
also a limited number of developer 
units left which aren’t in the PCS. Prices 
are going UP. Contact me for more 
details.   
 
The Federal Finance Minister 
announced further mortgage rule 
changes on October 3. Check out page 
five for the likely impact on real estate 
prices.  
  
The statistics for the month are found 
on Page Six. Sales are very strong 
heading into the final Quarter. 
 
Enjoy the edition. Please check out my  
website at www.ownthemountains.com 
for updates on weekly open houses as 
well as my blog throughout the month. 
As always your feedback and ideas are 
appreciated   
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EXCELLENT SERVICE…WITH INTEGRITY, COMMITMENT, AND THOUGHTFUL ATTENTION TO YOUR DREAMS… 
 
Thanksgiving is upon us. The news is filled with stories of doom, gloom, wars, rumours of wars, political turmoil and natural disasters - 
enough to fill the cup of misery to overflowing. It is my hope that you are able to enjoy time and a meal this month with people who matter to 
you and are able to reflect on the GOOD things you have to be grateful for. May those things bring sunshine into your life   - Rob 

  Wanted – Condominium Sellers   
In this edition we take a look at the 
trend in listings. We have noticed a 
drop in the number of listings in 
apartment style condominiums both 
those zoned for recreational use 
(known as ‘Visitor Accommodation’ 
units) as well as those that can be lived 
in full-time (known as ‘Tourist Home’). 
Check out page two for the analysis on 
what is behind the trend.  
 
This month’s featured listing offers an 
incredible Silvertip Duplex that features 
2 Bedroom/3 Bath upper level and a 
fully functional one BR/one Bath lower 
suite.  Check it out on page three and 
online.   
 
Our second featured listing is a 2 
Bedroom/2 Bath condo unit in Solara 
showing strong returns. Check it out on 
page four and also online. There are 

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 

http://www.ownthemountains.com/
mailto:rob@ownthemountains.com


Where Have All the Units Gone? 
 

     
                                      
 
                    
 
 
 
 
 

 
 
 

 
 

 
 
   
 
 

    
 

 
 

 
 
 
 
 

 
  
 

 
 
 
 
 
 
 
 
 
 
 
 
 

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 / Lake Louise Wonderfall (September 5 – October 12):  
  
Banff Mountain Film & Book Festival (October 29-November 6): 
  

As reported here in the last few months we have seen a steady decline in the number of Active Listings in our local real estate 
market. As you can see from the chart above the decline has been across all the segments except for Lots. The greatest decline 
has been in the Condominium segment comprised of both Tourist Home (zoned for full time living) and Visitor Accommodation 
(zoned for short term/recreational use) units.  The year over year numbers for September show 152 in 2015 and only 74 in 2016.  
What is also interesting is when we further break out the number of Tourist Home vs. Visitor Accommodation we find that there 
were 49 Tourist Home and only 25 Visitor Accommodation units. That is unprecedented in our market as traditionally there have 
been far more recreational condos available than those zoned for full time living.     
 
So why is the trend happening? 
 
I think several reasons lie behind the development:  

1. A lack of Visitor Accommodation units being built. There have been disproportionate challenges in getting the 
recreational units financed. Multiple reasons are given by the banks but essentially it comes down to financial 
institutions considering the recreational units as a commercial entity that the typical Buyer is trying to apply a residential 
mortgage to. This has lead Developers to shy away from building units as they may have problems selling them at the 
price point and in the timeline necessary for their investment criteria. 

2. The success of Scott vs. Mystic Springs court case last year in having condo owners forced to participate in a 
development’s managed rental program being found unenforceable has allowed Owners in almost every condo 
development the ability to rent their units privately and leave the rental programs that averaged a 50/50 split. For those 
Owners willing to do more work themselves the increased returns have made the units much more of a positive 
cashflow proposition. This has led to a jump in the number of units sold.  

3. The Canadian dollar relative weakness vs. the U.S $, Euro and British Pound Sterling has made Canmore a very desirable 
location for foreign buyers including (since July 2016) Chinese visitors taking advantage of the 3X direct flights from 
Beijing to Calgary.   

 
It will be interesting to see if the new mortgage rules announced on October 3rd by the Federal Finance Minister will dampen 
the number of foreign investors in our local market.  

 
 
 
   
 

https://www.banfflakelouise.com/rbc-granfondo-banff
http://www.tourismcanmore.com/event-calendar/canmore-festival-of-art-and-creativity


This Month’s Featured Listing 
 

  
 
 

 
 

 
 

 
 

121-13 Aspen Glen, Canmore  
.Whether you are looking for a mountain retreat or a family home this bright, open 3 BR/3.5 Bath half-duplex 
home you will have you falling in love with being able to watch sunrise to the sun setting behind the mountains 
from the decks. Every room offers great mountain views. Relax in the expansive Master Suite complete with steam 
shower. A second bedroom in the upper level offers a large space for family or friends. The open main level is ideal 
for entertaining. A fully functional separate lower level with walkout patio provides flexibility of use. There are 
storage spaces off the garage and in the lower level that ensure lots of room for your gear. Located in a quiet 
neighbourhood in prestigious Silvertip you have the golf course and trails in your backyard. This home deserves to 
be on your short list. Please click here for additional photos and details. Contact me to arrange your private   
viewing. 

Priced at $849,500   
 
 
     
 
 
 

 
 
 
 

http://www.ownthemountains.com/my-newest-listing


This Month’s Second Featured Listing 
 

  
 
 

 
 

 
 

 
 

308-173 Kananaskis Way, Canmore  
This exquisitely finished 2 bedroom, 2 bathroom suite features one of the most desired mountain views 
& the South facing exposure delivers warm rays of sunlight all afternoon. Enjoy the social aspect of the 
open concept kitchen, dining & living area which is ideal for entertaining. Cook a meal in your gourmet 
kitchen featuring stainless steel appliances, imported cork flooring, wine fridge & stylish kitchen island 
with granite countertops. Cozy up by the fireplace or relax on one of two balconies while taking in the 
stunning view of the Canadian Rockies. For your convenience, secure underground parking & titled 
storage cage for all your mountain toys. Onsite amenities include: Hot pools, Steam Room, Theatre, Gym 
and the One Wellness Spa. Genuinely endure a true lock and leave lifestyle with the all inclusive condo 
fee & optional rental pool program. Click here for more details and additional pictures.  Contact me for a 
private viewing and to see the remaining Developer inventory.  

Priced at $369,000   
 

     
 
 
 

 
 
   
 
 

http://www.ownthemountains.com/#!featured-listings-1/ctit


     

Mortgage Rule Changes Announced October 3rd 
 

  
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 
 
   
 
 
 
                                                                                                                                                                                                                                                                       

On October 3rd, the Federal Finance Minister announced  
rule changes designed to further restrict Canadians taking on 
bigger mortgages in a historical low-interest rate era than 
might be sustainable if/when interest rates rise. These 
changes are: 

1. Bringing consistency to mortgage insurance rules by 
standardizing eligibility criteria for high- and low-
ratio insured mortgages including a mortgage rate 
stress test; 

2. Improve tax fairness by closing loopholes 
surrounding the capital gains tax exemption on the 
sale of a principal residence; and, 

3. Consult on how to better protect taxpayers by 
ensuring that the distribution of risk in housing 
finance system is balanced. 

 
Mortgage Stress Test: 
This first change expands the stress test to ALL new insured 
mortgages including those where the Buyer has more than 
20 per cent down payment. Previously this applied to those 
Buyers seeking a mortgage with down payment between 5-
20 % that would be backed either by CMHC or private 
insurers like Genworth or Canada Guaranty Mortgage 
Insurance Company. The Buyer will now need to qualify at 
the Bank of Canada’s five year posted mortgage rate which 
represents the average of the posted rates of the big six 
banks in Canada.  
 
This will, in effect, lower the purchase ability of someone/a 
couple making $71,000/yr from $340,000 with 5% down, to 
around $277,000 with 5% down. This will create downward 
pressure on entry level housing prices.  The second part 
though may affect people buying second homes as there will 
be a feedback loop when interest rates begin to rise. This 
past week mortgages were in the low 2% range and the 
posted qualifying rate on September 28 was 4.64%. If 
interest rates rise a secondary loop will be created on top of 
the dampening effect the new rule imposes. This effect will 
be created as financial institutions pass on their increased 
costs/risks from the other measures announced (see below) 
to consumers. If those added costs amount to, for example, 
a 0.5% charge then the posted rate moves from 4.64% to 
5.14% lowering the example above to approximately 
$265,000. The effect increases with higher mortgages. For 
example, if the income rises to $120,000 per year using the 
same criteria as above then at 2.6% the numbers look like 
$626,000, dropping to $511,000 at the new qualifying rate 
and $487,000 at 5.14%. Studies predict that if interest rates 
rise by one percent  that affordability drops by 9% and in a 
general sense it follows that demand also drops.  Investors 
will need to pay closer attention to their other debt in order  
 
 
 
 
 
 

to avoid increased mortgage insurance costs as this move 
also targets those refinancing and trying to consolidate as 
much of their debt as possible into their mortgage. 
Reducing overall debt will decrease consumer spending in 
the short to medium term but provide longer term 
recovery stability. As of November 30, 2016 the new rules 
also impose restrictions on when it will provide insurance 
for low-ratio mortgages. The new criteria include purchase 
price below $1 Million with amortization period to be 25 
years or less, Buyer must have a credit score of 600+ and 
the property will be owner occupied. 
 
New Reporting Rules For Primary Residence Capital Gains 
Exemption: 
Up to now any financial appreciation realized from the sale 
of your primary residence has been tax-free and not 
reported as income. With the changes the capital gains tax 
is still waived but the sale must be reported at tax time to 
the CRA. This change is primarily directed at foreign buyers  
to prevent claiming of a primary residence tax exemption 
they are not entitled to when they sell. HOW that process 
will work is not really clear but the mere uncertainty should 
create a lessening of speculative buying. 
 
Consulting On Distribution Of Lender Risk Sharing: 
To my mind this is where it gets ‘interesting’. Currently the 
Federal Government covers 100% of an insured mortgage 
in the event of a default. That provides the banking system 
with a nice safety net. This announcement signals a change 
is coming wherein Ottawa will seek to push some of the 
risk back onto the banks and away from the taxpaying 
public. The added costs of covering that default risk will 
lead to higher charges to the mortgage consumer as the 
banks pass on the cost in the form of increased mortgage 
rates, insurance premiums and application costs. That will 
be reflected in the ‘posted rate’ which in turn will feed that 
secondary loop mentioned earlier that will create an 
additional downward pressure that the Finance 
department may not have fully factored in.  
 
It does have a good goal of increasing the responsibility of 
the banking system to ensure its lending practices are 
sustainable and accountable which should help avoid or at 
least lessen the effects of any meltdowns such as the Great 
Recession. The Federal Government and the Bank of 
Canada are in a tough position of wanting to minimize risk 
associated with increased mortgage rates yet not have a 
spillover of raising overall interest rates and causing a 
fragile economy to slip back into recession. These changes 
are designed to target just the real estate sector.  
 
  



 
 

   

 

  
 
rob@ownthemountains.com 

                           (403) 678-7568 - Cell      Century 21 Nordic Realty       Personal Office:  
                           (403) 678-4202 - Office     Suite 3, 702 Main (8th) St.        104-512 Bow Valley Trail 
                           (866) 265-2908 - Fax        Canmore, AB T1W 2B6           Canmore, AB T1W 1N9 
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