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Population growth in Calgary is forecast  
to moderate and contribute to a decline  
in housing demand 
Population growth, in particular net migration, is one of many factors 
that contribute to housing demand. However, these demographic 
fundamentals are expected to remain relatively weak over the  
next two years. The population in Calgary is forecast to grow at 
a much slower rate in 2016 and 2017 compared to historical 
averages. This will be largely due to a decline in net migration.  
The distribution of the population across different age groups,  
along with a decrease in net migration will contribute to a slower 
pace of population growth among young adults. While the growth 
rate of some of the younger cohorts is projected to moderate, the 
older age groups will continue to post strong year-over-year gains.

Weaker economic conditions and slower net migration 
will keep population growth below historical averages
The population in Calgary had grown at an impressive rate over the last  
10 years, posting gains well above the national average. From 2006 to 2015,  
the population in Calgary increased an average of 2.81 per cent per year while 

“Total population in Calgary is 
forecast to grow at its slowest 
rate since 2010, largely due to 
a decline in net migration, and 
contribute to weaker demand for 
housing. While the growth rate 
of some of the younger cohorts is 
projected to decline, the seniors’ 
population will continue to post 
strong year-over-year gains.”

Richard Cho  
Principal, Market Analysis 

(Calgary)

1	 Statistics Canada. No date. Table 051-0056 Estimates of population by census metropolitan area, sex and 
age group for July 1, based on the Standard Geographical Classification (SGC) 2011, annual (persons). 
CANSIM (database). Last updated February 9, 2016 
http://www5.statcan.gc.ca/cansim/a26?lang=eng&retrLang=eng&id=0510056&&pattern=&stByVal=1&p1=1&p2
=35&tabMode=dataTable&csid= (accessed: May 06, 2016)
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the yearly average for Canada was 1.12 
per cent over the same time period. 
With the exception of 2010 and 
2011, population growth in Calgary 
had been strong, due to favourable 
economic conditions. Higher oil 
prices and increased investments 
in the energy sector had attracted 
many prospective workers to the 
region as demand for labour rose in 
many industries. Population growth 
was particularly strong between 
2012 and 2014 when Calgary posted 
record levels of net migration and 
the population increased by as much 
as 3.83 per cent a year. This also 
boosted demand for housing with 
total housing starts and MLS® sales 
reaching a record high in 2014.  

Following several years of pronounced 
increases, the rise in Calgary’s 
population has started to slow down. 
The population in 2015 grew at 2.44 
per cent compared to 3.55 a year 
earlier. As was the case in 2008, 
the price for oil declined in 2015 
impacting investments in the energy 
industry. However, oil prices are not 
expected to rebound as quickly as 
it did following the last downturn, 
and economic recovery will be more 
gradual. The slowdown in the oil  
and gas sector has spread to many 
other areas of the economy resulting 
in job losses, especially in full-time 
positions. In the first quarter of  

2016, the unemployment rate 
increased to 8.96 per cent compared 
to 5.67 in the same period in 
2015. With fewer employment 
opportunities in Calgary, along with 
stronger labour market conditions 
in other areas of the country, net 
migration to Calgary is projected to 
decline and remain relatively low.  
This will limit Calgary’s population 
growth in 2016 and 2017, and also 
temper housing demand.  

Population growth is driven by 
changes in the natural increase, 
which is births minus deaths, and 
net migration. However, it was the 

pronounced gains in net migration 
that pushed Calgary’s population 
growth rate well above historical 
averages in previous years. With net 
migration expected to be relatively 
low, population growth in Calgary  
will also follow suit. Net migration  
is projected to decline from 21,0578 
in 2015 to 14,000 in 2016.  In 2017, 
net migration is projected to increase 
slightly to 14,500 but remain below 
the 2006-2015 average of 24,2349. 
The natural increase is also projected 
to decline as economic conditions 
deteriorate. This was also observed 
after the last economic downturn 
when the natural increase rose only 
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0.710 per cent and declined  
two11 per cent in 2010 and 2011, 
respectively. Following a rise of  
2.412 per cent in 2015, the natural 
increase in 2016 is projected to 
increase 0.3 per cent and then  
decline 2.9 per cent in 2017.  

Following several years of elevated 
growth, the population in Calgary 
is forecast to rise only 1.913 in 2016 
and 1.814 per cent in 2017. This will 
bring the population in Calgary to 
1,466,50015 and 1,493,40016 in 2016 
and 2017, respectively. While total 
population growth is expected to 
remain below two17 per cent over  
the forecast period, the projected 
rate of change will vary based 
on age group. The growth rate in 
the older cohorts are expected to 
remain elevated and surpass the total 
average for all age groups for the next 
several years as more and more baby 
boomers enter into their retirement 
years. The cohorts that are projected 
to post the slowest growth rates in 
2016 and 2017 are in the 15 to 19,  
20 to 24 and 25 to 34 age groups. 

The projected slowdown in the 
population growth of the younger age 
groups is partly due to fewer people 
migrating to Calgary. On average,  
from 2006 to 2015, over 5018 per cent 
of net migrants were between the  
ages of 20 to 34. Conversely, after the 
age of 45, migration quickly declined, 
capturing less than three19 per cent  
of total net migration. The population 
among the younger cohorts tend to  
be more transient, as many are drawn 
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to areas with more promising 
employment opportunities. With the 
unemployment rate in Calgary expected 
to remain elevated throughout 2016  
and 2017, some migrants will look  
to other regions in the country that 
have more favourable labour market 
conditions. In addition to net migration, 
the distribution of the population 
across different age groups has also 
contributed to the slower pace of 
growth projected for the younger  
age groups.

The population in Calgary continues 
to mature as the proportion of the 
population gradually shifts to older 
age groups. In 2006, nine20 per cent  
of the population was at least 65 years 
old. This proportion increased to  
9.421  per cent in 2011, and is projected 
to average 11 per cent in 2016 and 2017. 
On the other hand, the proportion of 
the population for some of the younger 
cohorts is projected to decline.  
For instance, the proportion of those 
aged 10 to 14, 15 to 19 and 20 to 24 
are projected to be lower in 2016 and 
2017, compared to 2006 and 2011. 

20	Statistics Canada. No date. Table 051-0056 Estimates of population by census metropolitan area, sex and age group for July 1, based on the Standard Geographical 
Classification (SGC) 2011, annual (persons). CANSIM (database). Last updated February 9, 2016 http://www5.statcan.gc.ca/cansim/a26?lang=eng&retrLang=eng&id
=0510056&&pattern=&stByVal=1&p1=1&p2=35&tabMode=dataTable&csid= (accessed: May 06, 2016)
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CMHC—HOME TO CANADIANS 

Canada Mortgage and Housing Corporation (CMHC) has been Canada's national housing agency for almost 70 years. 

CMHC helps Canadians meet their housing needs. As Canada’s authority on housing, we contribute to the stability of  
the housing market and financial system, provide support for Canadians in housing need, and offer objective housing 
research and information to Canadian governments, consumers and the housing industry. Prudent risk management,  
strong corporate governance and transparency are cornerstones of our operations. 

For more information, visit our website at www.cmhc.ca or follow us on Twitter, LinkedIn, Facebook and YouTube. 

You can also reach us by phone at 1-800-668-2642 or by fax at 1-800-245-9274. 

Outside Canada call 613-748-2003 or fax to 613-748-2016. 

Canada Mortgage and Housing Corporation supports the Government of Canada policy on access to information for  
people with disabilities. If you wish to obtain this publication in alternative formats, call 1-800-668-2642. 

The Market Analysis Centre’s (MAC) electronic suite of national standardized products is available for free on CMHC’s 
website. You can view, print, download or subscribe to future editions and get market information e-mailed automatically  
to you the same day it is released. It’s quick and convenient! Go to www.cmhc.ca/en/hoficlincl/homain 

For more information on MAC and the wealth of housing market information available to you, visit us today at 
www.cmhc.ca/housingmarketinformation 

 To subscribe to printed editions of MAC publications, call 1-800-668-2642. 

©2016 Canada Mortgage and Housing Corporation.  All rights reserved. CMHC grants reasonable rights of use of this 
publication’s content solely for personal, corporate or public policy research, and educational purposes. This permission 
consists of the right to use the content for general reference purposes in written analyses and in the reporting of  
results, conclusions, and forecasts including the citation of limited amounts of supporting data extracted from this  
publication. Reasonable and limited rights of use are also permitted in commercial publications subject to the above  
criteria, and CMHC’s right to request that such use be discontinued for any reason. 

Any use of the publication’s content must include the source of the information, including statistical data, acknowledged  
as follows: 

Source: CMHC (or “Adapted from CMHC,” if appropriate), name of product, year and date of publication issue. 

Other than as outlined above, the content of the publication cannot be reproduced or transmitted to any person or,  
if acquired by an organization, to users outside the organization. Placing the publication, in whole or part, on a website 
accessible to the public or on any website accessible to persons not directly employed by the organization is not permitted. 
To use the content of any CMHC Market Analysis publication for any purpose other than the general reference purposes  
set out above or to request permission to reproduce large portions of, or entire CMHC Market Analysis publications,  
please complete the CMHC Copyright request form and email it to CMHC’s Canadian Housing Information Centre at 
chic@cmhc.ca. For permission, please provide CHIC with the following information: Publication’s name, year and date  
of issue. 

 Without limiting the generality of the foregoing, no portion of the content may be translated from English or French into  
any other language without the prior written permission of Canada Mortgage and Housing Corporation. 

The information, analyses and opinions contained in this publication are based on various sources believed to be reliable,  
but their accuracy cannot be guaranteed. The information, analyses and opinions shall not be taken as representations for 
which Canada Mortgage and Housing Corporation or any of its employees shall incur responsibility. 

http://twitter.com/CMHC_ca
http://www.youtube.com/CMHCca
http://www.linkedin.com/company/canada-mortgage-and-housing-corporation
https://www.facebook.com/cmhc.schl
http://www.cmhc-schl.gc.ca/en/corp/li/loader.cfm?csModule=security/getfile&amp;PageID=299144
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