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IS IT STILL TIME TO BUY?

LOW OIL AND EVEN LOWER INTEREST RATES FUEL OUR LIVELIEST DEBATE EVER

8™ ANNUAL
REAL ESTATE

ROUNDTABLE

Brad Lamb (O1)
Developer, Lamb Development Corp.

Sherry Cooper (02)
Chief economist, Dominion Lending Centres

Paul Miklas (04)
CEO, Valleymede Homes, CBC Next Gen Dragon

Mathew Rosenblatt (05)
Developer, Distillery District

Garth Turner (06)
Author, broadcaster, former minister
of national revenue

Elise Kalles (07)
Top carriage trade real estate agent,
Harvey Kalles

Barry Cohen (09)
3 time winner #1 Re/Max Salesperson
in Canada

Karen Stintz (10)
Former TTC chair, Ward 16 councillor
and mayoral candidate

Moderators: Ron Johnson (03) Mike Eppel (08)

Ron Johnson: Welcome, everyone,

to the eighth annual Post City

Magazines Real Estate Roundtable
with our new partners for this event
680News. ’'m Ron Johnson, editor of Post
City Magazines, and I along with Mike
Eppel, senior business editor at 680News, will
be co-moderating this years discussion. Mike,
why don’t you fire off the first question.

Mike Eppel: Over the past couple of

months, there have been some

economic reports out regarding the
Toronto housing market. Specifically, one
being, I think it was, from Deutsche Bank,
saying the market is 50 or 60 per cent
overvalued or something of that nature.
The Bank of Canada itself said that the
market was overvalued by 30 per cent in the
worst-case scenario. So a simple question:
Are we overvalued, balanced or undervalued
in the GTA?

Sherry Cooper: The short answer is,

I think, balanced, but I think you

have to segment it. It’s more than
just one amorphous housing market. I think
the single-family home market in Canada in
general and Toronto specifically is in some
sectors a seller’s market. Anything less than,

pick a number — $1.5 million, I don't
know, $1 million — they’re still competitive
situations. Let’s face it. With land use
restrictions, there’s just a limited supply of
single-family homes, and with the traffic
problems, people are less willing to move
way, way, way far out, and many young
families are very anxious to have their own
home and to have a detached home. So
there is excess demand.

Paul Miklas: See, it’s funny, when
you sit there and you say it’s 30 per
cent above the market....

Ron Johnson: That’s what the Bank of
Canada was talking about.

Paul Miklas: I'm sorry. When I hear the Bank
of Canada make a statement like that, I figure
they must be talking about something like a
Vancouver or a Calgary. When you come to
Toronto, were actually exploding in some
ways.

In Richmond Hill, for example, you take a
site at Leslie and Major Mackenzie. A 35-
/50-foot product, a product introduced on 35-
foot wide lots, 2,400 square feet, selling at
$1.1 million. You've got on a 50-foot lot, a
house that’s roughly around 3,600 square feet

selling at $1.6 million, $1.7 million. On a site
of 72 units, you have people lined up for a
week waiting to get in there, and they literally
sell out in one day.

Barry Cohen: I'm somewhere
between balanced and undervalued
just from a perspective of sheer
demand. Demand is going to outstrip supply
this year, and the spring market certainly
will be heated. It’s already heated now.
You'll still see multiple offers and whatnot.
It won't be new.

Brad Lamb: The measure, always the

measure for the condo market, for

the small condo market, has been
rent replacement versus owning. Can you buy
an apartment for the same or as much money
per month as it costs to rent? Interestingly,
right now, the cost of renting is higher than
the cost of owning.

Mike Eppel: Karen, you wanted to chime in?

Karen Stintz: Yeah. I think that

there are [two] things that make the

Toronto market attractive, and as
long as we can protect them, we'll always keep
the market attractive. One is that we have very



open immigration, so we will remain a
destination that people choose to come to, and
as long as our population grows, we will
always have more demand than supply, which
will help keep that investment solid. I think
the other thing that works in our favour is
that the schools in the area, in Toronto, are
excellent schools, and when you look at the
areas where the real estate is strong, it’s
because people can actually send their kids to
those schools and not have to send their kids
to private schools.

Elise Kalles: There’s not that much

coming out, even in the price range

we're working in. There just isn'.
And when it’s priced realistically, it sells.

Garth Turner: A couple of points.

Obviously, a lot has been said already.

Just to Karen's point and others about
living in your house for less than you can rent
and so on, people never ascribe a value to the
equity in their home, ever. It’s just money
that’s parked there. They never really think
about what that money could earn if it were
not sitting in a home. It’s a bit of a distorted
argument, but it’s one that’s used universally,
ubiquitously in the real estate market.

So what’s happened so far in the last half an
hour here has been the usual ... boosterism
session of everything about real estate is
perfect and great and balanced, demand will
go on forever, and real estate will continue to
have these huge value increases. All of that is
somewhat true. Real estate is local, obviously,
and every market and every neighborhood is
different. It’s a lesson that people in Calgary
have been learning pretty fundamentally in
the last month or so as we've seen listings go
up by 120 per cent and sales go down by 30
per cent. So you get variations in a
marketplace, and I saw Sherry, you, had some
comments the other day in the press about
that, which I thought were fine.

We never talk about what can happen

with a one-asset strategy. And again, back
to my example with Calgary, where you have a
one-asset strategy that people have had,
and then, all of a sudden, they are in deep
trouble. So we never talk about that, and it’s
all going to be sunshine, ponies, lollipops and
the rest of it from here to forever. I don't think
that’s the case.

Brad Lamb: What I don’t fathom about what
you're saying is why does someone ... if you
buy a house and you can afford the house and
you're raising your family and that’s where all
your money is, so what? If you don't sell your
house, you never lose any money.

What you seem to fail to understand is
that, if you look at the history of the start of
the very first economies, there are always
moments of exuberance and moments of
depressions and recessions. That’s a
cycle. Believe me. No one here believes that
we're on an endless ride of lollipops and
whatever else you said. No one here believes
that. Everyone here fully understands that, at
some point in the future, there’s going to be a
recession. It could be devastating. Who
knows? We all understand that.

Garth Turner: I know, but I think you’re

taking an extreme here because it’s not a

matter of living and waiting for a rock to fall
on your head.

Brad Lamb: Hold on. Just let me say this.
Since 2008 or 2009, for six, almost seven
years, you've been saying the same thing and
you've been wrong. For seven-tenths of a
decade, you've been living under a rock, afraid
the world’s going to end.

Garth Turner: Not at all.
Brad Lamb: But it hasn't.
Garth Turner: Not at all.

Brad Lamb: What have you done? Have you
built anything? Have you taken any risk in the

last seven years?

Garth Turner: I manage $500 million of
people’s money. I have a business
that’s based on risk. Just like you,
I take risk every day, okay? People
give me $500 million to manage,
I have to do a good job at it. So, I
counsel people on trying to have
diversification in their life and
not having a one-asset strategy. I
don’t want to see people with all their net
worth in the stock market. I don't even want
to see it in a balanced portfolio. Everybody
has got to have a house, a place to live. No
problem. But what really bothers me is this
one strategy, one strategy over and over again.

Brad Lamb: No one is advocating that.

Garth Turner: Yeah, actually, that’s what I've
heard right around the table — is basically
there’s no better investment. You might as well
have all your eggs in one basket.

Sherry Cooper: I didn't say that. No, no,
nobody’s saying that.

Garth Turner: The average income in
Leaside is $375,000. So you can talk about
specific neighborhoods, but I think, as I said

before, I'm a little more concerned about the

general picture. I'm concerned about the
overextending of the Canadian population.
I'm concerned about debt levels. 'm
concerned you can’t continue to create
prosperity through borrowing.

Well, let me put it this way. I live in a $2
million house in Lawrence Park, and I rent it.
I sold my home in Lawrence Park, and I rent.
I have a home out of town, so I like that. But I
pay $4,000 a month for my $2 million house.
If T had $2 million, I could buy it.

Karen Stintz: But the difference, though,
Garth, the difference is that you don't have

a mortgage because you had cash. So you
could sell your $2 million house, right?> My
situation is somewhat comparable. I live in a
$2 million house, but I have a mortgage, so it
actually costs me less than $4,000 a month
for my house.

our real estate market.

Garth Turner: Importing capital
dramatically? I haven't seen that quantified.

Sherry Cooper: You don't think foreign

monies coming in to buy —

Garth Turner: I haven't seen any

quantification on that.

Sherry Cooper: Well, we can't quantify it
because we can't report the data. It’s just like
what Brad said about vacancies. But we know
it’s happening.

Garth Turner: I look at this all the time. I
have this stupid blog, and it has about seven
million visits a year. A lot of that’s from hot
spots like Vancouver where there’s this meme,
this view perpetrated by the real estate

EVERYONE HAS TO HAVE A PLACE TO LIVE. NO PROBLEM.
BUT WHAT REALLY BOTHERS ME IS THIS ONE STRATEGY,

ONE STRATEGY OVER AND OVER AGAIN.

Ron Johnson: Let’s talk about economic
principles, the bigger picture, oil prices.
How could that impact on the local market?

Garth Turner: What's called the fire sector,
right, Sherry? — finance, insurance and real
estate — is basically what? 22 to 23 per cent
of the economy now?

Sherry Cooper: Huge, but it’s not that big.

Garth Turner: So I'm a little concerned
about us building a condo economy in
Canada. It’s concerning because a lot of that
is, of course, non-exportable. You can't load up
a container-load full of condos and send them
around the world, right? So this is a domestic
economy that were building here, and it’s —

Sherry Cooper: But were importing capital
dramatically because of the attractiveness of

TORONTO VS. CALGARY

The Alberta city has taken a turn for the worse, will we follow suit?
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GARTH TURNER

industry that most of the sales there are
happening to the oftshore money. So we
continuously try to quantify that, and the best
numbers we've gotten is maybe 6.5 per cent of
sales in the lower mainland of Vancouver are
to foreign buyers. The only real estate board

ve really seen numbers published that are
good, hard numbers are Victoria, which is one
of the more expensive real estate markets in
Canada. It’s 1.64 per cent of the buyers last
year were foreign.

Sherry Cooper: Garth, they're not allowed to
report. Realtors can't report the data. The
privacy laws prevent Stats Canada from
getting a handle on it.

Garth Turner: Actually, like I said, that board
does report that, and it does publish.

Sherry Cooper: OK, let’s back up a minute
... to what you were saying in terms of the
economy.

Brad Lamb: Sorry. I just want to deal with
that because what you don't realize is that a lot
of this money — well, maybe you do — a lot
of this money is coming from China, and I
can tell you that they’re not buying real estate
in their name.

Sherry Cooper: Right.

Brad Lamb: They’re buying it in the name
of landed Canadians.

Sherry Cooper: Right.

Brad Lamb: So you may think you're selling
a condominium to a guy that lives in
Vancouver, but, in fact, it’s his diaspora of
family in China that are buying it. They’re
doing it with farmland in Saskatchewan,
too.... So those stats aren’t correct. They’re
not even close to correct.
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REAL ESTATE ROUNDTABLE CONTINUED

Garth Turner: Well, when you
can prove any of what you just said,
T'm all ears.

Brad Lamb: Come to my office.

I can show you hundreds and

hundreds and hundreds of these
situations, not just from China. It happens
every day. Sorry, continue.

Sherry Cooper: I just

wanted to say, let’s look at the

fundamentals. Calgary has always
been a boom/bust market. In Alberta, in
general, historically, and now somewhat
in Newfoundland, because of offshore
drilling, the resource sector (and energy
in particular and oil specifically) is subject
to huge swings in prices.

Ron Johnson: And have the

problems out west inadvertently

pumped up the Toronto market be-
cause mortgage rates are coming down?

Garth Turner: I believe that’s true, and I
think that, when we saw the very modest re-
duction by the Bank of Canada, we saw a
disproportionate influx of buyers in Vancou-
ver and Toronto, for sure.

Sherry Cooper: Well, but the bank has been
...and the banks only cut rates. The banks
only cut rates by 15 basis points.

Garth Turner: Yeah, I know. It was very
modest, and actually, no mortgages, no long-
term mortgage rates went down for a while,
and they've gone down more modestly. But
it’s more of a psychological thing. I've said
before the real estate market is incredibly
impacted by emotional decision making
rather than rational and economic factors,
and that’s always been the case.

Mike Eppel: But are buyers

going in who have been outbid on

various bidding wars on whatever
property? Are they worried? Are they
buying on belief or fear that tomorrow it’s
going to be that much more expensive?
“I have to buy this property now. Mortgage
rates are below 3 per cent. Got to get in.
Got to getin. Got to get in.”

Garth Turner: Yeah, if they buy this

magazine, absolutely.

Brad Lamb: No, that’s not true. Let’s not
panic. That’s not true. February is a good
month. I think everyone who works in the
retail brokerage business would say it was the
strongest we’ll see — maybe the strongest
February, yet, but it was a good month. No
one is panic buying. I don’t know how many
multiple offers your office is involved with,
but we’re involved with maybe 40 or 50 a
month, and our clients are walking away.
They might get the house 4 per cent of the
time, 3 per cent of the time. There is only
one winner when there are 20 bidders.

Barry Cohen: I think, if the
property is under $2 million, there’s a
good chance there are multiple offers.

THREE NEXT-BEST-THING "HOODS ON THE RISE

If a top-drawer area isn’t in the cards, try these up-and-comers

FOREST HILL LIGHT

If you love Forest Hill, but the steep price for an average
detached home is too much, shift your sights a few blocks
west, on the other side of the Allen from Forest Hill. Alreadly,
homes just north and south of Eglinton Avenue between the
Allen and Dufferin are being bought up and renovated by
smart buyers looking to get more home for their money in
the up-and-coming area. This $1.549 million home is situated
on Glen Park Avenue, a wide, quiet street with plenty of
room to roam, and the homes on the same street east of the
Allen are selling for more than $2 million.

NEW SIDE OF LEASIDE

Leaside is all about the bungalow tear down. Recently, the
sale of a tiny home for more than $1 million made big news
across the city. But, savvy buyers realize that a short drive
across the Leaside Bridge to East York will reveal a wonder-
land of bungalows that can still be had for much less. Even
renovated homes sell for a reasonable sum and save you the
hassle of doing the work. This $1.269 million modern, de-
signer home boasts 3,000 square feet of living space and all
kinds of luxurious details, from hand-scraped hardwood
floors to a kitchen with a quartz island and countertops.

OLD MILL NEW AGAIN

York Mills is a fantastic family neighbourhood. It is safe.
There is plenty of space for the family to grow, great schools
and parks and it’s easy to get to pretty much anywhere
you'd want to get to. That’s probably why home prices are
so hefty. But a little to the southeast you'll find picturesque,
established and quietly thriving Don Mills. This stately $2.59
million home sits in the heart of Don Mills. There are also
many well built bungalows that can be had in the area for
just over a million.

Elise Kalles: If it’s priced realistically.

Mike Eppel: Maybe not out of panic or

fear, but frustration. They didn’t get the
last property. Therefore, they’ll be more
aggressive the next time.

Karen Stintz: Yeah, and if they’re
going to do that, it’s because they
picked a neighbourhood they

want to live in.

Brad Lamb: But that’s been going on for

six or seven years.

Elise Kalles: The neigh-

bourhood, the schools, the

proximity to downtown,
that’s most important.

Brad Lamb: Well, there’s an
additional problem we have with the
Greenbelt. Why we have this problem
with housing in Toronto is that we’re now
delivering, say, 38,000 homes, but 28,000
or 30,000 are condos. So we’re not
delivering what people want. Pretty well
everyone wants a house, but they can’t
afford it. So where can they afford a
house? In Hooterville or wherever this
was. Where was it?

So they’re driving up an hour, an hour
and 20 minutes, by car to get a house for

$500,000 because they can't find a house
in the city for $500,000, and that’s because
we don’t have enough lots and houses.
And that’s not going to change unless the
provincial government says, “Forget the
Greenbelt, and all the food supply and so
on can dry up.”I don’t see that happening.

Barry Cohen: I'm hearing that not all

the cranes downtown are condominiums.
There are rentals buildings being built now.
There are two so far.

Ron Johnson: Let’s talk about millennials
entering the real estate market for the
first time, some having to give up or
forego retirement savings or any kind of
investment vehicles. What would be your
advice to those trying to get into this
market at all costs?

Sherry Cooper: I don't know a first-time
homebuyer, other than maybe the Westons
or something, that didn't have to count their
pennies and find the money for a down
payment and worry. They’re not thinking
about retirement savings right now. They’re
net debtors. It’s called the life cycle
hypothesis of consumption. It’s not a new
phenomenon. When you're young and you're
just starting out and you've got a young
family, you are not going to be a net saver.

Ron Johnson: But it takes far more of our
income to buy a house now, right?

Sherry Cooper: Not as much as when
interest rates were very, very high. It takes
two incomes now where maybe once upon a
time it took one, but not for a very long
time, and you have to have a good credit rat-
ing. It doesn’t worry me that young couples
aren't yet saving for retirement, except they
should take their employer match because
it’s free money. But what worries me is if
you're in your 50s and you're overextended
and youre never going to be able to

retire. One amazing statistic is that of all
Canadian homeowners, and 70 per cent,
amazingly, of households in Canada own
their own home, 25 per cent have no mort-
gage at all.

Paul Miklas: Wow.
Karen Stintz: That’s amazing.
Garth Turner: That’s not surprising at all.

Karen Stintz: I think, as well, what
happened is that Toronto is evolving and
developing in a way that you actually can be
a first-time homebuyer, buy a condo and
actually live and not rely on a car. And for
that next generation that’s coming up — not
the one following me, but the one from 18 to
30 — they have not depended on a car in the
way that we depended on cars growing up.

ONE AMAZING STATISTIC IS THAT OF ALL

Karen Stintz: You know the Montgomery?
At Yonge and Montgomery, they’re
building a 17-storey apartment building,
rental apartments.

Brad Lamb: There will be 10 this year.

Barry Cohen: I think people just haven't
had the chance to make a choice between
rental and home ownership, just sheer lack
of inventory.

CANADIAN HOMEOWNERS, AND 70 PER CENT, AMAZINGLY,
OF HOUSEHOLDS IN CANADA OWN THEIR OWN HOME,
25 PER CENT HAVE NO MORTGAGE AT ALL. sHERRY COOPER

Sherry Cooper: Right.

Karen Stintz: And when you think about
not having that as a cost and you can put
that and contribute it to your home, it
actually then creates some opportunity for
that investment to happen.

Continued on next page
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REAL ESTATE ROUNDTABLE CONTINUED

Garth Turner: What's interesting

with millennials today, you've got a

couple things happening. One is the
age of launching has gotten way higher. I
don’t know. Everyone around this table is of a
certain age, but I'm sure few of us around this
table were at home when we were 26, and
now that’s a pretty common....

Sherry Cooper: At home, you mean

living with our parents?

Garth Turner: Yeah, living with parents. So
the age of launching children is way older now.

Karen Stintz: Oh, God. Mine are
eight and 10. You mean they're lifers?

Garth Turner: That’s right. But a lot of that
is economic, right? It’s all economic. Then the
second thing is we've got a big phenomenon
of the bank of mom and dad. A lot of down
payments are now coming out of the net
worth of parents, which is why a lot of
millennials are able to get in. You've got more
of a family participation. We didn't see that a
generation ago. There really wasn't the bank
of mom and dad putting out the down
payment for younger people. So the
economics of it have changed. We've become
more — and again, back to my point — more
and more and more real estate dependent. It’s
not just the kids. Now we're dragging the
parents in there too.

Barry Cohen: But that’s that free
money. I think that’s great.

Elise Kalles: They may help.

Garth Turner: No, but it’s taking net worth
from the parents, who are probably close to
retirement, putting it in the hands of the
children to buy the same asset the parents are
heavily invested in. Again, were becoming a
one-asset society, and I don’t think that’s a

good thing.

Brad Lamb: But, Garth, the of us hold. yes: why not now at the top of the market? that wheeled in a kid in a stroller and bought
reason why that’s happening is from floor plans. Not one out of 20-some
because there’s only so much terra Ron Johnson:
firmaon this planet, and we keep growing If people in
the population. Toronto plan BUT THE THING IS, YOU’RE ASKING PEOPLE TO SPECULATE ON
. | | wsell todownsize,  \WHEN THE TOP OF THE MARKET IS. AND WE’VE SEEN THAT TOP
arth Turner: I think Canada is a pretty should they be
empty place. thinking about doing ECONOMISTS CAN’T DO IT. THE BANK OF CANADA CAN’T DO IT.
, it sooner rather NOBODY IN THIS ROOM CAN DO IT. 8rADLAMB
Brad Lamb: It’s not actually an empty place. than later?

In livable areas in Canada, it’s quite unempty.

The thing is the population of this country
has expanded dramatically in the last 20
years, and so the density of Toronto has
expanded. If you want to live in Toronto, you
have to compete with other people that want
to live in Toronto, and that’s not going to
change if people want to live here.

Wishing for prices to fall, it’s not going to
happen as long as there are more people who
want to buy than sell. That’s where we are.

Garth Turner: Right, but I don't think
demonizing people who choose to rent is
necessarily the way to go either, and, again,
the boosterism around this table for a one-
asset strategy and basically ... I think that the

MIKE HOLMES’ TOP FIVE HOME INSPECTION TIPS

Best to identify problems and solutions before you buy

INSULATION & VENTILATION ISSUES IN THE ATTIC: The attic should be properly sealed,
ventilated and insulated with a minimum of 12 to 15 inches of blown-in insulation. Otherwise,
you will get heat loss. Heat loss not only leads to high energy bills, but it can also lead to a
number of problems. For example, when heat escapes through the attic — which should be
the same temperature as outside — it causes snow on the roof to melt in the winter. That
melted snow can then refreeze along the roof’s edge and lead to ice damming, which can
cause loads of problems. For one, ice dams can block and warp your eavestroughs. Not only
does that mean extra costs in repairs, but if the eavestroughs are blocked, water can back up
underneath shingles and cause leaks, rot and mould.

GRADING & DRAINAGE ISSUES ON THE PROPERTY: Look for puddles on the property,
especially during spring or after a big storm. Pooling or flooding on the property means
there’s a grading issue. If it’s serious, water can come into the basement through the
foundation, window wells or window frames. If you see pooling around the property, watch
out for signs of moisture inside the home. For example, look for water stains on the wall and
ceiling or a musty smell in the basement. Unfortunately, moisture problems in

a house are a recipe for disaster, and the fix isn’t cheap.

BAD ELECTRICAL: There are different types of electrical wiring — the
most common are knob and tube, aluminum and copper — and they
shouldn’t be mixed together. Only one type of electrical wiring should
be in a single home, and there are a few reasons why. The most
important is that different types of wiring mixed together can cause an
electrical arc, which could lead to an electrical fire.

MISSING OR UNSAFE HANDRAILS & GUARDRAILS: Most
homeowners just assume that the stairs in a house are going
to be safe, whether they’re new or old. But small

shortcuts during construction, a renovation or just wear

and tear in an older home can compromise their safety,

and the consequences from a trip or fall could last a

lifetime. The most important thing to remember is that

you need a handrail for more than two treads or steps.

ISSUES WITH STRUCTURE: Look for wide cracks in the
foundation (if you can fit a dime in it, it can be a problem and
should be looked at by a structural engineer). Also keep an eye
out for doors that stick, cracks along walls and ceilings, uneven
floors and baseboards that have separated from the floor. This
can all spell trouble with structure, and structural problems are
very expensive to fix, especially if it involves something like
replacing a footing or building a step foundation.

an increasingly long period of time in retire-
ment. People retire at 60, 62 or 65 and live for
25 more years. I think getting money out of
an asset that’s appreciated, if it’s residential
real estate in Toronto, it makes a tremendous
amount of sense, and people are going to
need income. So my answer, unequivocally, is

magazine, here, the whole meme of this
discussion is, basically, if you don't own real
estate, you're an idiot.

Karen Stintz: I think there’s a fundamental
assumption that owning a home is a good
thing. It’s an operating assumption that most

Barry Cohen: I think it’s a question of
lifestyle and life demands. I think they make
moves out of necessity. Unless you're asking if
they’re wise to take their money and put it
back into the financial market, but I don't
think we want to go back there.

Garth Turner: And I'll come back to my
one-asset horse here. I think most people, 70
per cent of people, do not have pensions.
That’s been a phenomenon we've seen over
the last generation with the death of the
defined benefit pension plan, and even a lot
of matched company plans now are basically
crap. So a lot of people don't have the assets
they really require to support them in what’s

Mathew Rosenblatt: But the

question was, really for the high-end

neighbourhoods that we've been
talking about, should they sell?

Sherry Cooper: Well, he just said, “At the
top of the market,”so it’s [Garth’s] view that
it’s the top of the market.

Brad Lamb: But the thing is you're asking
people to speculate on when the top of the
market is. And we've seen that top
economists can’t do it. The Bank of Canada
can't do it. Nobody in this room can do it.
The biggest brains in the world can’t do it.
No computer can do it. So asking someone to

speculate that they should sell their house
when they think it’s at the top of the market
is foolhardy. What they should do is sell their
house when they need to sell it. If they’re
planning on downsizing....

Sherry Cooper: I just wonder about the
feasibility. This is an issue that really troubles
me. The boomers are between something
like 49 and 69. Median age is 58. They may
work longer or whatever, but for sure, there
is going to be this wave of people that need
to get cash out of their single-biggest
financial investment, which is real

estate. What worries me is how in the world
they’re going to do it because, unless you're
willing to either massively shrink the space
in which you live — and I mean massively —
or move to a less desirable location, it’s really
hard to get enough out of your house to even
begin to assure your financial security and
retirement if you haven't already been saving
a lot of money.

Ron Johnson: There’s a condo boom
happening now at Yonge and Eglinton,
which is just growing like crazy. Are the
younger people moving up there a few
years after living downtown when they’re
starting families? Who are these units
geared toward?

Brad Lamb: Yonge and Eglinton has always
been a very popular area for young women.
I don't want to speak for women, but I will.
I think it’s because it’s right downtown. You
can say, “I live downtown.” But it’s also safe
because you're not right in the core of
things. So it’s always been a really popular
place for young women in their late 20s and
30s, but that area, like downtown, is being
populated now by families. I think you’re
really going to see.... I was surprised. We
started to notice about a year ago when
young families were buying from us in
high-rise buildings.

I have never sold from a floor plan. I've
never sold a single apartment to a family

thousand units. Not one. Now, we're starting
to see these people actually buying. They’re
not buying from floor plans, yet, because
they don’t know if they’re going to be
pregnant and have a kid — that’s four years
away — but we are seeing them pick up a lot
of the resale stuff.

It’s a major, major change for the city. It’s
going to be very good for the city because it’s
going to lock families downtown and stop
them from leaving and going to the suburbs.
It’s happening at Yonge and Eglinton too.
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REAL ESTATE ROUNDTABLE CONTINUED

Mike Eppel: We talked

about this earlier, about

what’s happened in
Calgary most recently with the
shock from the oil price decline.
Is there an argument to be made
that Toronto is more insulated
from something like that, that
one, singular event disrupting the
real estate market? What are the
potential shocks that —

Mathew Rosenblatt:
Interest rates.

Mike Eppel: Is that because ... as
we said, no one saw the price for
oil dropping as much? No one saw
that coming. Does anyone have a
crystal ball and can say, “This is
one particular risk factor or all of
the above that may be a shock to
the Toronto real estate system”?

Garth Turner: Toronto

is a more diversified

economy, for sure, and it’s
a lot bigger. There are six million
people in the GTA. There’s no
doubt about it. So there’s a more
inherent stability than you get in
someplace like Calgary. There’s no
doubt. But I think Calgary is a little
lesson. Like I said a year ago, no one
imagined this was going to happen,
and the Calgary Real Estate Board
was just pumping and pumping
home ownership, and now it doesn't
look quite as brilliant as it did
then. If you have a look across
Canada right now, in 60 per cent
of Canadian markets, sales are

stagnating or declining in real estate.

So we really have a two-market
economy in terms of advancing real
estate, and that’s Toronto and the
Lower Mainland [ Vancouver].
Beyond that, it’s not a happy
scenario across the whole country.

Sherry Cooper: When

you ask what are the big

risks, we're going to see,
at some point, a recession. It’s
probably a global recession. It may
emanate from outside of Canada, as
many do. Most do. One thing that
really scares me is major terrorism
in Toronto. That doesn’t cause a
collapse in the economy per se, but
it sure makes people rethink things.
We won't be walking into our office
buildings without showing our
picture IDs and stuft the way they
do in New York.

And the U.S. economy is always
key to what happens in Canada. I
think the U.S. is in really good
shape, so I don't expect that we're
going to see a recession. But it’s not
going to be the manufacturing
recessions of the past because,
unfortunately, we've lost so many of
those jobs that manufacturing
hardly makes a difference.

‘We were vulnerable to
commodity shifts, and we’ve just
seen that. Brad may well be right.

I wouldn’t write off Alberta, either.
And those people know it better
than anybody that there are booms
and busts, and this, too, shall pass. I
don’t know if we're going to get oil
anywhere near what it was, but
there is still demand for oil.

Mike Eppel: One thing you
didn’t mention, though, about a
recession is —

Sherry Cooper: Interest rates.

Mike Eppel: Are mortgage rates
actually going up at some point?

Sherry Cooper: Well, they are
going to go up. They've got
nowhere to go but up.

Garth Turner: People are use now
to mortgages at 2.5 or 3 per cent. If
you normalize and they go back to
6 or 7 per cent, it’s a huge issue.

Mathew Rosenblatt: It depends

where you came in.
Sherry Cooper: I don't know.

Mathew Rosenblatt: Did you
come in at 2 per cent mortgage
rates or 4 per cent? I think, as
Sherry said, if they double, we're
fine. Beyond that, we would have
a crisis.

Barry Cohen: I don't see how we
could be fine at 7 per cent.

Karen Stintz: I don’t think
we’re fine at 7 per cent. I
don’t think we're fine at all.

Ron Johnson: We're

going to have to wrap

things up here, folks.
Crystal ball time.

Paul Miklas: I think

where we sit right now,

real estate—wise, we're in
great shape. If you're going to invest
in the market, I would. I'd highly
recommend getting your hands on
any type of real estate at this
particular point, whether it’s a
condominium from Brad or a home
from Barry. Getting into the game,
I think, is very important.

Elise Kalles: I think we

get a lot of flak with real

estate, but real estate is
increasingly driving the Canadian
economy. It is. Every time you buy,
sell, rent or lease a house, it’s
$53,000: $53,000 goes into

the economy.
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ON THE COVER:

Picture-perfect red-brick Rosedale home
on the market for $7.295 million

This charming abode was completely renovated in
2009 with an interior design by Jeffrey Douglas and

a garden design by Egils Didrichsons. The outdoor
design includes an 188-foot garden courtyard, stunning
infinity pool and double cabanas. Inside, with nearly
6,000 square feet of living space, a few of the
impressive luxury details include a chef’s kitchen,

a gorgeous master bedroom suite with a walk-out
balcony and five-piece, spalike ensuite bathroom.

The home also boasts a full gym, wine cellar and

nanny’s quarters.

11 Whitney Ave.

Kelly Fulton,

Royal LePage, J&D Division

Brad Lamb: That’s a

lot of money. I'm a big

advocate of people
buying homes to live in and as
investment properties. I think it’s
still a good time. I think that
people need to be prudent with
their investments, like anything,
that they should be careful what
they do with their money. I don’t
see interest rates rising
dramatically for a very long time,
so I don't see any real shock with
interest rates. I think they’ll be
eased in over a long period of
time. I see years of prosperity
in the real estate business, but 1
don’t think it’s forever. There
will come a time when prices

will fall again.

Garth Turner: Well, real estate
in our society has become a
mania. It’s become a cult, and 1
think this panel is the poster
panel for that particular
viewpoint. We are lacking, I
think, balance. I don’t think
renters should be denigrated, and
I don’t think people should be
forced into home ownership. I'm
not sure we should be telling our
children that it’s the first thing
they should do, and I'm not sure
that we should be telling people
that all investment has to be real
estate related.

I think that is a societal
danger that we're leading into.
As I mentioned before, I think
our debt levels as a society lead
me into feeling that we are
accentuating our risk.

T'll leave it at that. I think

people should strive to have as
much balance in their lives as
possible and to completely

ignore most people at this table.
Thank you.

Barry Cohen: I think

that tight inventory

levels and low interest
rates are expected to continue to
bolster the buying activity in the
GTA for some time. I do think
the lack of any dramatic change
in interest — or if we don't
approach double-digit
appreciation, I think — the
market will remain sound and
steady as she goes.

Mathew Rosenblatt: If they can
afford it, they should buy a house
or they should keep their
investment to a level that they
can afford and don’t push it too
much. Don’t overleverage, and
make sure you can afford the
payments, and have a happy life.

Karen Stintz: My view is that,
if you're going to buy a house and
you want to buy a house, buy a
house. It’s a place where you raise
your family and you build your
home. I think North Toronto is a
great investment because it’s not
just a great real estate property,
but great schools, great parks,
great neighbourhoods, great
facilities, great libraries, great
transit. There are so many
benefits that you can’t put a price
on that lead to the value of the
neighbourhood.
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MORTGAGE TIPS FROM
KEVIN O’LEARY

A home is an important investment
in anyone’s portfolio, but there are

some important things to consider
before taking the first step toward

getting a mortgage.

Remember: mortgages are banks’
number one money-makers, which is
why they’re often easy to get — and
hard to get out of. To avoid facing a
mortgage-induced financial crisis,
always follow these three rules:

1. Don’t spend more than you can
afford. You should never spend
more than 25 per cent of your
income on your home. This includes
mortgage payments, renovations,
parking and any other home-
related expenses.

2. Save a solid down payment. A
bigger down payment comes with a
lot of perks, including lower interest
rates, lower monthly payments and,
most importantly, more home
equity, which safeguards you if the
market turns downward.

3. Always choose predictability over
variability. Don’t get duped into a
low-interest variable mortgage just
because it seems cheaper in the
short-term. Your initial interest rates
might be lower, but they can shoot
up at any time. A fixed-rate
mortgage is always the best option.

Thank you to our 2015 roundtable sponsors

Home Insurance
Guthrie Insurance Brokers Ltd.

Real Estate Law
Heft Law

Home Security
Pre-Lock Security Services Inc.

Mortgage Broker
Denova Group

Home Staging

The Last Detail Home Staging

Home Carpet & Upholstery Cleaning
The Concord Group

m1hY?)

=

Lynn Albert and The Management
“TRUCKLOADS OF NEW TREASURES ARRIVE WEEKLY”

THE ELEGANT GARAGE SALE

SELLS SILVER, CHINA, COLLECTIBLES AND QUALITY FURNITURE
ON CONSIGNMENT FOR YOU. WE ARE A HEADACHE-FREE
OPTION TO SELLING FOR YOURSELF.

QL

%L 1588 Bayview Ave. (south of Eginton) 416-322-9744 %5

DALTONANDWAY.COM

For a truly different real estate approach experience
“The DaltonWay Partnership”.

+DALTON &

Sales Representatives

Eva Dalton . eva@evadalton.com « 416.399.6721
Michelle Way « michelle@michelleway.com « 647.296.2944
Royal LePage R.E.S. Ltd., JOHNSTON & DANIEL DIVISION, Brokerage
Office 416.489.2121 « 477 Mt. Pleasant Rd., Toronto, ON M4S 2L9

Not intended to solicit buyers or sellers currently under contract with a brokerage

APRIL 2015

| POST |

N
©



