
Single Family, Condo and 
Townhouse/Duplex segments of the 
market. The fluctuations are a sign of 
the variability currently present in the 
Bow Valley.  
Upcoming events are found at the 
bottom of page 2 as well.  
 
 Stats for the month found on page 6.  
 
We are fully settled into our new office 
on Bow Valley Trail. I split my time 
between the Brokerage office on Main 
St across from the Bank of Montreal 
and my personal office located at 104-
512 Bow Valley Trail. If you are in the 
area please pop in and say hello – 
always time for a coffee with friends!! I 
also welcome feedback on articles, 
blog, things YOU are looking for that 
would make my communications more 
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EXCELLENT SERVICE…WITH INTEGRITY, COMMITMENT, AND THOUGHTFUL ATTENTION TO YOUR DREAMS… 
 
The market continues to be very steady with a lot of viewings and a good amount of Offers being written. My apologies on the lateness of 
this edition. I got called away to Ontario. I hope you all had a wonderful Thanksgiving and were able to celebrate with loved ones. Autumn is 
winding down and many are anticipating the arrival of ski season. In the meantime the crisp nights make the mountains really stand out 
during the sunny days - Rob 

  Market Segments On The Move  
In this abridged edition I share some 
thoughts about how the oil market will 
play out in the next year to three years. 
Not trying to be negative just realistic 
about some of the challenges ahead. At 
the end of the day the net effect on the 
local real estate market might be 
different than you would think. Read 
the story beginning on page 4.  
 
This month’s featured listing on page 
three is a quiet gem located on 
Evergreen Circle. It features four levels 
with the Master Suite on the top floor, 
two bedrooms on the second floor and 
an open concept main level. The lower 
level has a huge family room. This 
home is ideally located in Riverview.   
                                                          
On page two we look at the trends in 
comparing List Price vs. Selling Price for 

Searching Made Easy With PCS 
The  Interface System with its PCS (Professional Client Service) is an exclusive Real Estate 
database for the Bow Valley (Canmore, Banff, Exshaw, Harvie Heights, Kananaskis, Lac Des Arcs, 
& Dead Man’s Flats). Unlike MLS you don’t have to do the work. Just give me a call or send me an 
email and I will set  you up with a password to access the site so that  you can keep an eye on the 
properties that interest you – see what they are listed for, how long they are on the market and what 
they sell for.  Call me at (403) 678-7568 or email me:  (rob@ownthemountains.com)  and get 
started right away. 

Rob Karg 

mailto:rob@ownthemountains.com


 

List Price vs. Selling Price Comparison 
         

 
                                   
 
                    
 
 
 
 
 

 
 
 

 
 

 
 
   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
  
 

 

Upcoming Events in the Bow Valley: 
Every month brings new and exciting things to do and see in the mountains. To stay up 
to date on the latest happenings please browse and bookmark the following websites:   
 
Banff Mountain Film and Book Festival (October 30 – November  8): 
 https://www.banffcentre.ca/banff-mountain-film-and-book-festival 
 
 
Jasper Dark Sky Festival (October 16-25 ):  
http://jasperdarksky.travel/ 
    
 
 
  

Utilizing a comparison of List Price to Selling Price is 
one of the most effective tools to gauge how stable 
a local real estate market is. When the ratio 
remains steady or only slightly variable over a 
period of months we think of the market being very 
stable.  
 
When you see a trend developing wherein the 
differential between the two prices is expanding 
then factors like Seller’s expectations are growing 
relative to Buyer’s desire, there has been bad news 
on the economic front impacting buying intentions 
such as interest rate hikes or layoffs, there has 
been an increase in the number of listings in a 
particular segment affecting supply vs. demand or 
even over a longer term signal a change to a 
Buyer’s Market. 
 
Conversely if the differential narrows often it is 
seen as a signal that the market has heated up 
especially when combined with lower number of 
listings and decreasing Days on Market. 
 
Looking at the graphs you will note that while 
Average Selling Prices have increased steadily over 
the past four months the ratio for Condominiums is 
quite stable. The Townhouse/Duplex has seen a 
slight dip in Average Selling Prices and the ratio 
would indicate that the Sellers are holding firm on 
their Listing Prices. The greatest volatility has been 
in the Single Family segment due in part to the 
range of selling prices being from the $600Ks to 
$2.5 Million. The trend in Selling Prices for Single 
Family homes has been increasing faster than any 
other segment and the majority of homes are to 
people from out of town looking for very high 
places.   

   

 
 

 
 

 
    
 
 
 

https://www.banffcentre.ca/banff-mountain-film-and-book-festival
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This Month’s Featured Listing 
 
 
 

 
 

 
 

 
5-1065 Evergreen Circle, Canmore  

This incredible 3 Bedroom, 3.5 bath home offers plenty of private spaces yet is ideal for family 
gatherings. Chase the sun and the views from both the front and back decks. Entertain family and 
friends alike in the open concept main level where the spacious and bright kitchen is sure to appeal to 
the gourmet. The lower level boasts a huge family room, extra storage and spacious laundry/utility area. 
The second floor offers two large bedrooms each with ensuite. The upper floor is the master bedroom 
suite where you can really stretch out and unwind. At just under 2000 sq ft this layout will have you 
saying 'perfect'.  

Priced at $517,000  
 
 
     
 
 
 

 
 
 
 
 
 
 
 



Oil – A Story 
                                                 

 
 
 

 
 

 
 

 
 
 
     
 
 
 

 
 

 
 
 
 
 
 
 
 
 
 

Canada remains in large part a resource driven 
economy. This fact has been driven home over the 
last 18 months by the falling price of oil especially in 
Western Canada.  
 

So where does it all end? 
 

Here is a potential scenario...  
 

The story begins with the decision in Saudi Arabia to 
not allow any more of its market share to be 
siphoned away. Previously in times of oversupply 
OPEC would agree to supply quotas from each 
member state with the intent of balancing the supply 
and demand ratio and thereby preserve prices. 
Unfortunately, some member states such as 
Venezuela, Nigeria, Libya and Iran tended to 
disregard their ‘quotas’ and produce more. For 
pricing to be maintained the largest suppliers (i.e. 
Saudi Arabia) would have to keep cutting production 
and thereby lose market share.  
 

In the last 5 years fracking in the United States has 
yielded a huge jump in domestic production further 
reducing the need for imported oil and threatening 
to make the USA a net exporter once again.  OPEC’s 
dominance is also threatened by increased exports 
from Russia to Europe.  The November 2014 decision 
to maintain production  served the Kingdom’s 
ambitions in several ways: first it struck back at the 
‘cheaters’ (more on that in a moment), secondly it 
helped ‘punish’ Russia for its incursion into the 
Ukraine and thirdly it was a direct attack against the 
fracking operations in the USA.  
 
A key point to keep in mind when hearing about 
where oil prices need to be to be sustainable is that 
there is a huge difference between what a country 
needs to receive in oil revenues in order to run a 
balanced budget and the physical cost of producing a 
barrel of oil. For example Saudi Arabia needs an 
average of approximately $XXX US/bbl to pay for all 
its domestic spending  yet the cost of producing that  
 

 oil is amongst the lowest in the world at $XX/bbl. If 
you combine that with the roughly $XXX billion 
that Saudi Arabia has in its national reserves you 
can extrapolate that they can maintain a low price 
policy for roughly 7 years.  Compare that with 
higher costs producers that do not have large 
national reserves such as Venezuela  where the 
costs to produce oil is about $XX/bbl and its 
reserves are only $XX billion. Similarly Iran needs 
$XX/bbl to balance the books and has been 
hampered by sanctions which have created a 
backlog of infrastructure needs requiring large 
sums of investment.  In effect the Saudi policy may 
have the long term consequence  of serving as an 
effective deterrent to future ‘cheaters’ as the 
Kingdom has both the means and the ability to 
bleed other OPEC members into submission. 
 

Russia gets punished because their cost structure is 
comparatively higher (approximately $XX/bbl) and 
to fight for market share means other parts of their 
economy suffer as their balance of trade suffers 
which will put additional pressure on the ruble. An 
unintended result of the policy is that the West has 
been made a convenient scapegoat for all of 
Russia’s woes when, in fact, the Russian economy 
was already in trouble before the oil price shocks 
began. Putin will use this to his political advantage 
–  Tom Clancy’s Red Storm Rising anyone?? An 
added benefit is that Saudi Arabia is seen to be on 
the side of the ‘good guys’ doing their part against 
Russian ‘oppression’.  

I will argue the real target of the policy is the 
United States. By this I mean the threat that 
increased production that the fracking techniques 
being used and under development bring to the 
table the ability of the USA to eliminate its 
dependence on foreign oil imports and with it the 
need to placate the Arab countries of the Middle 
East. Forget the real environmental concerns in 
developing this resource for a moment... U.S. 
foreign policy has been dominated by oil, its  

 

 

 



 
     

Oil – A Story (continued) 
 
 

                                                                                                    

  
acquisition and control since before World War 2. It is 
well documented that guaranteeing the supply of this 
resource led the Axis powers to attack both in Europe 
and the Pacific.  
 
For the foreseeable future OIL is King and we forget that 
to our pain.  
 
The problem for the non-conventional oil producers in 
the U.S. is that fracking is expensive and many of these 
companies are carrying large debt loads due to 
development and production costs requiring high oil 
prices to support. Production has continued to increase 
even as prices have dropped but that is due to the 
monies already spent in development forcing projects to 
continue to completion. The current layoffs while painful 
are only part of the story. It is the future spending on 
developing non-OPEC oil reserves that low prices put on 
hold that is, in my opinion,  the real endgame for the 
Saudi Arabian policy. In 2014 OPEC’s share of proven oil 
reserves (1,206 billion barrels)  was approximately 81% 
of the world’s supply. Of that 60% was held by 
Venezuela, Saudi Arabia and Iran). Having the ability to 
dominate the supply of oil for the next few decades is a 
powerful political lever.    
 
So how does this all play out? 
 
Russia’s move to support its Syrian ally, Assad, is a huge 
fulfillment of Brezhnev’s dream of stationing Soviet 
troops in the Middle East that dates back to the end of 
the 1973 Arab-Israeli War. It allows Russia to exert 
political and military influence far in excess of the 
physical resources deployed and may well prove to be a 
destabilizing influence in already unstable part of the 
world.  
 
 Saudi Arabia’s monarchy uses it vast oil wealth to 
subsidize and placate its people. As its national reserves 
diminish it may become necessary for the government 
to reduces its spending. A reduction in lifestyle risks 
enraging the populace and fermenting more ‘Arab 
Spring’ uprisings which might be used by opponents as a 
cover to attack the oil production facilities in an attempt 
to overthrow the ruling class. As monetary reserves fall 
and to forestall domestic problems  the Saudi regime 
will begin to sell off assets around the world to bring the 
cash home. This will have a negative economic impact 
on North American and European economies and 
further weaken already sluggish growth with the real 
risk of contributing to recessions in these areas. The 
hope remains that demand from places like India and 
China will offset lower demand. The unexpected 
downturn in China this year has complicated matters.   

Players such as other OPEC countries and Russia will 
continue to sell their oil regardless of what the price is 
and will have to sell even more as prices drop to cover 
their spending costs in an attempt to preserve as much 
of their reserves as possible. Expect oil prices to drop 
into the low $20 or even high teen $/bbl over the next 
six months. Eventually the shale oil producers will be 
bled dry and be forced to stop production at which 
point the over-supply problem will begin to correct 
itself. One thing to monitor will be how much the 
American government chooses to dip into it its Strategic 
Petroleum Reserves which were sitting at 694.1 million 
barrels out of a maximum potential of 713.5 million 
barrels. Running down this reserve will offset higher oil 
prices. Further cushioning will come from bringing back 
into production the shale oil  wells currently being held 
out until prices return them to profitability. It may take 
2-3 years for the prices to move back up into the 
sustained $60+/bbl range. The wildcard is should there 
be a escalation into a more serious and widespread war 
in the Middle East prices will shoot up over night.  Sadly 
nothing promotes economic growth like war creating 
the need for increased military spending. 
 
What is the effect for the real estate market in the Bow 
Valley? 
 
Continued sluggish growth will mean the Bank of 
Canada will likely not raise interest rates to curb 
inflation. In fact, we may see more stimulus spending if 
the Liberals come to power and do their infrastructure 
plans. These historically low interest rates create an 
opportunity for value shopping for those people who do 
not need CMHC backed financing. Higher Risk lending 
will continue to have additional restrictions placed on it 
to make it more difficult to get a loan – meaning NOW is 
a good time to lock in!! Prices will likely not increase 
much but neither do we expect them to fall much as the 
dollar exchange makes our prices very competitive with 
the alpine areas we are frequently compared to such as 
Vail, Aspen and Whistler thus promoting Buyers from 
USA and overseas. Price reductions will come when 
Seller’s expectations are moderated to fall more in line 
with what Buyers are willing to spend. The net effect is 
that overall the Days on Market for most properties will 
rise but over the next  six months I think there will be a 
bit of a narrowing in the difference between List and 
Selling Prices. This month we are seeing the normal Fall 
‘blip’ in new listings rising substantially but if prices 
begin to moderate expect a significant drop in listings as 
Sellers choose to ride out the trough and capitalize on 
the very strong rental market to provide them with 
their returns.   
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