
dimly at a distance, but to do what lies 
clearly at hand.”  – Thomas Carlyle

http://harmelrayat.com/
http://harmelrayat.com/
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OZZIE’S FEARLESS AND 
ASTOUNDING 
PREDICTIONS
Mark Twain suggested that it is better to 
remain quiet and be thought a fool, than 
to open your mouth and remove all 
doubt. Nevertheless, here goes Ozzie…
1. Long shot prediction: Donald Trump will 

win the election! I want him to…then I 
can say: The prez and I have a book 
together!

2. Massive money printing means inflation 
will visibly return by 2016 – more strikes 
for higher wages as people realize the 
reported inflation is wrong

3. Vancouver will become a Financial 
Centre powerhouse in Canada by 2017 
– Korean or China banks and other 
multinational companies will set up in 
British Columbia – qualifying 
international business – and their 
employees, because of the new 100% 
corporate tax break and visas for their 
employees

4. BC will do more business with China – 
The new Remnbi deal. The potential 
new FREE TRADE agreement

5. Foreign money will keep coming. 
Private buyer will go all over the Lower 
Mainland as well as the Sunshine 
Coast, buying properties over $1 
million. Foreign buying of commercial/ 
hotels/businesses all over BC will 
accelerate.

6. We said it for 4 years: The bottom is in 
place in the US real estate market. 
Home building stocks will outperform 
gold and other stocks. It is still cheaper 
to buy than to rent.

7. LNG plants will be built. All pipelines 
(not oil – see Trudeau) will be ordered 
to be built by 2018 – site C dam will be 
built – Shell will build LNG plant ahead 
of Petronas.

8. The Federal Government brings in 
foreign investment restrictions on 
private investors – or tax penalties like 

Hong Kong, Australia, Austria and 
elsewhere – BUT it will embrace the 
rich.

9. Credit will continue to be a major factor 
– get your credit lines in order.

10.More people move back into the cities 
everywhere – lifestyle of Millennials

11.Uber, bitcoin, trade dollars, 3D printing 
will take a bite out of normal business.

12.People will use more real estate apps:  
Realtor.ca, Realtor.com, Loopnet.com, 
Zillow.net, and Trulia.

13.You will type less and talk more … Siri 
– BUY: Dragon software – it 
understands your accent.

14.JUROCK REAL ESTATE INSIDER will 
become the largest real estate 
newsletter in North America  

15.US dollar will remain strong. Canadian 
dollar will recover along with oil in 2016.

16.Oil will stay down until spring but will 
become a buying opportunity of a 
lifetime (Josef Schachter) in 2016. 
Watch it closely.

Long shot 1. The European Union breaks 
apart – The euro crashes or there will be 2 
European Common markets – North and 
South or a total common market collapse.
Long shot 2. Germany leaves the euro.
Final prediction: There will be valleys – 
but we’ll walk through them – ALWAYS! 

NEW MONEYMAKING 
TRENDS:
BUY REAL ESTATE TO HOUSE 
STUDENTS 
…or – open a school. The dropping looney 
is a Godsend for exports, including 
education. Factor in too that with failing 
economies overseas schools and parents 
have their students & educational agents 
scrambling to get their money out before 
they weaken any further.
As a result international schools are 
experiencing record registrations for this 
time of year, normally a quiet season, with 
some willing to prepay for tuition up to a 

year or more in advance to protect their 
funds.
What's fascinating about education, in 
other countries more so than North 
America, is that it is considered sacred, the 
only way for many hard working parents to 
offer their children a better life than their 
own. 
Best of all, it is economy proof: when times 
are good people spend, when times are 
bad and there are no jobs, you upgrade 
yourself or your kids to school. 
English is still the business language 
currency of the world and North American 
education is still the most valued, strangely.
Maybe what has happened in real estate 
here is happening in the school industry 
too: the flight to 'knowledge' capital. 
Major Point: With a lot more students 
coming get into student housing for 
overseas students. Read up in your Facts 
By Email past for details.

THE MOVIE INDUSTRY IS BOOMING IN 
VANCOUVER
They need empty warehouses to stage 
their scenarios and they pay a fortune in 
rentals.
Major Point: Buy warehouses and lease it 
to movie studios. Buy condos and furnish 
them upscale for actors and directors. Use 
your big fancy residence and rent it out at 
$15,000 a month. Get a hold of luxury 
rental companies and stagers.

CHINESE BUYERS ARE A TREND
Can’t speak Mandarin – hire a Mandarin 
speaking Realtor. Have him or her 
advertise in the Shanghai Chinese papers. 

THE ENVIRONMENTAL BUSINESS IS A 
TREND
If you can buy a piece of land and store 
contaminated stuff legally, you have a 
ticket to money paradise. Or get into the 
business of environmental remediation. 
Understand the Phase I, Phase II, ESA - 
Environmental Site Assessments.  Learn, 
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grow and get rich – If you know what you 
are doing

AGRICULTURAL LAND
If you can wait and have cash, park money 
in quality agricultural land near major 
centers in the Lower Mainland with the 
view of it getting out of the ALR in the 
future. It will happen

WHATEVER YOU BUY STICK TO THESE 
PRINCIPLES:
It is never ‘the market’, but the well-
researched deal you personally make in 
any of the above markets.  Yes, we will see 
this year more Chinese buyers, but be 
prepared if for some reason (Chinese 
currency restrictions, no travel visas etc.?) 
they stop coming. Already the flow of 
international investors has slowed (picked 
up by interprovincial migrants that come 
with little cash). We will see a sharp inflow 
of migration from Alta and Saskatchewan 
(and elsewhere) back to BC. 
With the crazy land prices being paid right 
now (by mostly foreigners) prices for new 
product will rise or the land buyer will go 
broke.
We will have doubts about our price 
structure, doubts about our future, doubts, 
and doubts. So, while we look for most real 
estate markets to still be good and most 
prices higher in 2015 there are warning 
signs. Remember – you make the most 
money on the day you buy. Pick your 
professionals carefully and research, 
research, research. 
House hunting is a little like duck hunting ... 
When duck hunting one has to lead the 
duck. You have to shoot ahead of the duck 
so that you allow for the distance the duck 
is going to fly while your shotgun pellets 
are getting to him. If you don't you'll always 
be shooting where the duck was, not 
where the duck is. 
Same thing with the real estate market. It is 
always changing. Nothing ever stays the 
same. You have to know what's happening 

with those aspects that involve your 
potential purchase or the management of 
your existing property portfolio. If you don't 
you'll pay in real money for that ignorance. 
Finally, remember no matter the dire news 
and the doubts of the last 30 years in BC ... 
the real estate investor was well off. So, as 
an investor, if you buy good selected real 
estate, manage it well, have someone else 
pay off the mortgage, you will always 
benefit. 
If you are a flipper, get in and out fast. 
These are unpredictable times.

WHAT TO BUY
As we said in our Outlook issues of 
2012/2013/2015: “Over the last 23 years of  
writing over 1,360 newsletters I have found 
that our subscribers most benefitted – in 
general from buying single family houses, 
townhouses and condos (in that order).” 
No change for this year. The spectacular 
surge into single family homes will 
continue.
We continue to recommend to buy all 
urban real estate that has a real use both 
residentially and commercially. 
All residential but also: 
• Strata Warehouses; 
• Strata offices – in major cities (We took 

Calgary and Edmonton off the table as 
there will be pressure on office markets in 
general); 

• Trailer parks – and if you can strata the 
trailer park lots … great upside; 

• Storage units – more and more profitable;  
• Industrial land; 
• As a professional buy your own 

building. Low rates and relatively low 
prices, make owning your own building 
(maybe with another pro) cheaper than 
rent

• Buy all waterfront: Ocean, Lake, and 
River anywhere

• Farmland in the Prairies – will be 
evermore needed – including (if you are 

well heeled and can wait) the Lower 
Mainland)

• New condos – where market cycles are 
at or over the top – Calgary, Edmonton, 
Fraser Valley, some resorts? Make stink 
bids. 

• If interested worldwide – look at Spain – 
Portugal. Spend $350,000 euros and get 
a passport

WHAT NOT TO BUY 
Over the same time period I have had 
more disaster stories than any other from 
people that bought NOT in the US or 
Canada but elsewhere. Mexico disaster 
stories abound but also in many other 
areas. If you fall in love with the exotic 
places … rent a hotel for 1 month a year at 
say $2000 to $3,000 per month but invest 
in the US or Canada, where you 
understand the laws and you do not have 
to deal with possible corruption.
• Resorts: Time share – is not real estate. 

Like a new car, it loses half the value the 
moment you buy it.

• Phase II (limited personal use) in 
Whistler. They are at the same price that 
they were in 1998.

• Quarter share units are down in value by 
over 30% in the hottest real estate 
market. 

• Hotel condos are even worse – down 
over 50%. 

• Watch out for older condos without 
depreciation reports. Remember, since 
January 2014 these reports are 
mandatory. If they are not present, the 
strata council must have voted to 
postpone. Find out why! 

THINGS TO DO 
• Dispute your assessments (you have 

only until January 31, 2016 to do so.
• Check out your property in BC here: 

evaluebc.bcassessment.ca compare 
every assessment and every sale that 
took place on and before July 1, 2015 to 

http://evaluebc.bcassessment.ca/
http://evaluebc.bcassessment.ca/
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your property or one that you wish to 
evaluate (free for another 2 months). 

• Renegotiate your office lease (particularly 
in Oil cities). 

• Research your area through your local 
real estate board statistics sections, 
StatsCan, BCstats, CMHC for population,  
school, and rental vacancy reports. It is 
free! 

• As a landlord use Kijiji.ca or 
Craigslist.com to advertise your rental or 
job. (Free) 

• Use realestatetalks.com to chat with 
other local like-minded investors. (Free) 

• Use BCRED to list your real estate 
oriented property, company or service. 
(Free) 

• Subscribe to Jurock’s Real Estate Insider 
– look for January special that includes 2 
major real estate conventions – April & 
September. ($3.25 a week and worth it) 

• Want to buy a pre-sale? Look up 
assignments under Craigslist and see 
who wants to assign an older presale…
some investors want out before closing 
and will drop their price. Get on the list of 
condo marketing firms (Rennie, MAC, 5th 
Avenue). Get on their list. Get invited to 
every launch. Stay informed, get updated 
on new products and at least get free 
shrimp.

• Create a plan of action … that contains 
ONLY actions that YOU will know that 
YOU will do. Plan for your taxes. Keep all 
receipts – make sure you get all 
deductions.

• Join a real estate oriented mentor type 
club (like reag.ca) and keep growing to 
your own future best. 64% of the REAG 
group members bought a property last 
year. 88% of members – 3 years or more 
are millionaires.

• Hire Ozzie as a personal mentor. Get on 
waiting list. 

• Get your mortgage pre-approved in 
writing – even if your mother is the bank 
manager. Fix your investment mortgages 
– not just because rates are low – but to 

make sure you qualify if things should get 
tough in the financing arena. It will be 
much harder to get financing. The only 
tool CMHC and Poloz have is to tighten 
and tighten mortgage approvals. 

• If you have a mortgage coming due – 
particularly an investment mortgage – 
apply NOW and get it fixed. Don’t worry 
about interest rates, worry about getting it 
at all!

• Don’t have a qualified professional? Call 
our office we’ll make a recommendation 
(604-683-1111 – ask for Max. Or write 
him at max@jurock.com). 

• If you are a developer, 1. Sharpen your 
pencil, make discounts until you have 
your costs covered. 2. Offer specific 
“overseas investment package” – 
advertise in local Chinese newspapers 

• Create a team of mortgage broker, realtor 
and make offers. Make offers. Make 
offers. 

BLACK SWANS THAT 
COULD SIDELINE REAL 
ESTATE MARKETS 
1. Every forecaster in the world expects 

low interest rates. A fast – unexpected 
rise in interest rates (2% or more) WILL 
derail all markets, which are still fragile. 

2. As we mentioned the Canadian 
government is analyzing foreign 
investment controls or special purchase 
taxes. (We do not mean here the new 
investor program – which would be 
beneficial – but a new purchase tax or 
outright ban). If it does pronounce this 
during 2016, it will affect all high priced 
areas in Canada – for a while. 

3. Our BOC governor WILL together with 
our Finance Minister order financial 
institutions to get even tougher on 
investors and perhaps not renew 
mortgages on portfolios - even if you 
had them for a while. Reduce debt, 
RENEW AND FIX YOUR 
INVESTMENT MORTGAGES TO THE 

LENGTH OF TERM YOU WISH TO 
KEEP THE PROPERTY. Maybe not a 
Black Swan – but a certainty.

4. If you depend on your credit line as a 
business – but are not using it right now 
– think about taking half of it out. 
Should there be a prolonged downturn 
(or even anticipated) banks cancel your 
credit lines first! In 2008/2009 even 
long-time customers of banks all of a 
sudden had their unused credit lines 
cancelled.

Finally: Major, Major Point: 
As last year ... DON'T worry about the 
depressionists, deflationists, but DO 
analyze what you own, get rid of losers 
(properties that do not cash flow) and as 
an investor only buy that 'deal of a lifetime'. 
As last year … expect unprecedented 
volatility. Our long term outlook is for higher 
real estate prices eventually. If you are a 
seller, remember that historically, 62% of all 
sales take place before June 30 and the 
highest prices achieved (on average) take 
place between February and end of June. 
There will be a barrage of bad news about 
the 'market'. There always is.
Remember: ALL GOOD DEALS ARE 
NEGOTIATED. In life you do not get what 
you deserve – you get what you negotiate. 
This Outlook Issue will help you negotiate. 
Real estate is local ... so you will always 
find a good local deal. Look, research, 
create your team and make OFFERS. The 
best deals are made in poor markets ... not  
at the top. If there should be a downturn, 
there is also opportunity. Remember: you 
are not buying the market you are 
schussing out your fine individual deal. ◊

“It only takes one person to change your 
life – you.”   – Ruth Casey

http://realestatetalks.com/
http://realestatetalks.com/
http://reag.ca/
http://reag.ca/
mailto:max@jurock.com
mailto:max@jurock.com
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REGISTER AT:
LANDRUSHCANADA.COM

Saturday, April 2, 2016 
Vancouver, BC

Landrush welcomes back Rudy Nielsen – his 
predictions at previous Landrush have made a lot 
of investors RICH! Get his latest take on the real 
estate markets. Rudy anchors a panel of 9 US and 
Canadian speakers

JREI presents...

24TH ANNUAL
LAND RUSH 
CONFERENCE

Ozzie JurockRudy Nielsen Ralph Case

Addendum I
A reprint from our first Real Estate 
Newsletter written in May 1993 – A MUST 
READ!

“Will the economic turmoil we find 
ourselves in result in higher inflation of 
hard assets or a deflation of hard 
assets and a depression?
It may be of great interest to note:
Over the last few years, the world has 
become very interesting. If you're a real 
estate investor, it also has become very 
unsettling. For three long weeks late last 
year, interest rates in Sweden peaked at 
500 percent. In Ireland, rates slammed up 
1,100% overnight. In unhappy Portugal, 
the pain was more than doubled at 
2,800%.
In the same quarter Hong Kong's stock 
market hit an all-time eye-popping high, 
while Japan's hit an all-time eyebrow 

raising low! In Britain, no man's home is 
his (or her) castle. Mortgage payments on 
more than 900,000 homes are in six-month 
default on mortgage payments; more than 
100 homes enter this unhappy roster each 
day. At least 10% of all homes in Britain 
are worth less than the mortgage value 
owing. The question here: walk away now, 
or sink later?
The spectacular collapse of the stock 
market in Japan has only been surpassed 
by the outlandish collapse in its 
overheated real estate market. Now that its 
“bubble economy” has popped, real estate 
value in Japan in general, and Tokyo in 
particular, have deflated by more than 50 
percent.
Sweden, Switzerland, Portugal, Greece, 
Italy, France, California, New England, 
Quebec and Toronto; the story isn't much 
different. What is going on?
And – as real estate investors – how much 
should we worry?”

Why is the above of interest to note? Well, 
in case this sounds familiar ... it should ... 
to our long-term subscribers! This was the 
first story we ever wrote in the Jurock 
Real Estate Insider (JREI). The date was 
May, 1993. Our first issue!
The more things change ... eh!? Well, over 
the 20 years of writing our JREI 
newsletter we have seen currency/stock/
real-estate/country/political/business/
interest problems galore. You name it ... 
we experienced it. It isn't just the year 
2015 that is beginning with an astounding 
lack of clarity. If you look back ... in fact, 
downright scary uncertainty abounded. 
And yet, through all those dark years of 
bank collapses (747 banks collapsed in the 
US in 1990 alone) the continuous 
overprinting of money saw us muddle 
through – albeit it with ever higher prices of 
hard assets. ◊ 

LANDRUSHCANADA.COM

http://LANDRUSHCANADA.COM/
http://LANDRUSHCANADA.COM/
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1992 1993 1994 1995 1996 1997 1998 1999 2000

YS 41,700 38,900 44,237 39,300 55,779 59,000 55,344 58,957 58,343

AP $214,900 $206,500 $209,000 $203,000 $198,200 $212,800 $217,000 $231,997 $243,255

AL 24,600 26,000 24,500 20,400 16,900 15,400 15,320 12,498 14,342

BLAST FROM THE PAST
Please note that different real estate boards report statistics – well differently. Some report only ‘new 
listings’ (inventory that was listed this particular month) as opposed to ‘active listings’ (all inventory that is for 

sale at the end of the month). Some boards report ‘running totals’ instead of ‘year-to-date’ 
totals … and others yet again changed their computer systems once or twice during the last 
24 years. What JREI tries to do here is give YOU a snapshot of the trend and report active 

listings when given, average prices (all averages) when given or single family home prices (if that is all that is 
given such as on Vancouver Island or Victoria). We are also using the y-t-date price here … not the monthly (in 
this case – December price) achieved. (You can see the monthly statistics and conclusions under The 
Numbers.) Some boards are now adopting the ‘benchmark’ price. Where boards stopped producing the 
average or median prices they were not included. (No point, if they can’t be compared.)

(YS = year-to-date sales, AP = Average Price, SP = Single family home Price, AL = Active Listings.)

TORONTO

2001 2002 2003 2004 2005 2006 2007 2008 2009

YS 67,712 74,579 78,898 83,501 84,135 83,084 93,193 84,522 87,300

AP $251,508 $275,000 $284,900 $315,230 $335,900 $351,900 $376,200 $379,400 $395,460

AL 14,179 10,923 13,644 16,592 16,294 15,418 13,452 19,468 10,290

2010 2011 2012 2013 2014 2015

YS 85,545 89,096 85,731 87,111 92,867 101,300

AP $431,300 $465,000 $479,000 $523,000 $566,600 $622,200

AL 12,900 12,868 13,241 11,418 10,230 9,137

Volume best ever. New all-time record price.  
24 years of continued growth in prices. 
Note: Active listings are at all-time low. 
(Look at 1992 - 1995 or 2008!)

EDMONTON

1992 1993 1994 1995 1996 1997 1998 1999 2000

YS 12,800 11,500 9,800 8,900 11,600 13,016 13,700 13,594 14,189

AP $110,000 $111,000 $109,000 $113,000 $112,000 $113,000 $114,000 $118,800 $124,200

AL 22,300 23,300 21,400 21,700 23,100 22,470 20,200 19,715 20,527

2001 2002 2003 2004 2005 2006 2007 2008 2009

YS 16,712 15,619 16,277 17,652 18,634 21,984 20,544 17,371 16,746

AP $133,100 $150,200 $167,500 $177,718 $197,800 $286,000 $320,000 $314,000 $317,000

AL 19,838 20,166 24,701 26,288 25,820 25,393 41,030 40,173 25,739

Addendum II

http://www2.jurock.com/insider/details.asp?id=9018
http://www2.jurock.com/insider/details.asp?id=9018
http://www2.jurock.com/insider/details.asp?id=9018
http://www2.jurock.com/insider/details.asp?id=9018
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CALGARY

1992 1993 1994 1995 1996 1997 1998 1999 2000

YS 19,200 18,500 16,200 14,000 19,100 21,500 20,500 20,197 19,828

AP $128,400 $129,500 $132,500 $131,900 $134,600 $143,300 $157,300 $166,110 $176,300

AL 6,200 6,000 5,500 5,600 4,400 2,900 4,757 4,411 5,242

2001 2002 2003 2004 2005 2006 2007 2008 2009

YS 22,512 25,054 24,400 26,463 31,495 32,900 33,404 23,949 25,179

AP $182,090 $198,000 $211,100 $228,800 $251,000 $346,600 $425,900 $380,000 $396,500

AL 4,248 4,907 6,049 N/A N/A 4,299 7,325 8,854 6,006

2010 2011 2012 2013 2014 2015

YS 21,778 23,340 27,212 30,544 25,543 18,830

AP $410,400 $416,700 $426,500 $451,500 $482,200 $469,400

AL 7,189 6,613 5,167 4,437 3,384 4,336

Sales worst in 24 years! Listings up 28%. 
Prices down. We expect problems.

Volume down by 10%. Price still about 
even – tad higher. (Note: NEW listings are 
shown for consistency – look at ‘The 
Numbers’ for Edmonton for Active listings – 
much higher). 

2010 2011 2012 2013 2014 2015

YS 14,339 14,891 15,812 17,055 19,028 17,298

AP $315,000 $316,000 $339,100 $349,200 $367,000 $372,000

AL 27,810 26,718 26,460 24,802 27,193 31,991

VANCOUVER

1992 1993 1994 1995 1996 1997 1998 1999 2000

YS 38,800 32,500 30,000 21,500 28,500 26,900 19,600 22,944 21,244

AP $245,200 $279,800 $305,600 $309,500 $288,200 $287,000 $287,600 $281,100 $295,977

AL 9,400 13,000 12,500 14,600 16,300 16,000 15,800 13,450 13,517

2001 2002 2003 2004 2005 2006 2007 2008 2009

YS 28,700 34,910 39,022 38,900 42,222 35,668 38,979 24,777 35,768

AP $285,900 $301,000 $329,500 $374,300 $445,800 $509,500 $571,000 $594,000 $592,600

AL 10,000 9,117 7,582 10,637 7,513 9,158 9,034 15,193 8,934

Volume up 33%. Prices up dramatically, 
listings down… A terrific year ahead. 

2010 2011 2012 2013 2014 2015

YS 30,652 32,436 25,078 28,597 33,185 42,466

AP $677,200 $781,600 $731,500 $769,500 $812,700 $914,000

AL 9,868 11,148 12,937 11,561 15,997 11,725
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FRASER VALLEY

1992 1993 1994 1995 1996 1997 1998 1999 2000

YS 20,600 16,739 15,500 12,000 15,400 13,700 10,400 11,237 10,132

AP $212,000 $231,000 $235,000 $237,000 $241,000 $244,500 $234,500 $239,210 $245,900

AL 6,000 7,900 8,000 7,600 7,000 8,400 8,900 7,701 6,250

2001 2002 2003 2004 2005 2006 2007 2008 2009

YS 13,567 16,106 18,351 18,137 21,282 19,000 18,862 13,194 16,271

AP $252,200 $278,500 $301,100 $349,000 $410,246 $460,000 $525,000 $538,000 $549,800

AL 6,258 4,602 5,429 5,435 4,163 6,070 7,168 9,960 6,534

2010 2011 2012 2013 2014 2015

YS 14,861 15,529 13,878 13,663 15,840 21,095

AP $445,400 $506,400 $458,500 $486,700 $507,200 $627,900

AL 8,138 7,399 7,187 7,451 6,380 4,280

Volume rocketing higher by 43%. Prices up 
much higher. Active listings down by 26%. 
Strong spring ahead. 

VICTORIA
1992 1993 1994 1995 1996 1997 1998 1999 2000

YS 8,700 7,600 6,200 5,500 6,600 6,277 5,303 5,440 5,029

AP $233,000 $246,000 $258,400 $235,000 $242,000 $248,000 $246,000 $249,900 $243,400

AL 2,600 3,300 3,600 3,900 2,760 3,374 3,360 3,120 3,117

2001 2002 2003 2004 2005 2006 2007 2008 2009

YS 6,542 7,725 8,105 8,250 8,532 7,953 8,467 6,451 8,986

AP $255,500 $280,200 $329,000 $386,000 $445,000 $522,400 $583,000 $560,000 $600,000

AL 2,408 1,978 1,596 2,022 2,005 2,650 2,799 3,824 2,557

Volume up a whopping 21%. Active listings 
down sharply. Prices rocketing higher. 
Strong spring ahead..

2010 2011 2012 2013 2014 2015

YS 6,155 5,693 5,747 5,998 6,304 8,295

AP $591,000 $613,800 $603,300 $598,000 $579,000 $692,000

AL 3,250 3,780 3,896 3,554 3,269 2,517
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VANCOUVER ISLAND

2010 2011 2012 2013 2014 2015

Campbell River 383 430 411 457 512 490

Comox Valley 724 699 699 704 762 814

Duncan/Cowichan 605 666 554 598 728 785

Nanaimo 1,124 1,084 1,016 1,130 1,230 1,425

Parksville 581 610 512 605 692 815

Port Alberni 252 241 245 271 254 345

Total 3,879 3,807 3,582 3,941 4,335 4,886

Average Price SF $342,300 $341,500 $332,400 $329,100 $345,100 $357,400

Longtime subscribers will note 
the change here. The VIREB 
no longer publishes average 
numbers having switched to a 
benchmark price system. We 
adapted the last 6 years of SF 
home sales and prices only. 
Sales are in record territory as 
is the average price. (If you like 
to see the old - ALL sales 
combined – go to your 
password protected website 
and look at last year’s Outlook 
issue.)

OKANAGAN

1992 1993 1994 1995 1996 1997 1998 1999 2000

YS 4,300 3,700 3,300 2,700 3,100 3,032 2,656 2,900 2,758

AP $136,000 $149,000 $168,000 $162,000 $160,000 $167,800 $164,800 $155,256 $156,400

AL 4,700 5,800 6,900 6,800 6,300 7,122 6,908 6,450 7,159

2001 2002 2003 2004 2005 2006 2007 2008 2009

YS 3,244 3,909 4,301 4,400 4,541 N/A 10,211 6,111 6,327

AP $157,300 $170,126 $200,397 $219,785 $355,300 $402,500 $476,500 $525,000 $469,000

AL 6,337 5,196 4,192 4,215 3,508 4,607 5,206 8,203 7,187

Listings down, sales and prices up. Bodes 
well for a strong spring. (Listings and sales 
numbers are given for all Okanagan areas. 
However the average price is given for 
Central only.) Total sales are even with 
2012, as are active listings. The highest 
average price achieved came in 2008.

2010 2011 2012 2013 2014 2015

YS 5,558 5,688 6,095 6,857 8,478 8,840

AP $482,500 $472,800 $467,800 $474,300 $475,900 $508,600

AL 6,870 6,892 6,870 6,167 5,343 4,973

Inasmuch as the above numbers represent a full years’ performance, they are much more relevant than just the month-to-month 
comparisons. The numbers speak for themselves, particularly the “active listings” and “year-to-date sales” columns.

All numbers courtesy of various local Real Estate Boards carefully compiled and gratefully received. 
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US NUMBERS
As we pointed out last year, we predicted that the USA would 

recover since 2010. (As it did previously 
when over 750 banks closed in 1990, or 
when the real estate market collapsed in 

1991.) From 2010/ 2011/2012/2013/2014/2015 we picked 
Phoenix, Las Vegas, Houston and Austin as well as San Diego as 
the places to invest in the US. Last year we added Seattle, 
Portland and Tucson … and took out Houston. Houston did better 
than we thought and Tucson did not do much.  All others did great 
again. We also liked Miami, San Francisco, San Jose and many 
others … but we stuck to the 5 main ones. Here is this year’s 
numbers update. Please look at the “How did we do” section and 
be astounded as to the price increases we achieved.

Addendum III

Income to Home Price to Ratio
The ratio of household income to house prices is still 
best in Portland and Seattle. That is one of the 
reasons we had picked them last year for the investor. 
Affordable – reasonable price – good ratio and good 
upside. ◊

Phoenix Market 
Snapshot Today 1 Year Ago 2 Years Ago 3 Years Ago3 Years Ago

4 Years 
Ago

5 Years 
Ago

Total Inventory 4,223 4,194 4,577 3,342 37% 4,937 9,904

Median List Price $287,500 $239,900 $199,500 $168,000 19% $119,000 $99,000

% Distressed 1% 2% 2% 8% 22% 21%

Median Days on 
Movoto

162 74 65 59 10% 68 - 15% 83 - 30%

Median House Size 1,900 1,766 1,676 1,635 3% 1,620 1,542

Median $/Sq ft $150 $136 $123 $105 17% $76 $65

Price reductions this year in 
December stood at 1,204 down 
from 1,359 last December. New 
listings clocked in at 1,285 
versus 1,444 last year and 
sold/expired came in at 1,935 
versus 1,828 last year. Not 
much change there.
Major Point: Prices are 17% 
higher … and more than 290% 
over 5 years ago. 5 years ago, 
the inventory stood at 9,904 units, the average price was at 
$99,000, 21% of all sales were distressed. What a dramatic 
change! The average square foot price soared from $65 to $150. 
Yet … there are still very fine deals in Phoenix. We recommended 

you go and buy there since 2010 – not listen to the doomers and 
gloomers … take action. 

THE NUMBERS – 
LAS VEGAS
Major Point: Prices are up 
9%, but as we had warned in 
2013, a lot of old foreclosures 
have been hitting the market 
all year, keeping a lid on 
prices. 

Las Vegas Market  
Snapshot Today 1 Year Ago 2 Years Ago 3 Years Ago3 Years Ago

4 Years 
Ago

5 Years 
Ago

Total Inventory 6,572 6,654 6.055 3,368 80% 7,161 10,888

Median List Price $230,000 $209,000 $189,000 $170,000 11% $123,000 $120,000

% Distressed 8% - - - - -

Median Days on 
Movoto

68 79 76 73 4% 77 81

Median House Size 1,839 1,788 1,718 1,844 7% 1,770 1,656

Median $/Sq ft $122 $113 $107 $91 18% $69 $72

Metro Area
Median

Household
Income

Median 
House 

Price

Income to 
Home Price 

to Ratio

Seattle $50,733 $363,200 7.16

Portland $46,090 $304,700 6.61

San Francisco $63,025 $773,400 12.27

Los Angeles $45,903 $509,000 11.09

San Diego $47,067 $491,700 10.45
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THE NUMBERS – 
AUSTIN 
Price are up by 6% but inventory is 
rising. The median list price in Austin 
is 17% higher over 1 year ago and 
99% higher than it was 5 years ago!
Major Point: Price increases have 
slowed. We expected oil price 
decline to have an impact … but we 
really like Austin – it has an ongoing 
bright future. We did point to the 
Black Swan … OIL and Texas last 
year.

Austin
Today

1 Year 
Ago

2 Years 
Ago

3 Years Ago3 Years Ago 4 Years 
Ago

5 Years 
Ago

Total Inventory 2,408 1,954 1,653 2,034 19% 2,786 3,932

Median List Price $489,000 $461,667 $398,770 $340,000 17% $274,900 $245,000

% Distressed - - - 2% 4%

Median Days on 
Movoto

90 76 70 75 7% 86 93

Median House Size 2,299 2,393 2,273 2,162 5% 1,953 1,818

Median $/Sq ft $221 $194 $178 $157 13% $140 $138

THE NUMBERS – 
HOUSTON
Major Point: What can I say, we liked 
Houston before, it took off because of oil 
declines but it still performed very well.  
Our quote in January 2013: “Prices 
have hardly moved. It is only a matter of 
time before they will.” Well, they did and 
continued Black Swan oil 
notwithstanding. Still we think Houston 
is overbuilt and will see a marked 
slowdown this year. 

Houston
Today

1 Year 
Ago

2 Years 
Ago 3 Years Ago3 Years Ago

4 Years 
Ago

5 Years 
Ago

Total Inventory 7,521 5,273 5,328 6,550 19% 9,946 12,900

Median List Price $349,000 $299,000 $179,000 $148,900 20% $148,000 $144,873

% Distressed 0 1% 1% 1% 2% 3%

Median Days on 
Movoto

62 61 70 81 14%

Median House Size 2,296 2,192 2,043 1,942 5%

Median $/Sq ft $163 $137 $86 $75 15%

Houston 6/13 7/13 8/13 9/13 10/13 11/13 12/13

Price Reductions 1,318 1,475 1,503 1,312 1,474 1,142 846

New Listings 3,553 3,653 3,442 3,043 3,000 2,459 2,007

Sold/Expired 4,137 4,121 4,035 3,344 3,838 3,085 2,903

THE NUMBERS – 
SAN DIEGO
Steady as she goes … as in higher. 
Statistics are hard to get in San Diego. 
We also included stats from ace Realtor 
Neal Hribar (home@hribar.com). They 
show a slower average home sale price 
(+2.4%) increase and an increase in 
pending foreclosures over last year.
Major Point: We said last year: “Higher 
inventory and longer times on the market 
all point to a slower market ahead.” We 
then dropped it out of our top 5 city 
recommendation. I just have a real soft 

San Diego Today 1 Year 
Ago

2 Years 
Ago

3 Year Ago3 Year Ago 4 Years 
Ago

5 Years 
Ago

Total Inventory 1,854 2,018 1,841 1,245 48% 2,607 4,010

Median List Price $599,000 $499,000 $475,000 $520,000 -9% $379,000 $350,000

% Distressed 1% 2% 2% 3% 14% 18%

Median Days on 
Movoto

46 57 50 38 +32% 65 72

Median House Size 1,486 1,418 1,398 1,544 -9% 1,431 1,344

Median $/Sq ft $392 $347 $337 $324 +4% $257 $265

spot, having spent every year in a beautiful 2 
bedroom condo on the beach in Coronado 
Shores (some time ago). One of the most 

livable cities … Mexico flavour, without the 
tough side of Mexico.

mailto:home@hribar.com
mailto:home@hribar.com
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THE NUMBERS – SEATTLE
Major Point: A fine 20% price increase. 
You, dear investor did well. However 
inventory is up by 44% – highly unusual 
when you head into the winter. Also the 
days on market are a little worrisome. Stay 
on the sidelines for now.

Seattle Today 1 Month Ago 1 Year Ago1 Year Ago 2 Years Ago2 Years Ago

Total Inventory 976 1,656 1,586 4% 1,149 44%

Median List Price $539,500 $499,000 $460,000 1% $379,000 20%

% Distressed 0% 1% 1% 2%

Median Days on Movoto 52 115 110 5% 76 51%

Median House Size 1,840 1,720 1,714 1,560 10%

Median $/Sq ft $312 $302 $304 1% $276 9%

San Diego Dec 2015 Year-over-YearYear-over-Year

Median Home Price $520,000 +7.2% $485,000

Average Sales Price $656,625 +2.4% $640,944

No. of Homes Sold 2008 +1.5% 1978

Pending Properties 2462 +22.4% 2011

Foreclosures Sold 42 -8.7% 46

Short Sales Sold 8 +33.3% 6

Active Listings 4205 -11.5% 4749

Active Foreclosures 86 -56.8% 199

Active Short Sales 17 -60.5% 43

Sales Price vs. List Price 97.7% +0.4% 97.3%

Average Days on Market 45 -14.3% 53

Tucson Today 1 Year Ago1 Year Ago

Total Inventory 5,106 4,299 18%

Median List Price $199,000 $205,000 -2%

% Distressed 6% 3%

Median Days on Movoto 70 69 +1%

Median House Size 1,803 1,838 -1%

Median $/Sq ft $119 $116

THE NUMBERS – PORTLAND
Portland is beautifully situated, has the most 
affordable prices vs. household income, a strong 
real estate market and something called the Urban 
Growth Boundary, which is a state controlled land 
use law similar to our ALR. 

Portland 2016 Jan – 2015 Jan2016 Jan – 2015 Jan2016 Jan – 2015 Jan

Average Listing Price $474,429 +2.8% w-o-w

Median Sales Price $335,000 +6.3% y-o-y

Average Price/sqft $246 1.2% y-o-y

Number of Sales 2,639 +9.9% y-o-y

Finally: The above US cities are good examples of what we told our 
subscribers and conference attendees in the last 5 years. We said – 
if you want cash flow of $700- $800 you have to pay $65,000 - 
$90,000 in Phoenix, $150,000 to $170,000 in Scottsdale and 
$210,000 in San Diego. But note that when markets turn the markets 
with more cache (like Scottsdale and San Diego) will turn up higher in 

price faster. Exactly what has taken place. Scottsdale has 
seen huge price increases in the last 6 months. 
See more under US recommendations.
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exceptionally strong for 3 years. In the last 2 year’s Outlook issues 
we noted “…the distorting factor remains to be the overseas 
(European and Asian) buyers that park some ‘scared cash’ into 
Toronto and Montreal condo towers. As long as they keep coming 
the long-term outlook will stay strong…” 
Toronto remains our financial centre (for now), the economy in 
Ontario should benefit from lower gas prices and lower Canadian 
dollar. Also foreign money is pounding into the upper end of 
Toronto. Another positive year ahead.

HOMEOWNER: Buy single family, buy condo. 
INVESTOR: Buy all areas we recommended close to rapid transit. 
Look up Toronto suburb section.

THE NUMBERS – EDMONTON
Sales of residential property were down 9% from 2014. This 
decrease was reflected across all property types except duplex 
and row house sales which were up 6%. Single family homes 
sales were also down 9% over last year and condos were 
down 13%. There were 17,298 residential sales reported in 
2015 as compared to 18,991 in 2014. 
Although sales were down, prices are up (a tad) year over year, 

with single family homes finishing the year over 1% 
higher relative to last year at an average price of 
$437,569. For 2015, the average price of a condo was 
$252,954 (up 0.4% from 2014) and the average price of 
all residential properties was $372,511 (up 1.5% from 
2014).
The all-year sales-to-listing ratio was 54% (down 16% 
from 2014) with average days-on-market at 51 days (up 
from 47 last year). An increase of listings was 
highlighted by a year-end inventory of 5,088 properties, 
up dramatically from the end of 2014 where only 

3,059 properties were available.  
Major Point: Sales down, listings way up. Prices are still hanging 
in there at year end. But we expect serious price declines in the 
months ahead as the oil crash bites into employment numbers and 

CANADA 
NUMBERS
As every year we list the background information for 
each major market in Canada.

Essentially – in this section – we report each real estate market’s 
performance for December 2015 and y-t-d 2015 and measure it in 

percentage terms against December 2014 
and y-t-d 2014. We also added – where 
available – the market performance for 

2011 – which was a banner year before the sharp real estate sales 
collapse of 2012 to help you get a clearer picture to compare.

THE NUMBERS – TORONTO 
Like in Surrey, Toronto experienced the second best sales result 
on record for December. A record year overall!  There were 4,945 
sales reported in December bringing the 2015 calendar year total 
to 101,299 – a substantial 9.2 % increase compared to 2014 as a 
whole.

Strong annual sales increases were experienced for all major 
home types last year.
The average selling price for 2015 as a whole was $622,217 – 
up 9.8 % compared to $566,624 in 2014. 
The MLS® HPI Composite Benchmark Price was up by a 
similar annual rate of 10% in 
December. 
GTA home price growth was driven by the 
low-rise segments of the market, but 
condominium apartment price growth was 
generally well-above the rate of inflation 
as well through 2015.
Major Point: With an average time of 
only 29 (32 last year) days on the market, 
Toronto’s real estate markets have been 

Addendum IV

TORONTO Dec 
2015

Dec 
2014

% Dec 
2012

YTD 
2015

YTD 
2014

%

Units Sold 4,945 4,446 +12% 3,600 101,300 92,867 +09%

Average Price 609,100 566,700 +07% 478,800 622,200 566,600 +09%

Active Listings 9,137 10,230 -11% 13,241

Avg. SF Home 
Price

825,500 738,300 +11% 609,700

Avg. Condo Price 378,000 362,800 +04% 325,700

EDMONTON
Dec 2015 Dec 2014 %

YTD 
2015

YTD 
2014 %

Dec 
2011 %

Units Sold 713 805 -11% 17,298 19,028 -10% 784 -5%

Average Price 366,200 357,900 +02% 372,000 367,000 +02% 321,000 +08%

Active Listings 5,088 3,059 +40%

Avg. SF Home Price 424,600 429,600 -1% 437,600 432,700 +01% 381,000 +12%

Avg. Condo Price 249,000 245,100 +01% 252,900 252,000 0% 230,000 +09%
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new taxes snuff out hope for individuals. (Note the decline in SF 
home price … Y-t-d average and month of December.) We expect 
an exodus into BC making it even tougher.
INVESTOR: Sell all. Get back in sometime late 2016 or early 
2017. Look for ‘deals of a lifetime’ by or after the summer. We will 
be actively looking for deals for our own company, but not yet.
HOMEOWNER: Needless to say if you live in Edmonton and it is 
your home, buy the best home you can afford. It is a great city 
to live in and the prices are the lowest of any MAJOR Canadian 
city. Pick a good buyer oriented realtor and make lowball offers. 
(Review Alberta section.)

THE NUMBERS – CALGARY
December sales activity slowed to 878 units in the city, 18% below 
last year at this time and well below the five and 10-year averages. 
The benchmark price dipped to $448,800, some 2.33% year 
over year.

CREB® chief economist Ann Marie Lurie noted that economic 
uncertainty, followed by weak economic conditions and job losses, 
contributed to slowing housing demand throughout the year. 
Indeed. However, most analysts had expected a slower year than 
what actually happened. In December, monthly inventory stood at 
4,336 units, 28 % higher and at the highest 
December level recorded since 2008. 
On an annual basis, sales activity declined 
by 24% in the detached sector and 33 and 
28% in the apartment and attached 
segments, respectively. December prices for 
both the detached and attached sectors 
remained a tad above 2014 numbers.
Major Point: Active listings are 28% higher 
this year than last but still lower than 2011! 
Y-t-d sales are 26% lower, December signed 
out with 18% fewer unit sales. Actually the 
performance is not bad considering the 
economic environment of oil crash and tax 
increases. Prices are marginally lower but 

we expect price declines to accelerate.  
INVESTOR: We love Calgary but we will take an investment 
breather. See Edmonton.
HOMEOWNER: A great place to live and buy your own home, but 
please note the remarks under Edmonton. The same will apply in 
Calgary. Also note the piece on Alberta office and retail markets. 
(REVIEW Alberta section.)

THE NUMBERS – VANCOUVER
2015 home sales were the highest annual total in REBGV history. 
Four straight months with more than 4,000 sales a month from 
March to June, another first. Sales reached 42,326, a 28 % 
increase from the 33,116 sales recorded in 2014, and a 48 % 
increase over the 28,524 residential sales in 2013!
With sales-to-active-listings ratios above 25 % for 11 months in 
2015, the Metro Vancouver market experienced seller’s market 
conditions for much of the year.

The benchmark price for all residential properties in 
Metro Vancouver ends the year at $760,900. This 
represents a 19 % increase.
The benchmark price for detached properties 
increased 24% from December 2014 to $1,248,600.
The benchmark price of an apartment property 
increased 14% from December 2014 to $436,200.
(For consistency JREI reports average sale prices 
over 24 years. The benchmark prices try to iron out 
the imperfections of the high and the low end of the 
average prices quoted. However as long as we report  
Vancouver benchmark prices as that average price 

achieved between Lions Bay and Maple Ridge for ALL properties, 
we think the averages for each class work better. The fine 
Vancouver Real Estate Board needs to be congratulated on its 
new statistical package. Fantastic!)

CALGARY
Dec 

2015
Dec 

2014 %
YTD 
2015

YTD 
2014 % Dec 2011

Units Sold 878 1073 -18% 18,830 25,543 -26% 1,289

Average Price 462,600 472,200 -2% 469,400 482,200 -3% 410,200

Active Listings 4,336 3,336 +28% 6,613

Avg. SF Home 
Price

533,600 550,900 -3% 537,000 557,200 -4% 455,000

Avg. Condo 
Price

304,200 318,600 -5% 309,000 324,100 -5% 270,000

VANCOUVER Dec 2015 Dec 2014 % YTD 2015 YTD 2014 % Dec 2011

Units Sold 2,849 2,123 +33% 42,466 33,185 +28% 1,663

Average Price 989,000 819,000 +21% 914,000 812,700 +21% 691,000

Active Listings 11,725 15,997 -21% 11,148

Detached Prices 
New

2,026,200 1,530,391 +21% 1,781,300 1,640,200 +09% 1,398,500

Detached Prices 
Used

1,607,400 1,324,500 +21% 1,430,500 1,216,800 +17% 1,053,800

Condo Price 
New

568,300 452,378 +25% 523,600 483,832 +08% 463,700

Condo Prices 
Used

483,500 421,828 +15% 473,500 454,549 +04% 440,200
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Single family soaring! Eyebrows right over the back of the head! A 
great overall market. The averages price ranges are all higher, but 
the real story is found in the single family home sectors 
everywhere. Astounding price increases…never before seen:
Price increase Westside = 16%, East Side = 23%, Richmond = 
17%, Coquitlam = 19%, West Vancouver = 17%, Maple Ridge = 
12% Vancouver total = 17%. Astounding! This would not be 
possible without the offshore money flooding and competing in our 
markets.
Major Point: A fabulous year, best ever. Sales higher, prices 
higher, prices on detached homes a LOT higher. 
Outperforming dramatically all years. It is always better to look 
at the y-t-d- numbers than the monthly numbers, where there can 
be much wider swings. As last year ... the single-family home 
sector did much better than the condo sector – again. 
HOMEOWNER: There is no better place in 
the world to live. Buy the best place you 
can afford. 
INVESTOR: The trend is for people to 
move back downtown. The upper end will 
continue to be fought over by International 
investors. If you have the wherewithal play 
here. There is no cash flow in Vancouver – 

it is a capital gain play only – with all that entails. Our predictions 
from last year were right on – but even exceeded.

THE NUMBERS – FRASER VALLEY 
Fraser Valley real estate experienced its strongest year in a 
decade in 2015. This was the second highest year for property 
sales in Fraser Valley’s history. The previous high was in 2005.
21,095 sales clocked in 33% more than the 15,840 sales in 2014 
and December sales were the highest for that month in Fraser 
Valley’s history.
The benchmark price of a detached home in December was 
$672,400, an increase of 17%.
The benchmark price of townhouses increased 9.6% to $293,000.
The benchmark price of apartments was $204,900, an increase of 
7%.
Major Point: Average condo prices in 2009 stood at $226,900 and 
in December 2008 at $225,500. So, the December 2015 number of 
$224,100 is closer to getting back in line. But nothing as compared 
to the single family price surge throughout the valley. Sales are up 
a whopping 43%, prices are up 23% overall! White Rock’s price at 
an average at $1,365,000! Delta North is up 33%! The best ever. 
I have had the privilege of being a judge at the Fraser Valley 
Commercial Building Awards for the last 5 years. I have seen a 
lot of excellent new condo developments, well thought out 
designs, great layouts and fine prices. No doubt the valley will keep  

VANCOUVER 
suburbs Avg. Prices  
and Sales 2015 2014 Price YTD 2012 Price YTD 2011 Sales 2015 Sales 2014 Sales 2012 Sales 2011

West Side 1,346,400 1,234,500 1,080,700 1,154,000 8,385 6,103 5,196 7,140

East Side 838,000 721,000 647,600 658,100 4,357 3,709 2,777 3,386

Richmond 850,400 740,000 666,670 714,800 5,752 4,270 2,809 4,262

Coquitlam 665,500 598,100 557,600 557,300 3,402 2,621 2,106 2,576

West Vancouver 2,572,900 2,190,000 1,993,800 1,966,300 1,389 1,085 832 1,432

Maple Ridge 473,400 434,400 415,350 433,500 2,413 1,764 1,379 1,595

Vancouver Overall 989,000 818,000 689,400 781,700 42,466 33,185 25,078 32,437

VANCOUVER SF 
detached Avg. Prices 2015 2014 %

West Side 3,225,600 2,780,000 +16%

East Side 1,269,000 1,028,000 +23%

Richmond 1,407,000 1,198,000 +17%

Coquitlam 965,700 811,300 +19%

West Vancouver 2,998,600 2,544,200 +17%

Maple Ridge 580,111 516,900 +12%

Vancouver Overall 1,454,400 1,245,400 +17%

FRASER VALLEY Dec 2015 Dec 2014 % YTD 2015 YTD 2014 % Dec 2011

Units Sold 1,543 1,075 +43% 21,095 15,840 +33% 890

Average Price 627,900 507,200 +23% N/A N/A 506,400

Active Listings 4,280 6,380 -26% 7,399

Condo Prices 224,300 221,100 +01% 218,300

Detached Prices 804,400 667,500 +20% 594,400
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on growing as the city expands. And yes, there is cash flow 
available here.
INVESTOR: As last year: the valley will have a much better year 
than most... We like all of it – in particular (again) White Rock, 
Tsawassen and Surrey. With a 1000 people a month moving to 
Surrey and 20% of all sales – the Valley will make you money. 
HOMEOWNER: Buy the best home you can afford – great 
lifestyle, fine buildings plus great appreciation potential.  

VICTORIA – THE NUMBERS
The benchmark price for a home in Victoria was up 9.4% over 
December 2014, rising from $560,900 to $613,600. 
The benchmark price for the coverage area of the Victoria Real 
Estate Board overall was $521,100 as of December 31, 2015, 
compared to $477,400 at the end of December 2014 – an 
increase of 9%. 

Interestingly and to put that into context, Rick Hoogendorn – ace 
Realtor with Royal Lepage – reports that that means homes in the 
Victoria core hit a new year-end high, while overall prices for the 
region are still below peak from May 2010 of $527,300.
In Saanich East, two neighbourhoods experienced unusually high 
growth compared to others in the municipality. The benchmark 
price for homes in Saanich East Camosun are up 19% in the 13 
months since November 2014, and 18% for homes in the Mt. 
Tolmie area. Both neighbourhoods are landlocked, and tend to 
underperform because of their lack of waterfront and water view 
homes. Yet now, both are well above the previous high for prices 
in the area. 
Victoria has a dramatic shortage of inventory, which led to a higher 

than normal number of multiple offer situations, particularly in 
areas as above. It's like there is a group of single family home 
buyers moving from new listing to new listing like a bundle of 5-
year-old soccer players moving in a tight group around the 
pitch. When they don't get their offer accepted the first, second, 
and third time out, silly bids start to occur. 
As an example, 35 homes went pending in Saanich East in 
December. 19 of those sold under the list price but 16 sold at or 
above list price. 14 of the 16 were above list, with the highest 
being $70,000 above, a home that garnered 11 offers, many of 
them unconditional. 
There were 8,295 MLS transactions in 2015 and we haven't 
seen that kind of volume here since 2007. That represents a 
23.8% increase over the number of transactions in 2014! So 
high demand and low inventory. 
At year end, active listings were down a whopping 29% for 
single family homes, and 24% for condos! Says Rick: “Upward 
price pressure can certainly be expected if the spring market 
doesn't result in a very substantial increase in inventory.”   
Major Point: Listings are much lower (good), average single 
family homes prices are up by 13% well ahead of the price 
achieved in 2011 – $613,800. The average condo price last 
year was an aberration ($387,800 just achieved in December 
2014) and this year therefore it is likely an aberration to the 
downside. Still condos are weaker than family homes. 

Last year we wrote: INVESTOR: We think Victoria will have a 
much better year in 2015. Many Canadian retirees will come 
in 2015 and that trend will accelerate in the next few years. We 
continue to make that forecast for 2016 as well.
HOMEOWNER: One word – paradise. All come true and still is 
true for 2016 as well.

THE NUMBERS – VANCOUVER ISLAND
A total of 4,886 single-family homes sold for an increase of 13 
% over the 4,335 sales recorded the previous year. Both the 
benchmark and average prices increased last year, up 7 % and 

FRASER VALLEY DETACHED AVERAGE PRICES AND SALES

Price Y-T-D 2015 Price Y-T-D 2014 Price Y-T-D 2011 Dec. Sales 2015 Dec. Sales 2014 Dec. Sales 2011

Abbotsford 526,200 452,700 464,700 119 80 43

Langley 780,000 653,200 581,900 95 77 68

Surrey Central 887,500 606,200 590,600 429 255 192

White Rock 1,365,600 1,122,900 944,100 131 94 70

Mission 478,000 385,300 364,600 48 36 39

Overall 804,000 667,500 594,400 764 508 453

VICTORIA Dec 
2015

Dec 
2014

% YTD 
2015

YTD 
2014

%

Units Sold 436 389 +21% 8,295 6,304 +24%

Active Listings 2,517 3,554 -22%

Avg Price S.F. 692,000 579,000 +13%

Avg. Condos 319,700 387,600 -17%
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four % respectively. Inventory levels were at their lowest since 
2005, down 17 % from the previous December. 
The benchmark price for a single family home was $338,500, up 
7% from one year ago. 
The overall average price of a single-family home in December 
was $362,128, up 2% from December 2014.
The December 2015 benchmark price of a single family home in 
the Campbell River area was $265,200.
In the Comox Valley, the benchmark price was $332,900, up 4% 
from 2014. 
Duncan reported a benchmark price of $302,300, an increase of 8 
% over the same month in 2014. 
Nanaimo’s benchmark price rose 5 % to $356,300.
Parksville/Qualicum area saw its benchmark price rise by 7% to 
$380,900. 
The price for a benchmark home in Port Alberni was $197,700, an 
increase of 12% since December 2014
Major Point: The average price in December 2009 was 
$341,500; in 2008 it stood at $336,500. This month it 
finally climbed over the past few years averages and 
came into a new high at $357,400. 
Other than Campbell River (sales down 4%), all markets 
reported increases in prices and sales. Cowichan Valley 
and Nanaimo were particularly strong. More details in 
the Blast from the Past. 
INVESTOR: Values grow where people go. Overall a better market 
with overall condo sales up 67%, but up island lot sales were still 
off by 26%. Still, as last year, recreational investors still hold back 
and the cash flow seeker worries about tenants. Select your 
investments carefully. We think that 2016 may well be the year of 
recovery that is long overdue here. 
HOMEOWNER (RETIREE): Same as Victoria, there are few better 
places to live in the world than the Island.

THE NUMBERS – OKANAGAN
Sales posted a record for the month of December at 444 units, up 
7% from December 2014. Last month’s results contributed to 2015 
being the busiest year since 2007, when a record 8,702 annual 

transactions were counted. A total of 7,988 residential sales 
were recorded for 2015, up 6% from the 7,525 sales in 2014. 
“Considerable momentum has built up in the Okanagan housing 
market,” said Christopher Miller, OMREB President. “The 
exceptionally strong pace of December home sales will likely 
translate into a strong market in first half of 2016. The inventory 
of homes for sale is now down over 10% from a year ago, with 
fewer homes on the market this winter than at any time since 
2007.” Indeed, we recommended Kelowna for the investor in 
2015 and our prediction was well borne out. Fine return WITH 
cash flow throughout.
The Central Okanagan and Shuswap markets have exhibited 
relative strength this year, while housing demand in the North 
Okanagan has edged lower largely as the result of a weaker 
Alberta economy.
Overall sales of all property types reported in OMREB’s Board 

area rose 4.3% year-to-date (to 8,840 from 8,478). 
Board-wide, total residential sales for the month were up 4% 
over last year at this time (at 444 units from 426) while year-to-
date sales by 6% compared to 2014 (to 7,988 units from 7,525).
The average number of days to sell a single family home in 
December was 129 days board wide, compared to 113 days at 
this time last year. Year-to-date, homes are selling within 109 
days compared to 115 days during the same period in 2014. 
Major Point: With 59% of buyers locally and a further 17% from 
the rest of BC, the current strength of Kelowna will continue. 
Bert Chapman, Managing broker of Premier properties in 
Kelowna says: “I believe that local buying will remain strong. 
Buyers from Vancouver and BC will get stronger. I have met 
many Albertans who bought in Phoenix and Palm Springs when 
our dollar was over par and US real estate prices were low. 

ZONE 2015 Sales 2014 Sales % Avg. Price 2015 Avg. Price 2014 %

Campbell River 490 512 -4% 318,670 303,453 5%

Comox Valley 814 762 7% 363,631 359,437 1%

Cowichan Valley 785 728 8% 360,361 339,163 6%

Nanaimo 1425 1230 16% 391,313 370,760 6%

Parksville/Qualicum 815 692 18% 404,700 397,566 2%

Port Alberni/West 345 254 36% 227,963 210,157 8%

Board Totals 4886 4335 13% 357,407 345,108 4%

KELOWNA Dec 2015 Dec 2014 % YTD 2015 YTD 2014 %

Units Sold 376 346 +09% 10,192 9,918 +03%

Active Listings 2,440 2,657 -8%

Average Price SF 508,600 475,900 +07% 511,000 498,500 +03%

Condo Prices 257,300 244,000 +05% 258,500 243,200 +03%
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CENTRAL OKANAGAN STATISTICS – DECEMBER 2015

Central Okanagan CM This Year CM Last Year Increase This YTD Last YTD Increase

Units Listed 376 342 8.67% 10,192 9,918 2.76%

Units Sold 341 310 10.00% 5,792 5,373 7.80%

Sales Volume $148,660,373 $127,050,354 17.01% $2,475,686,730 $2,249,950,120 10.03%

List/Sell Ratio 96.73% 95.62% 96.58% 95.89%

Days to Sell 97 118 -17.97% 84 100 -15.96%

Active Listings 2,440 2,657 -8.17%

North Okanagan CM This Year CM Last Year Increase This YTD Last YTD Increase

Units Listed 146 126 15.87% 3,931 3,858 1.89%

Units Sold 86 112 -23.21% 1,897 1,991 -4.72%

Sales Volume $30,368,529 $36,674,010 -17.19% $668,059,086 $691,386,028 -3.37%

List/Sell Ratio 93.99% 95.54% 95.96% 95.84%

Days to Sell 136 169 -19.83% 115 139 -16.74

Active Listings 1,669 1,891 -11.74%

Shuswap / Revels. CM This Year CM Last Year Increase This YTD Last YTD Increase

Units Listed 63 63 2,262 2,290 -1.22%

Units Sold 57 65 -12.31% 1,151 1,114 3.32%

Sales Volume $19,228,893 $16,909,914 13.71% $361,331,439 $332,852,668 8.56%

List/Sell Ratio 92.39% 93.54% 95.16% 94.19%

Days to Sell 176 255 -30.83% 143 175 -18.36%

Active Listings 975 1,099 -11.28%

Grand Total CM This Year CM Last Year Increase This YTD Last YTD Increase

Units Listed 585 535 9.35% 16,385 16,066 1.99%

Units Sold 484 487 -0.62% 8,840 8,478 4.27%

Sales Volume $198,257,795 $180,634,277 9.76% $3,605,077,255 $3,274,188,815 7.05%

List/Sell Ratio 95.87% 95.40% 96.32% 95.70%

Days to Sell 113 148 -23.62% 98 119 -17.23%

Active Listings 4,973 5,343 -6.92%

They can now profit from the US property value increase and our 
low dollar. Time to buy some Okanagan real estate with the profits. 
Alberta will remain a strong contributor. Inventory is low. Demand 
is strong. You do the math.”  Well said, Bert. The same holds true 
for many other investors that invested in the States and now are 
repatriating their profits on purchase and US dollar conversions. 
Flush with cash they are looking to buy.
Please note the vast Okanagan Real Estate Territory, from 
Revelstoke to Peachland. Market areas, sales and prices vary 
dramatically. Make sure you hire a quality local realtor (like Bert).

HOMEOWNER: Prices are still reasonable, but with rising sales 
and lower inventories, that will change. Still, plenty of time to 
make the great deal. Very few places in the world with better 
climate and surroundings.
INVESTOR: Carefully check out deals offered. Much of the 
condo sector is still pricey for what is offered. Also, Kelowna is 
known for converting buildings into “no rentals.” Make sure you 
can rent your property.
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THE NUMBERS – THE NORTH 
The BC Northern Real Estate Board (BCNREB) reported 4840 
property sales – down from last year’s 5,218 sale.  
The month of December saw 6% more sales (12% more detached 
residential sales) than the prior December, though overall annual 
sales dropped by 6.5%. The average price of residential detached 
homes rose by 1% across the Board, though all property types, in 
aggregate, saw a drop of 2%.    
“Some areas in the BC Northern area are being affected by the 
global commodity slowdown and have seen a drop in sales 
volume and also price pressure,” comments Ken Laursen, Past 
President of BC Northern. “The effect of commodity markets on 
the housing market in some areas brings to the forefront the fact 
that the economy of the North remains largely commodity driven.”  
Prince George (we recommended it last year) continues to be 
mostly unaffected by the economic conditions thanks to a more 
diversified economy. Sales for 2015 are nearly identical to the year 
before, while average sale prices for all properties have risen 6%.  
The western area saw larger drops in sales, with Kitimat being 
particularly affected. After seeing a few consecutive years of 
significant increases in price, the average price of property in 
Kitimat has dropped this year. Sales to active listing ratio for 
December 2015 was 11% and suggestive of a buyer’s market. 
Terrace also saw a drop in sales and average prices in 2015 after 
an unusually hot and speculative 2014. Prince Rupert’s sales 
have fallen more than the Board average. The City has, however, 
continued to see an increase in average sale prices. Smithers 
has seen a small drop in sales for 2015 but an overall rise in 
average sale price.  
The northern area was particularly affected by the commodity 
(especially oil and gas) markets. Fort St John’s sales dropped by 
approximately 28% with an approximately 9% drop in average 
property prices. The sales to active listings ratio for December 
2015 was 7%, suggestive of a buyers’ market.    
In the southern area, 100 Mile House has benefitted from the hot 
market in the Lower Mainland, with an influx of recreational 
property buyers driving the short distance north to purchase 
vacation homes. Both the number of sales and the average sale 
prices were up in the District. Williams Lake saw a modest drop in 
sales and average sale prices, which may be caused by concerns 
over the lower rates for copper.  
While BC’s economy continues to outperform the rest of Canada, 
some areas of the North have seen difficult economic conditions. 
Some of the previous price gains in the northern and western 
areas of the Board were caused by speculation and a return to 
pre-2014 numbers may actually benefit local residents, especially 
local buyers. Forecasts for 2016 suggest commodity markets will 

continue much as they have through 2015, though the Board sees 
some hope for improvement toward the end of the year.  

By Region
In the 100 Mile House area 384 properties sold this year 
compared with 345 properties in 2014. The 114 single family 
homes that sold in 2015 had a median value (half sold for less) of 
$220,500. Active listings stood at 465 properties down from the 
542 properties at the end of 2014. 
In Williams Lake, 359 sales sold in 2015, down from 369 sales. 
Half of the 134 single family homes sold in 2015 went for less than 
$224,000. Active listings stood at 286 at the end of December 
down from 329 last year.  
273 properties changed hands in the Quesnel area in 2015, down 
from 281 that were sold in 2014. The median value of the 121 
single family homes sold in 2015 was $202,500. At year end there 
were 181 properties for sale, down from 192 properties at the end 
of 2014.  
In Prince Rupert 209 properties sold compared with 289 in 2014. 
Half of the 158 single family homes sold in 2015 sold for less than 
$260,000. Active listings stood at 153 properties down from the 
same time last year.  
271 properties sold in the Terrace area in 2015 compared with 
2014’s 351. Of the 153 single family, half sold for less than 
$307,000. Active listings stood at 151 properties same as in 2014.  
In the Kitimat area, 120 properties sold compared to the 146 
properties sold in 2014. The median value of the single family 
homes sold in 2015 was $307,300. Active listings stood at year 
end at 63 compared with 94 at December 31st, 2014.  
60 properties changed hands in the Houston area in 2015, 
compared to the 64 properties in 2014. The median value of the 
32 single family homes sold was $159,500.  Active listings stood at 
50. 
252 sales in the Smithers area in 2015, compared to 266 sales in 
2014. The median value of the 113 single family homes that sold in 
2015 was $258,000. Active listings stood at 211.
The 120 properties sold in Vanderhoof in 2015 compared with 
2014’s 132 properties. Of the 44 single family homes that sold in 
2015, half sold for less than $218,000. Active listings stood at 103 
compared with 95 properties a year ago.  
In Fort St. John 691 properties sold in 2015, down from 943 sold 
in 2014. Of the 266 single family homes sold in 2015, half sold for 
less than $403,500. Active listings stood at 479 properties up from 
the 400 properties at the end of 2014.  
In the Mackenzie area 67 properties sold in 2015, compared with 
2014’s 77 properties. The median value of the 47 single family 
homes that sold in 2015 was $158,000. Active listings stood at 72. 
Major Point: We like our crystal ball gazer David Steele, who 
summarized his views for Ft. St. John and Site C dam well. The 
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Community Dec 2013 Units Dec 2014 Units Dec 2015 Units

100 Mile House 238,189 78 243,605 119 226,984 114

Williams Lake 232,301 118 253,773 138 237,103 134

Quesnel 204,483 105 212,152 123 213,704 121

Prince Rupert 192,379 187 217,651 212 260,604 158

Houston 166,547 21 157,063 44 157,487 32

Smithers 254,853 110 247,458 106 273,241 113

Burns Lake 129,728 23 117,815 35 133,756 45

Vanderhoof 219,221 43 204,255 52 211,179 44

Fort St. James 174,531 16 192,276 21 171,139 27

Fort St. John 373,648 381 418,646 422 425,083 266

Fort Nelson 316,880 31 302,961 27 280,278 19

Mackenzie 153,032 79 164,662 61 169,321 47

Prince George 259,962 910 271,580 950 284,611 976

Terrace 251,477 219 302,340 177 308,436 153

Kitimat 238,411 142 318,046 78 298,624 82

BC government is in support for both Site C dam and LNG plants 
building. As we reported in the fall it is likely that Shell will go 
ahead before Petronas with an LNG plant. If you are interested in 
investing, do some research as there is a wide variety of local 
influences throughout every town. For instance you can buy very 
nice 2 bedroom, 2 bath condos in Quesnel for $68,000 – located 
downtown and river front lots with beach – fully serviced for as low 
as $30,000. ◊ 
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