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market update 

The Real Estate Board of Greater Vancouver (REBGV) reported total MLS® residential 
property sales of 5,173 units in March, representing a 24% increase from sales in 
February, and 27% more than in March 2015. At 7,385, the total number of residential 
property listings at March 31 was approximately 1% more than at the end of February, 
and 40% fewer than at the end of March 2015. At 70%, the metro MLS® sales-to-active-
listings ratio again rose sharply by 13% from February and continues to reflect very 
strong market conditions throughout the region. 

 North Shore home sales in March, at 
575 units, were 13% more than the 509 
properties sold in February, and 9% more 
than the 529 sold in March 2015. The 
sales-to-active-listings ratio on the North 
Shore soared to 78%, from 63% in 
February, reflecting 54% higher-than-
normal sales for this time of year and 42% 
fewer-than-normal # of properties for sale 
as at the end of March. North Shore 
houses that sold In March took an average 
of 5 weeks to sell, 1 week quicker than for 

sales in February, and 3 weeks faster than the 8 weeks it took for houses that sold in 
March 2015. At March 31, there were 736 North Shore properties listed for sale (on 
MLS®) or 9% fewer than the 813 listings at the end of February, and 47% fewer than the 
1,401 units for sale at March 31, 2015. Benchmark prices of houses rose by 28% in 
North Vancouver and by 29% in West Vancouver, from 12 months ago. 

As prices and market conditions can vary dramatically by neighbourhood, feel free to 
call Dan to better understand how the market is doing where YOU live. For the entire 
March 2016 REBGV market report, visit www.danmuzzin.com/news.html.
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call Dan at 604-813-3795 or go to 
danmuzzin.com/resources.html  

assignments and “shadow flipping” 

What are assignments?  From time to time situations arise wherein buyers wish to assign 
their rights in a Contract of Purchase and Sale (“CPS”) to other parties before the 
Completion Date when the transaction closes.  

The creation of the assignment clause in the standard CPS was originally intended to give 
buyers a legal way of backing out of a purchase if for some reason their circumstances 
changed after they agreed to purchase a property, instead of having to surrender their 
deposit. The clause was also meant to protect sellers, ensuring a sale would still go 
forward as long as another buyer could be found. 

The general rule, in the absence of wording in the contract to the contrary, is that buyers 
may assign their rights under the contract as long as they do not prejudice the rights of 
the sellers. For example, if the sellers are carrying the mortgage, they may not want the 
contract to be assigned to another party. 

Some reasons buyers might choose to initiate assignment proceedings include having 
second thoughts about purchasing THAT property, a significant change to their state of 
employment, or in a rising real estate market where they can re-sell the property at a 
higher price before the completion date. 

In recent months the newly coined phrase “shadow-flipping” has been widely reported as 
being common practice and a substantial driver behind the frantic housing market in the 
Greater Vancouver region. For example, to read this Feb Globe and Mail article, click on… 

theglobeandmail.com/news/investigations/the-real-estate-technique-fuelling-vancouvers-housing-market/article28634868/ 

A simple assignment example would be… on April 15, Owner agrees to a CPS with Buyer A 
for $1million with the transaction to close on June 30 Completion Date. In May, Buyer A 
decides to take advantage of an opportunity to assign its interest in the CPS to Buyer B for 
$1,100,000 and in early June Buyer B assigns its interest in the CPS to Buyer C for 
$1,200,000. On June 30, Buyer C pays Owner $1million, and Buyers A and B $100,000 each. 

Results? Owner likely feels short-changed by $200,000. There would be potential income 
tax consequences on the $100,000 gains received by Buyers A and B. Property Transfer 
Tax payable by Buyer C based on purchase price of $1,200,000.  

For sellers to avoid scenarios such as the one above… 

• Do you really believe that your best option is to sell to a REALTOR® who knocks on 
your door with news that he/she has a buyer for your house?  

• Hire a REALTOR® that you trust and in whom you have the utmost confidence will be 
acting in YOUR best interests. After all, by law, one of the fiduciary duties that 
REALTORS® have to their clients is to avoid conflicts of interest. 

• Where the seller does not wish the buyer to assign the contract, consider including 
the following No Assignment Option clause in the CPS… 

“The Buyer agrees not to assign this contract in whole or in part to any third party.” 

great value – your own REALTOR®  

Hire a REALTOR® who will act for you, AND ONLY YOU!
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The following charts show the inventory of North Shore homes for sale on the last day 
of each month from March 2014 to March 2016, and the sales for each month. 
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Units Sold 

Mar 2014 - 134 
Mar 2015 - 189 
Mar 2016 - 180 

Units For Sale 

Mar 2014 - 484 
Mar 2015 - 488 
Mar 2016 - 327 

At 575 in total, North Shore residential 
property sales in March were 13% higher 
than in February and represents a sales 
level that is about 54% higher than is 
usual for the month of March. 

At 736, the # of properties for sale on 
the North Shore at the end of March 
slipped by 9% from February 29, to a 
level that’s, remarkably, 42% lower than 
is usual for end of March.  
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properties sold during the month, as a % of properties for sale at end of the month 

 

average # of weeks it took for detached houses to sell 

 

12%	
22%	

45%	

0%	

25%	

50%	

75%	

100%	

M	 A	 M	 J	 J	 A	 S	 O	 N	 D	 J	 F	 M	 A	 M	 J	 J	 A	 S	 O	 N	 D	 J	 F	 M	

2014	 2015	 2016	

West	Vancouver	
Dan	Muzzin					Macdonald	Realty	Ltd.					danmuzzin.com					604-813-3795	

	units	sold	as	%	of	ac=ve	lis=ngs	

detached	-	45%	
aCached		-	48%	

25%	

50%	

116%	

0%	

25%	

50%	

75%	

100%	

M	 A	 M	 J	 J	 A	 S	 O	 N	 D	 J	 F	 M	 A	 M	 J	 J	 A	 S	 O	 N	 D	 J	 F	 M	

2014	 2015	 2016	

North	Vancouver	
Dan	Muzzin					Macdonald	Realty	Ltd.					danmuzzin.com					604-813.3795	

Balanced	Market	
Sellers	Market	↑	

Buyers	Market		↓	

detached	-	105%	
aCached		-	128%	

16  15  15  16  17  18  19  16  27  19  14  15  13  12  15  13  16  12  16  14  13  14  12  9  9  
0		

5		

10		

15		

20		

25		

M	 A	 M	 J	 J	 A	 S	 O	 N	 D	 J	 F	 M	 A	 M	 J	 J	 A	 S	 O	 N	 D	 J	 F	 M	

2014	 2015	 2016	

weeks	 West	Vancouver	
Dan Muzzin   Macdonald Realty Ltd.   danmuzzin.com   604-813-3795 

9  8  7  9  10  10  9  10  11  14  9  9  5  6  8  5  6  6  4  5  5  5  5  4  2  
0		

5		

10		

15		

20		

25		

M	 A	 M	 J	 J	 A	 S	 O	 N	 D	 J	 F	 M	 A	 M	 J	 J	 A	 S	 O	 N	 D	 J	 F	 M	

2014	 2015	 2016	

weeks	 North	Vancouver	
Dan Muzzin   Macdonald Realty Ltd.   danmuzzin.com   604-813-3795 

avg # weeks to sell 
  (detached houses) 



selected sales details       Dan Muzzin 604-813-3795  

chart data obtained from Real Estate Board of Greater Vancouver danmuzzin.com 			6	

do housing conditions in your neighbourhood favour sellers, buyers or are they in balance? 

single-family detached houses sold in March 2016, as % of the number of houses for sale at March 31, 2016 
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