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Purpose and Overview 

I ncft:aJiCS in the. number of houliCholds arc the principal J;Ource. of housing 

demand. The purpose of this study is to illustrate how houscholdgrowth in 
Canada would Yllr)' given different assumptions about where and how 

Canadians choose 10 hou!Se thl:mscivt:.S. For Canada and each province. and 
territory. the report pr~nls population projections and household-growth 

scenarios COIIering the pcriodl991 to 2016. ScenariO!! were developed 
ba.'\CtJ on an assessment of majur demographic trends and other facturs. 

They dCj;l'ribc a f"Jnge ufpussibililies for the future but are nOI intended as 
preCise forCC9.$l~ of hOusing aCliYity. ' l"be report also discusses tenure and 

dwelling type choire5. some Implications of projected gr0\'l1h pannns. and 
fllClIlrs that could push houscholdgrowth outside the rungeoo'-crcd by the 

projections. '!be main findings of tllc lIlUdy are 5ummarized in Chapler S. 

Readers seeking further infllTm~lion aboul lhls projcct should contact 
Roger Lewis. Research Diyis;"n. CMI IC, ftI (613) 748--2791. 
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Chapter I : 
INTRODUCTION 

Purpose 

The imponance of demographic foru."S in Canada·s development is widely 

recognized. Nowhere Is this more apparent than in the housing seCtor. 
Through the remainder ()f this IXnlU ry and into (he nC~I. demographic 

developmenlli will be crucial de termin~nts of the level. compo~ition and 
location Of housing demand in Canada. Whilevariation in housing demand 

from ycar 10 year is largely rela lcd to c:ycliC"llI eCQl\omie factors, deman" in 

the long run mn be tmced to changes in the S11.c nn" age s!ructure. of the 
populat ion and in the overalltcm!cm . ."y to form households. 

Since each household occupies 8 dwelling unit. all innease in th ... 

totnl number of households will b)I definition incr.,3.SC the uumber of 

housing unilli relluired. Household growlh - the major source of housing 
demand - occurs as Ih~ population grows and age$. and :as social and 
tmnomic forces alter preferences for particular living arnnsements. The 

characteristics of hou5eholds. such as Ihe age of the hOllSl.:hold rna intainer 
and wh~ l her Ihe hou5ehold is eomposed of family or non-family groupings, 

will strongly influence the type Of housing demanded and the htcUnation to 
renl or own. 

This report prCliCnlS Ihe results of projections - developed by canada 
Mongage and Housing CorporaLion (CMHC) - ofh llw;ehold growth for 

Canada and for the individual provinces and lc rritories to the yeat 2016. 
Long·term projeclions of housing demand are required bt-ca~ of the long 

prllducLion cyclc in\'Olvcd in housing. Thai t:)Ii:le. from oommunily plsnning 
and the provisiun of SI.'/""\Iices to Lhe eventual construction of housing. can 

take many years and involves long-term dedsiofJ.'i Ih"1 a [feCI Lhe nat ural . 
social a nd economic environme nl for many decades. 

Builders and materials manufacturers also need to plan ahead. While the!r 

planning horizons may nOl be as long as Lhose or public agendes. they 
nL-verthcl~S$ have a need 10 look at fUlUre dcm~nd for their products and 

se rvices. lnformanon on long·term household Lrcnds ean also be uscfullo 

public utilities. industries producing housing-relntcd goods and sc/""\lices. 
community groups and intere.<;ted cili~e ns. 



Approach 

Structure 

The pmjeellons oontnined in this repon illustra te how household growth 
would val)' given diffcrC!lt assumptio!ls about where and how Canadians 
choose to !IOUse t hemse~es. Scenarios were deve loped based on an a.\o;ess

me!ll of m~jor demographic ami .lIher trends. l'he primary facton; 
considered were p~tlern~ of nct interproYincial migration and r.l tes of 
h<:lusehold formotion. It should be r<:mgni~cd th iltthe projections illustrate 
a range or pllSSible future outoom<'S: Ibt:y orr: 1/01 /'llt'Jd,yj as pred.~ forecasts 
0{ lulU"' /wusitlg tJ( I;''//)I 

Thescemuios "'Cre genel3ted using CMIIC's i'otential I lousing Demand 
Projection (PHD) Model. Custom population projections produced by 
~!atistics Can~da were used nsinputtll the model. Thest:wcre twn,formed 
by the model into prOjel1ions of hOl.lSl'hold growth. tenure choie.! and 
dwelling type cboice. Rc~ults induo;le national and proviucial household 
projections by age. type of household, tenure and type nf dwelling. The 
research WM conducted b)' CMHC's ReS<."ilrch Division. in conjunction 
with CMI-IC'1i Market Analysh> CtWtrc. 

The projection m .. lhOOology is d .. scribed in Chapter 2.1 It provides an 
overview of the scenurios and underlying assumptions. and a discu. ... ~io~ of 
why eatb was selected. Itntso dt.st.-Tib<:s the PHD mudd and how it works 
so that the strengths alld limitations of tile projections can be mar .. fully 
appreciated. Chapter:s3 and 4 present the results of the projections at the 
national ~nd provinti~l levels. respectively. Chapler.5 provides anal)'!ii5 and 
diS(.'Ussion of medium· and lons·term implications of household·growth 
scenarios for housing starts. Chapter 6 3SS;·s;.$ the relative imporlance 10 

houscbOld growth of three faClor:s: population growth. aging of the popu· 
lation. and changes in the propcMityofthe population to form households. 
Chapter 7 idcn tifie5 several factor:s that might push bOuJ;Chold growth 

outside the range covered by the proj~"C\ ions. Th" Ii nal ch~ptc r reviews the 
OlR'n points of the research Bnd summarizes the findings. 

L. A more u:drnicaJ di'l<UMion I!i found in Appcndil C. 



Chapter 1: 
METHOOOLOGY AND SCENARIOS 

I iouschoid growth - t he major source of housing demand - occurs as the 
population gro .... s and ages and as prcfer~nces for parlirular living arrange
ments bhifl in rCj;ponso: to social and economic forces. Household-growth 
projections begin with population proje~tions. but 5i nee the individuan. in 
a population can hOll.\.C them5elvcs in any number of ways. the relationship 
between population growth and household growth is f.tr from exa~t. To 
transform populati\)fl projections into household projections. !S'\umplions 
about Ihe way in .... hich Ihe population will fonn househotds in the future 
are required. I ProJections of lenure and dwelling-type choices arc then 
made Iwsed 00 the c har~Cleristics of projected households. specifically, Ihe 
age of Ihe household head andlhe I)'peof household. From start to finish. 
thc proccS'\ of producing household_grOWlh scenarios involves II sequential 
projection uf population. households, Hnd tenure and dwelling type choices, 
lbe oulput of each Slage serving as lin input IU the next. 

Household growth describes the net change in Ihe number of bousehulds 
over time. otherwistc known as nel household fonnation. In this repOrt, 
gro .... th figures are provided in Ihe form of annual averagcs for five-year 
periods. Since households form and dis.wl'·e cuntinuDlly, household growth 
should nOI be conslrued as repr~ntinS the number of IlL'W households 
crealCd in a given p!'riod; ralher. il is Ihe difference between the number 
of households formed and the number dissolved during the perIod in 
IJuestion. The actual number of newly formed and dissolved households 
underlying Ihe nel change is unknown. 

Allbough household growth is typically Ihe major delenninan( of (he 

requirement for rn.'W d,,'eUing uniL'. other faclOl"!i also influence I he number 
ofdwcUings required. These include the n~ed (0 replace units \ost from the 
housing stock, 10 adjust for additional units crealed within Ihe exi~ling 
siock. And to allow fOf a sufficient number of vacan t units_2 Th<';SC topics 
are CQl'ered in Cbapter 5. 

L These assumptions take the [0"" of projected h~a.w.;p ratC!i (tile rIIlio of hoUlithold heads 10 population on 
~"lIch agelroup). ~di$cussiOfl below and In Apprt>du c.. 

2. A" additinnal faCIO. is mobili!)" sit>Ce mOVCT"S lISual!y CIInnOi take tht'i r hOl1Sing with them. a mobIle populaliCIn 
may r"'luile more MI1SIn& Ihall a 5t3(io",,!), 9"t, al 1~lI5t in the,;bort run. 

l 



Historic.a1 
Comparability 

Overview of 
Sc.enarios 

Population 
Projections 

J>opulation proje,tions wcrc genernted from kistorkal popula tion est;· 

mates adjusted by Statistics Canada 10 3crQunt for people mi55Cd by tke 

Census. Since adjusted population estimates are significantly larger than 

published census population counts, pollu/alirNl and houwilold projeclirNls 

d(l'eloped frolll IlreS(' cslimates lin: com:sPQndingly /1Ir;:u Iilan, and Ihe'l'folC 

1101 dilTt:tly comfNIrobie 10, hisltJrict// crlIJUS 1ft/la.3 

Six alternativ¢ kousehold-growth scenarios were developed. each distin

guished by a different combination of interprovincial migration and 

b(>1L'lChold formation assumptiuns. All o the r prujection assumptions

such as those reiated to fertili ty, life e.>:.pcctancy. and immigration - arc 

identical aCTOSi the sixscenarios. For interprovincial migration. two scenar

ioswert developed - Central and Weslern. For kousehold formation, low. 

medium and high assumptionswcrc made·. Projections for individual prov

inces werc added 10 produce national totals. Table 2.1 sho .... s Ihe six 
combinations of household·growth scenarios. 

Table 1.1 _ Projection Ass.umption. and Scenario Oe"r'ptiOni 

No< Household 
Infe'l'rovincial Formation 5cenat'io Abbreviation 

Migration Trend 

c.o", Cow Centr3llow " 
""'" -~ Ctt'Il/'aI Mecfi.." OM 

eo.> H", """'" ..., CH 

w..,~ Cow We,tun low " 
,.,,~ Mcd.." Wc.\em Mod ..... ~ 

W""om H," Weotem H .... -
As noted above, population projections are the staning poim for projecting 

household growth. Two custom population projel'tions \Vere prcpan:d 

according 10 CMl-IC spcrifICatiollll by Sta tistics Canada. The principal 

assumptions underlying these population projeetiollll were the following: 

• a con tinuation of current fcrti!;!), levels (1.7 birlhs per woman); 

3. For mo.~ on Ih •• il.$ue, ~ App"nd'~ C. 



H ousehold 
Growth 

• moderate ~ain~ in lifc expcctant'Y lfrom 74.!i 10 7115 years for men 
and SO.9 to 84.0 years forwomcn); 

• a continualJon of current jmmigr~!lon le~c:ls l20S,IOJ rer ~earj; ~nd 

• Western aod Q mral interpr(lvindal migralion s:cnltrios. ~ 

• ] nterprovincia l mlgratiun !;CCnarios broadly rcnt"l.1 the 110'0 p~V'.!.iling 

patterns of mowmenl between prOYlnCCS during Ihe past decade 
a time whe n sirong migration to the central provlnres in Ihe mid 
1980s gave way to he~vy we.~twHfd rJuws beginning in Ihe late 198O!.. 
Migration nows under Ihe Ce ntral and Western sct'narius are based 
on ave r~g(' histoncal tcndencics dur; ng these tWI) dililincl periolb;. 

• Under the We5tern scenario, British Columbia. Alberta, P. E.I .• alld 
New Brunswi~~ gain population from other provinces. whilc New 
Brun5Wid a nd Nova Scotia record smaller losses in population thAn 

under the Central ~nario. The West~rn sct'nario is Iherefore 
described as being "ravourHble" 10 these pTOyinres, 

• Under the Central scenario, Ontario i$ the pnncipaJ dC51inali()n. 

whileOuebee. Mannooa. and Sas~atChewaD l!'WiCpopuI3Iioo. bu t less 

than under the WeSH.'Tn sc<:nario. The Central scenario is lherefbre 
described as being ';{ayournbJe" 10 Ontario, Quebec, ManltOha. and 

Sasblchewan. 

Low. medium. and high assu n' plioll5 regarding (he propcn~ity of Canadi
aos 10 form houschold.~ were de~eJoped in order to truoslHle projected 

populotion growlh intC! household-growth projtctitlll§. A.sumptions too~ 
Ihe rormQflow. medium and high proje~led headship ru les. H~adship rJ ln 
(~.scribe Ihe ratio of hOllliChold hcadS' 10 population in each age group. 

Multiplying cach projected age·group popula tion by tht corresponding 
headship rate gives the projected number of hou.~h(lld5 headed by each 

age group. The Ihree ahernative headship-rate assumptions were devel
oped using u cohort approach. which projeclS lhe futu re behaviour of 

particular gcncmtions-( cohorlSj based on 1 he changese~perie n c;: d by older 
gcneT' .. tjon~ as the), aged.5 

4. Fo. a mote delailed e>cpianation uf t"'" W""'~m Bud Central ,nl&,," ion ~lariOll, !ICC Otaplcr 4 a,1tl Awendo C 

5. II binh cohon u ~ group of people born during. given period. for e.., ll1ple, th<><t aged 35-39 i~ 1991. For mon:; 
detan an cahons. headship rale as&umpli()ns, And how Statistic. Can~d:a defines the lerm "household head", 
st. Append .... C. 

, 



Tenure and Dwelling 
Type Choices 

Rationale for 
Scenarios 

• For the ]9')]·1996 period. dal~ already existed that could be w;cd to 
devt:lop a single set of projecled headship rates. Project~d hnusdlold 
gruwth ,.ias therefore calibrated against data on ct;t;maicd growth in 
occupied housing sux:k and lhe volume of housing starts during the 
pc:riod.~ 

• For the period ffom 1996 10201 6. low, medium, and high headship 
SlXnario& .... ere developed based on historical tuhort treods of varying 
strengths. For ln05t provinces, the high heDdship--r~testennriowas based 
on the cohort trend from the 1986-91 period. tile low SI.-.:nario on Ihe 
]981-86 cohort trend. and the medium scenario on Ihe longer.lerm 
198]·91 trend.? 

• Headship rates extrapoiated by cohort tf\: lIds (i,e" for Ihe 191)6·201b 
period) were adjusted to produce II n8rrowlng of differences among 
gcnernlioM. 1 n particular. Mer Ihe Ia.~t 20 years of the projection period. 
)'Oullg whorts lh3t currently have relati"ely luw headship rules ,",'Cre 
allowed - as lhey aged - 10 calch up partjall~ to the higher mle!; 
achiC'o'Ctl by older genera tions. Under this lISl;umption, 1\ cohorl with low 
head~hip rales at B given Age -say 25·29 - would close Ihe gap relative 
10 pruvious generations !;Iver th~ lasl 20 yean; of lhe project ion period as 
the cohorl moved inco Ihe 45·491\&c group. The high headship scenario 
assume!; roughly double the catch·up of che low 5Cennrin. wIth the 
medium scenario aoout midway bccwcen the Qc her tWQ . 

Fixed Icnure and dwelling occupancy pallems from the 1991 Census ""Cre 
us.:d c1.1 assign prOjected houso:holds 10 indi1/idualtcnure and dwt11inll·cypc 
combinat jnn~. 

As noted lI00vC, ho~hold·gnlwlh sccnarioo are defined by different 
combina tions of iOlc'l'rovincial migralion and headship-rale (household. 
growth) lISSumplions. 111e choice to focus on these: 11'0'0 aspecIS of the 
projcccions w~ motivawd by a desire co keep the number of Sl:enllrj~ 
manageable. as well as by the considera tions oUllined below. 

6. 199ti Cc",w; d:Ha .... !" ~ 11<.11 aVlli13!)lc al Ih~ lime of publ;"31ion. 

7. The c>Ccptions wert s.a,.);~lchcwan. Alberta. and Ilritiilh Co!umhil, ... hure the base p"Tlods for 1()V/ nnd hIgh 
~"arios ~re ..., .. e~ . 

• 



• J nrcrprOllinCial n'ligrarion is Ihe n'I(Isr wlali!c componenl of population 

grOWlh. ln recent dec.1dcs. Ontario. British Columbia and Alberta have 
laken lurns as Ihe principal destination of Iho!iC moving belween 

provinces. The W.:s1em and Central sa:n8r1OS iUUSlrale tbe eITel'l!; of 
divetg~nl mobil(1), pallcrns on hOll!;ehoJd trowlh. 

• '''e government's 1995 and 1996 largel ranges for immigration celUted 
on an average of W5,00Q. Discussions with Cilizefl5hip and I rnrn;gllliion 

Can~da indica led Ihnl a continualion afrecenl levels would be rhe most 
reasonable assumption fot Ihe foreseeable fUlure .H Allhough 

immigration nUclUaled considerably in the p:151 d~cade. the average 
inlake was around 100.000. 

· ne headship rales of young people fl.'U between 1981 and 1991 (see 
Table 2.2). People under Ihe age of 40 in 1991 had not allained Ihe raIl' 

of household formmion Bchieved by preceding gencrII1ions.9 Given 11K: 

close relationship ~tween housing ronstuctio~ and household growth in 

recent decades. household-growth projeclions for 1991-1996 we re 
calibrated to efl5ure cor\Sisteoq with estimated growth in the occupied 
housing stock and average hou§iog S1arlS lewIs for the period. IO T he 

calibmlion suggesled that thll decline in headship rales continued inlo 

the firsl half of the 1990s: the nel cha og" in the number of householdli 
would have eAeceded the number of dwelling starts by a considerable 
margin had headship rates nOI fallen between 1991 and ]996. Thus, H key 

queslion for Ihe remainder of the projection period l!lthe e~ten t \0 which 
aging cohorts will continue 10 trail Lhe rate of household formation 

t:stablished by prellious generations. T he low. medium, nod high 
be3d~hip S(el'larios demonstrate Ihe effc(c15 of diffe ren t degrees of 

calching up 10 the rales of older gcncratiQrt';. Since differences belW\!ell 
gencnn;ons have tended to shrink as oohorls ~gc, Ihe Ihree scenarios arc 
broa(Jly consistent with hislorical deyelopments.. 

8. 1'\1e r«eIU!y released immigr:nlon plan ror 1997 conffrmed II,., dirt'dlon ~"'blished by 1M 1995 and 1996 plnn,. 

9. For example. the !.lble ' hows Ihal 2$·29 ycar ollb in I \181 had a lleachhip ",Ie of 45.b perrenr. compared with . 
"'Ie of 4 1.4 perr:Cn1 for lhe cohort aged 25-29 In 1991, 

10. The calibration assutMd. in the absence of evidence 10 the eo"trary. that twusing SUInS. gra...,h In OC:CUplcd 

housing SJO<:~. and hou..,hold growth cOl1til1ul"<l ~o n>QVt: in parallel io the filli t half of the 1m.. 

, 



Summary 

, 

Tabl ... 2.2· H ... ad~hip Itat1!S, Cotnada. 1971.1991 ... ,. 
Head 1971 1916 198 1 1986 199 1 

15 _19 1.4% H'ii. , .... 1.2'l1> "" 
20_H 20.1% 14.691> U.'" 21.9% 21.:1% 

IS _ 29 il.l% ~'" 45.6% 41.4'111 4 1.4% 

10· 34 .... 49.1% Sl.2% "'" 49.6'11:0 

15 _ 19 49.0% 51.1% 51 .1% US% 53.1% 

.., . ~ SO.O'% 51.1% SI.9% "'" SS .I% 

45·49 50.)'*' 52-7'lE> " .... 55.1% st.. I% 

SO- S4 52.1% SJ'I% 55 . 1'lI> SS8% 56.3% 

55·59 54.)% ".'" SH% st..5% 56.9% 

"." 56.)% 57.4% 57.4% 57.S,*, 58.1,*, 

65·69 57.9% ".'" 60.4% "'" 60.]% 

70· H ".'" "'" 62.5% 6l .4% 61.4% 

,,+ 51.9% 55.6% S5 .]% 57.2% 59.2% 

• Tenure and o:Jy,'Clling thOice lendeneies for each household-type and 
age-grnup eombinalion were held eOnStanl at 1991 levels. This 
assumptiOJl ensured Ihal proj\'t:lcd chnnges in lenure and dwelling· type 
composition would reflect projecled tkmographicchangcs - in th" mi~ 
of age groups and household 'ypes - mther than projected shif!5 in Ihe 
prefcrences of individual household groups. Resull.'l therefore provide a 
basis against which thceffecl.'l urfuturechanges in preferences might be 
evaluated. 

Household-growth projections .... 'ere produced by a three-slagc process: 
population projections deve loped in the first slage were transformed Into 
household projeclions, which .... ·cre then splil by lenure and dwelling type. 

The long-"""" Housing Ou<look 



The Long_Term Ho~ Outlook 

Six alternative household-growth sa:narioswcredevcloped fOf eaeh prov
ince. each distinguished by a different combination of tv.'o interprovincial 

migration and three household-formation aS6umptions_ Population projec
tions ba.scd on Western and Central inlerprovintial migr;l1ion scenarios 
were C(lmbined with low. medium. and high household formation assump

tions. All oth~r projection :l.S6umptiOIl$ -such It$ those related to fertility. 

life exp&lnncy. and immigration - arc identical across the six scenarios. 
Projections for indi~idual pf(winL't:$wcrc added to produce nalionallolaJs. 

Kesults of the scenarios arc dcsen'bcd in the following chapters. Detai led 
output for all six scenarios is included in Appendices A and B. 

, 
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Chapter 3: 
NATIONAL RESULTS 

Projected Household 
Growth 

This ,hap1er describes results for Canada oIltaincd by adding up individual 
provincial projec1inns. The Central low (el ) and Western High ( WH) 

SlXoJriO!! reprcs.:nl low and high scenariO!! rcspc'til'ely for Canada. t The 
following discussion illustrates mid-ra nge resul15 using the Western Me

dium (WM) 5Cenario. Where results for a single scenariO arc prestnted. tbe 
Western Medium is the SOU1t'e. Appendi~ A prcscnl.'i de tailed notional 

results for all scenarios. 

• Annual household growth between 1991 and 1996 i~ est imated to h~ve 

averaged about 147.000, 3 level consistent with the recent pace of 
residentia I construction. 

• In later years, huusehold groll'th in all three 5i:cnaritlS eventuilily 
declines. hut the extent and timing of the decline differ from case to 
case. 

o Under the low 5i:enario. average annual household growth will 

deciine gradually throughout the project ion period. reBching 
134.000 in the 2011·2016 period. n number tbat nonetheless 

CJlceeds the de~ress!.'d volume of housing starts in 1995 by it 

healthy margin . 

• In contrast. the medium and high scenarios show household 
growlh rising in 1996-2(1(11, to 161,000 and 176.000 respectively. 

before dropping in later years • 

• The range projected for hOusehold growth in the 1996-2001 period 

iN brnnd: 141.000 10 176.000. 

• The medium and high scrnarios demonstrBle that the low level of 
household growth in the first halrof th" 1990s is not necessarily the 
beginning of an inevitable, uninterrupted long·run slide brought on 

Alt!'ough the choice of inteTprO\'jnci~1 migration SCt'lIario makr:s linte d,rfe",,,.,t to projection results fl'lr 
Canada as a ,,·l>ule. growrh under the Cell1rat Low scenario is nnnclhet= ~Iightty tower than under the Western 
Low. white Ihe Western High _narlo i •• tighdy hi""r than the Cemml I'ligh . 

2. In 1995. IIouslng $Ian. fel! 10 II i .000. dowI'\ from a pel>k of nearly 246.000 in 1981. For 8 description of the 
,elatio",hip between ho....,hold growth aod housing starts, please see OtaJllcr 5. 
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by demographic changes. In fact, if the headship rales of yo ung 
cohorts catch up only partially to the levels auained by preceding 
generations. bUI 10 Ihe e" len l ~~umed under Ihe medium and high 
scenar ios as opposed to Ihe low. the 1991 -1 996 period would 
represenl a Irougb in household growth. fo!Jowcd by recove ry 10 a 
higber, bUI stil! declining. long-run palh? 

Projected Household Growth, Canada, 1991-2016 

A\/i!rage AnnU81 Household Growth (thou s.ands) 
m 

•• 
~ 

,~ 

,~ 

I 
I \,?:- :::::o V 

~ 

W" -w. -~ -
' i7I-1!176 '1lB'·'1I8& ' 911'·'9911 2111'·200II 2(1,,·20.8 

'\I16-H18 ' ,986-' 011, ,~. 2OQII.2Qrr 
Pe<lod _c'"'_,; , I .C-"~ __ 

Table 1.1 _ Average Annual Household Growth. Canada 

Scenu-Io 1991-96 1996-01 2001.06 2006. 11 2011-16 

a. 1 ~1.l00 1<40.800 1 ~ 1 .700 !l9.200 13000 

~ 1~?lOO IbO.800 151.800 154.600 148,900 

- 141.300 115.500 ,y,., 163.100 151.200 

• Although projections highlight the potential for a rebound in 
househo ld growlh in coming years. lhey also suggeSI that a 
suslained return to the high growlh o f lhc 19705, ore¥cn the laIC 
19SOs. is unlikely. In Ihe 1970s. the rirsl orlhe baby boumers. the 

3, Recall that. rohon is ~;mpty ~ group of peopk born during 3 giv~n p"riod _ a ge~m.I(IfIln oth~r ,.."rlb. It is 
nol an age groUP; lnst~"d. collom pa'l!; through S\lcce$Sivt: age groups Ill' they age. Underl~ assumplion of 
n 3rro,,; ng differ<: oces ""tween gmcrntlQns. a cohon wit h low headship ra tC!i at a given age ~""-y 25· 29 ~ would 
close the gap rdative to previous genc,,"lions over the last 20 yea", of the projectiOn period os It movt:d into the 

45-49 age g"'Yp. 



large generation born in the p~riod following World War 11 up 
through Ihe mid-I960s. hcgnn leaving home and forming 
households in large numbcr~. In 1996, by contraSI. tht baby 
boomers ranged in age [rOiIl about 30 to 50. By 2016. the oldest 
baby boomers will be senior cilizens (6S Bnd over). In ShOrl. tht 
majorily of baby boomers either already have or shortly will have 
formed independent hllusehllids. 

Population Growth, Canada, 1991-2016 
Western Medium Scenario 

Avarllga Annual Popu lation GroWlh 
.~ 

'3 

•• 
' .K 
.~ •. ~ 

'09"'_ '-'2001 2OO1·ZOQII 2008-2011 ....... _,SIOI>f\b; eo ..... P_&_otMIP>ojoc_ 

l'Ol 1-2016 

• The major fsctor undcrlying Ihe persislent downward Irend in 
hou!iChold growlII in IIII' long run is declining popu la l;on growl h, 
largely the producl of an aging populalilln. The proptlflion of the 
population aged 4S and over will inc rease Ihroughoul lhe 
projection period. As a resull. deaths will rise steadily from year 
to ycar. The average annual ra il' of population growlh will drop 
from around 1.3 percent in the 1991-1996periQd 100.8 percenL in 
Ih~ 201 1·20]6 period. These growth T3les Lranslatc ;nlO a popu· 
lalion gain of over SOO.OOObclwecn 199] and 1996, compared with 
! much ~mal1er increase of under 400.000 beLween 201 ] and 201 6. 
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Househo ld 
Charact e rin ic$ 

Tab!e 3.1. Popu!alion DI~tributiGn by Age. Canada, 1991·2016 
(Scenano WM) 

"''''''' 1991 1996 1001 100' lOll 2016 

." 20.1'% 10.0% 19.0% 17.8% 16.9'1to 16.4% 

IS·14 14.4% 1] 4% 11.1% Il.2% 11.9% I'''' 
25·]4 18.N 16.1'll> 14.1'll> 1l.6'l1> Il .S'lI> Il.S'lI> 

,,- U.'1'lI> 16.9% 17.1'lI> IS.6% 1).9% IH'lI> 

~5·S4 10.7% 118% 14 4% 15.4% IS . J"lI> 1 ~.5'l1> 

" ... 8.6'l1> U'll> 9,l'll> 1I ,l'l/> "'" 1].7% 

6S·H ... ,...,. ."" ."" '.N 9.4'l1> 

,,. 4.6'l1> S. I'lI> > .... ''''' 6.6'l1> ,."" 

While long· run nnnlysc:sof the housing market tend to focus on the ratc of 
household growth. shifl.<; in household chaructcristic:s will also have impor
tant cITccts. The subsectiollS below contain discussiol1$of a number of these 

characteristics. namely average household size, household types. age of 
head, and tenure and dwe lling Iypeehoices. 

Household Size. 

• Belween 1961 ~nd 1991, ho usehold growth consistently outpaced 
populalion gro"' l lI. As 3 rl:sull. the avera}1:. si~c of Canadian 
households dropped from" to 2.1 persons. Household size will 
continue \0 shrink, hut not as rapidly as in lhe past. By 2016, average 
hou$('hold $ile will range from 2.5 unde r the Western High scenario 
to 2.6 unde r the Central Low. 

4. H(luSoiloold sile i, esllmatoo b)I dividing total population by the numl!<r of priv,ue households. The method 
slightly overestimatcs ho~lIold size since those In collective dwelhng:;; (irutilut[OTlll, foomlng houses, jails. etc.) 
are Included In tile tOl.'ll popul~tion. 



Average Household Size, Canada, 1961-2016 
Western Medium Scenario 

P.rsons/Houaellokl .. 
'~====~ 35~ ......... 

't=~~~:=j ,.f---
',.~~c,c::,~=-c,,:,:,C':m=-:'~"" C,_=C,:.:,c::,~=:~=,:_:C:::~=,:, :~"". 

V • • r 
_ , c- 01 c..- ('!IIlH\Ie$). CMIfC 1>'"",""". (lV1lHO'G) 

Household Types 

• Continu i ng an es tablished trend. the number uf non·family 
households will gruw more ra pidly than the number of family 
houSChl)ld~.5 f rom 1991 to 2016, Ihe number of nan·family 

households wfll increase by 69 percent , family households by 2S 
percent, and all househo lds by 37 percent. In 197 1. 18 percent ofull 

households were non,family househo lds, a proportion that had 

jumped In 28 percent in 1991 and is projected to reach 34 percen t by 
2016. Non·family houscholds wiU acC()unl foran increasing proportion 

of tolal household growth throughout the projection period. 

Table ) .]. Non·Fam,ly Households. Canida, t991·2011> 
(Sceo3no WM) 

As percent of ~ households 

19" ,~ '00' '00' lOll 1016 

17.8% 28.9'lb "2'00 J .. 6'lEo l2.9"11:0 H .2'It> 

As perunt of household growth 
. 1991·1996 1996·100, 1001 ·1006 100.101 1 1011·1016 

. ~1.6% 49.6% 5 t.9'l!. S4.5'lEo sa. l% 

S. Total households "TI! 'he~um offamily and nun· family hol<!eholdi. StatislicsCanada defmc5 a family household 
iI!l any hou..-hold that contains " lea" one cenws family, In lum, " ceosus family consisis of a couple (m~rried 
Or COmmon· law) with or "'thOlll never·"",rritd children, or a lone parenl wilh one or more ncV<!r·married 
t hildren. A non·r.mily hou~hold is any household thaI dO<'s nOI coolain • cc=nsm family, 'Ille gTtal majori!)' of 
null-family households are o"".pelS'ln hou~holds (82.5 percenl a<:cClding to Ihe 1991 Ctosll!oj. 
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• Growlh of the differenl lypeS of family and non-family households 
will deviale considerably from Ihe overall panerns for family and 
non· family households. One·person households and households 
conlaining childless cQupJeswili grow the fastest. increasing by 75 3 nd 
59 percent respectively between 1991 and 20 16. Given the aging of 
the population, many childless couples will be ~empty ne5ters" - people 
whose children have moved OUI. Aging will also cont ribute to Ihe 
growth in one·person households through the death of spouses and 
the eventual deparlUrc from home of the children of lone parents, 
with the Jailer effectively moderating the growth of lone·parent 
households. In connast. as the baby boomers age, the number of 

Table 3,4 · HoulChold Types ,n Detail, 1991·2016 
(We~tern Medium Scenario . WM) 

Yeu(s) Family Households 
Non.Family 
HOI.Isehold$ 

""'- C-... ~ M"" 0..- ""'" ""'""' w"" -. ,- - ---""'"' ......... ......... 
Number of Households ('000) 

,W, 2,5-46.0 1.8179 910.$ ([9.4 2.151.0 5004.6 

'''' 1.761.0 ).9s6 .1 t.ooe.t \l0.1 2.t.IO.O 5lS.1 

"" 1.m.7 4.01 4.5 1,080.7 141.3 2.99H. 5a1.3 

, .. 1.36S.5 l.9a4.& 1.117.9 ISl} 3.lS2.2 631.1 

lOll 1,110.9 3.921.1 1,190.0 16S.l l.715.a 67a.1 

2016 4.042 .5 3.841.5 1.140.1 In.1 4.116.1 120.6 

... \Ie .... ,.. AnIl\W GrowtII ('000) 

199~I996 41.1 n .B IS.S " ~ .• .. , 
1996-1001 5U 116 '" ,., 70.5 .., 
2ooHIXI6 "., •. , II .S " 11.9 10.0 

2006-1011 69.1 ·11.5 10.4 " 14.1 ., 
201~2016 ". ·16.0 10.0 ,., la.1 ••• 

Pert .... , of .... Housellokls 

'W, 24.7'11> 17.)% ' ''' '"" 22.991. •. '" 
2016 28.6% 27.2'11> .~ ,.,.. 19.1% Sol'll> 

~ Growth 0...- Projection Period 

199~2016 I SB.8'II> I 0.1% I 1U% I 46 .6% I 7U'It. I ...... 
Source: CMIIC projeClion> 

The tons·Term Howl,,! Outlook 



households containing couples wi th children will BeLually decline 
following tht.' lurn of tht.' century. In 1991 , more Ihan one in three 
hou , ehoJds were couples wilh children. II share Ihat will drop to just 
oyer one in four by 20 16.6 

Age of Household Head 

• In general. Ihere will be progressively fewer households headed by 
young people and progrcssivdy more head~d by ohJcr people. Aging 
of the b~by-boom popUlation. combined with Ihe difficult IBbour 
market facing young Canadians. will dampen household growlh 
among Ihose under Ihe age of 45. The number of households 
nluintained by this group will decline steadily until the last few years 
of Ihe projection period. In 1991. jusl o~er half or all households were 
headed by the under·45 group. u proportion thaI will shrink to about 
one third by 2016. when the youngest baby boomers will he around 50 
years old. The number of households led byseniorswill nearly double 
between 1991 and 2016, increasing liS a proportion of all households 
from 191026 percent. Growth in senior households will accelerate 
after 201 1 with the arriyal of the first baby boomers al 3ge65. 

Household Growth by Age Group 
Canada, 1991.2016, Western Medium Scenario 

Average Annual Houuhotd Growth \lhOUH nda) 
~ 

. <~s 
c .. 

• ro 
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• 
• 00 

• ~.~ 

Period 

6. Acertrdinll 10 cenS\!, dAtil, hair of aJi llOllJiC'oold!< in 197t were couplet; wilh ~hild«,,,. 
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• Aging of the baby·boom populatIon will inevitably domina te the 
pallem of housthold grOwth by age groupJ Wi tb the arrIval of the 
front edg~ of the b3by·boom generation. Ihe populations of the 
affected age groups swell. As the I~SI boomers depart, age·group 
populations shrink. Accordingly. average annual household growth by 
age group will peak at age 45·54 in 1991·200l. age 55·6~ In 2001·2011 . 
and age 65·74 in 20 11·20 16-1I1e ages rcached by tbe leading edge 
nf the baby·boom population during each period. 

o Since the baby boomers were born overa span Ilflwo deC'lldcs and 
the peak of the boom occurred toward the end uf Ihat period <in 
1959). it tahs about 20 years for all baby boomers to pass-through 
any glyen age. ~nd each group of ncw arrivals tends to he larger 
tha n tbe las!. The effect on housetlllid growth is readily apparent: 
for e)tamplc, between 1991 and 1996. the baby boom~r5 first 

penetrated the 45·49 age group. an tv;;:nt that. according to 
CM IiC's projections. will be followed by nearly 20 years of grnwth 
in the number of households Ileaded by Ihis group.S 

Households Headed by 45-49 Age Group 
Western MedIum Scenario, Canada, 1991·2016 

Householde (mlillonsJ 

... ,. 
" 
" 
" 
•• ,., 

". 

1. When applied 10 households. age ~fcrs 10 thell&l' of Ike household head. 

aOI1 

8. E",n befo~ the p"'lWar baby boom, binhs were rising during World War II. ru a """It. ~&C·groop popu!~rions 
ach1ally start 10 grow ..... ilh Ihe arrival of Ihe go:nellliion born during 11M: war. Ih.t i •• five yean before Ille first 
baby boomers lu m up. 



• Growlh in the lIumberofhouscholds headed by panicular age groups 
should not be equated With creation of new households. For the most 
j")art, as nOled ftbove, the pal1ern o f ~rowth by age simply reneets 
replacement of on<:cgen~Tation by anuther rdatively smaller Dr larger 
group. Although househOlds form and dissolve on a continual bMfs, 
many households survive, moving over t ime from one age grouj") to 
snolhn. Consequently, the strong household growth among thus1I45 
and ov~ r dQe.'i nOt mean tha t all uf the~ hou~holds will require new 
hOUSing, since- many of these household~ will have been in existenGc 
for some time and will t h~rdorc alrc~dy be housed. Thegrowlh does, 
however, rCj")rescnt an opportunity to devclop huusing$uilcd to the 
changing needs of the 4S-and-ovC! p·upulation. In con!rll5 t. the 
projected decline in the number of households headed by those under 
45 docs not indi<;;lte thai this group will not retJuire any housing al all. 
but ralher that the generatiuns entering the housing market nnd 
occupying Ihis age group in the fUlure will be smaller than the 
baby-boom grnup. 

Tenure and Dwelling Choices 

• The ownership T'~te fQr all households is projl:c ted to rise from 62.5 
percellt in 1991 to 63.8 pertent in 2001. before leveling off and Ihen 
droppingslightlybclwten 2011 and 2016. Two faclors are at work: the 
aging of the population and Inc shm in household composition toward 
non·family households. Since Ihe probability of ownership riSl:S with 
the age tIf the hOllsehQld head - a t least until around ag~ 65 - aging 
of the population by itself WQuld be expected 10 increase ownership 
rates, however, the positivc innuence of aging will eventually be offset 
by slrong growlh in non-family households. non·family huuschdlds 
being more likely 10 ren t than family hou~h<llds. l n addi tion, because 
the probability Qf owne IShi p intreases with age at a dimi ll ishing ra Ie, 
Ihe posi tive effects of aging on ownersh ip become leilli significant the 
older the populat ion. T he previously nClled increase in the fraction of 
households hcaded by seniors(~ge 65+ 1 would reinforce the negative 
erf~Cl on OWnership of increased non· family household formalion. 

• Owner households will account for a steadily deereasing ptoflOrtiOn 
of h01.lsehQld growth, again 9. renectil}o of the build-up in non-family 
households and the effects of aging. The fact that owner households 
lll"Count for a high j")ercenlage of household growth in Ihe 1991-96 
period (77 perccnt - see Tab]e ] .5) is due In part to low projected 
household formation among the young, who arc more likely to relll 
Ih lln own_ 
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61.5% 

Sou",,, eMile pmjoClioos 

• Tenure amI housing lype ar~ Ilighly correlated; lhe majority of 
owner~hip units aTC single de tached, while the majority of ren tal units 
are aparlmenls. Consequently, projected dwelling type choicts lend 
In parallel lhe lenure results described above. The proportion of all 
households living in single·detached dwellings will rise between 1991 
and 2001, level off between 2001 and 2006. and drop Ihcrcaflcr. 
Single-detached dwellings will account (or a steadily decreasing 
(raClion of household growth. Apartments will t Kperience the reverse 
of the pattern (01 single·detBched houses. falling and Ihen rising as a 
proportion of all households and BeCOURli"g for 3n increasing 
proportion of household growlh. 

Table 3.6· Dwelling Typc~, C""ada, 1991.2016 
(Wcstc~n Medium Sc:cna~;o _ WM) 

As percent ofan _hoI<to (IO«upIed houslnl .toc~) 

........ - 1991 '"' "" "" lOll 2016 

..... "'""'" 56.7% 57.2% 57.l'!!. 57 .2'!!> 57.0'lI> 56.8'Job ......... 28.0'lI> 21.7% 2 7.~ 27.9'lIo 28.2% 28.5'!!> 

Od...- Multiplo 11.6'!!> 11.1'*> 1l.2% fl. l% 1J.0'lI> 12.9'lI> ....... , .. ,.'" '''' ,.'" ,.'" '''' 
As perqn~ of '-.. oId.,-owth 

· uti-1m ,-,." ,.".,.,. -"" 201 1_1016 

..... """"" · 65 .1'*> ".'" 55.7% Sl.N 52.4'1& -- · 21.2% 29.2% 10.4% n .I% 34.6'1& 

Od...- MYltipio · •. '" ILl'!!> 11.9'lI> 11.8'Ib 10.9'11:0 ....... · ,.'" ' ''' 2.1'1& 2.1% '''' 



Summary 

• Recall lhal tenur" and dwelling·type choices were projecled using 
static occupancy pallerns derived from tbe 1991 Census. Results 
described above therefore consider only the effeCIS of projec ted 
demographic changes. that is,c hangc~ in lhe number and composi tion 
(of hOuS<'!hOlds; they do nOI illustrate Ihe effects of shifls in lh~ 

tendencies of particular groups. For example. the dampening 
effect - described aoove - of increasing non· family household 
formwlion on lh~ total Ownership ,ate for all households would be 
mit ig-~ted if Ihe ownership fate~ of non·family huus"huld5 ros~ in ,he 
fUlure. 

• Although projeclion5 point 10 a tcndency for household growth to 
decline in the long run. they ab;u suggest that luw growth in 1991·1996 
could be followed by recovery 10 higher levels In 1996·2001 , wllh a 
gradunl decline thereafter. 

• 111C average .5i~e of househulds will continue to shrink. bUI mnre 
s lowl~ than in Ihe past. 

• Non.f~mily households will grow more rapidly than family 
households. The composition of bou~ holds will therefore continue 
10 shifi In Ihe direction of non·1 rltditional types. The fastest·growing 
Iypes will be onc'pCTson households and childless couplcs (including 
~empty ncstcrs"). In contrast. the number of hOIl'iCholds containing 
couples with children will scarcely increase at all. 

• As a rtsult orthe aging of Ihe baby· boom generation and the difficult 
labout market fadng young Canadians. the number of households 
headed by those under Ihe age of 45 will decline. In eootrasl. 
households headed by Ihose 4S aud over will sbow steady growth as 
the baby boomers age. In the 201 1·2016 pc'rjod. the_ oldest baby 
boomers will become senior citizens. 

• 111c ownership rllte for aJi households will rise between 1991 and 2001. 
hold sleady for the next 10years. and dropslightly belwe~n 2011 ilnd 
2016. T he propor tion of households o<:eupying single·detached 
houses will parallel tbe movement in the ownership rate, while tbe 
share accounted fo r by apartments will move in the upposite 
direction. 

" 



" 



Chapter 4: 
PROVINCIAL RESULTS 

Two Interprovincial 
Migration Scenarios 

This chapter presenlS ~ deSCfiption of provincial hou.<;ellold·growth scenar

ios. AI the provincial level. intcrprQ'Jincial migrati()O pallems play an 

important role in household gro .... th. Movement of flCople from one prOl" 
inee to another has been and will continue 10 lit a significant factor in 
population growth and hou~holtl formation. Much of the populattnn 

movement can be a\lributed to uneven job-market conditions frum provo 
;nce to prQ'Jin~e. f'rO\';llccs with rclati"cly good job<rcation prospcclS 

typically allract people from leiS fnrtunate provinces. 

Uislnrical fllWo'll between provinces have swung ffOm the western prOl'im:C!i 

to the central prO\'inces and back. For example. a period of westw~ rd 

migration in the late 197Us and early 1980s gave way 10 heavicr migration 

toward the central prO'/inccs in the mid 19SOs. The p3ncrn rc~r1ed toa 
w~'Stent fluw in the late 19SOs. but there Ire signs thatlhe balance may again 

be sh ifting in fS\fOur of the central provinces. 

BecauS<'ofthe high degree ofunccnamlysurroundingthe (uture direCllon 

of imerprO'/indal migration. t"'·o interprovincial9.."enarios - the Central 
and the Western - were developed (or each province. Thc pnllem {If 
population movement under each is based on average hislOricaltcndenciCli 
during pt:riods .... hen migration flo .... s favoured either the central or .... este rn 
provinces. Table 4.1 shnws lIYerage annual ne t interprovincial migra tion 

nows by period nnd province under both scenarios. t 

• The Central scenario reflects the hypothesi.~ that ~mployment prospects 
will improve sub!;tan lially in Ontario and Quelltc, with the re5ult that 

int~rprovincial migration flows will ~witch in favuut of l h~ central 
provinces. 

L Table C.2 in Appendi. C summarizes the tOll1 net migration flows rot each province undi:t the two 
interprovincial migration scenarios. Nel migtln;on includ"" both the net imerpnll'indal mignllKJn di.o;playell;n 
Table 4.1 and ntt international m;gMllion. which incorpomle5 imm;gr;t.I;Ott, cmigtltliOfl. returning o.nlKlians. 
Rnd non-permanent residenls. Sec Appendi. C ror more informRtion On these components of international 
mignltion. 

" 



Effect of Interprovincial 
Migration on 
Household Growth 

• Thc WCSlern 5Ccnario rencrts the hypothc~is th~t the cun·em ponem of 

relative labour market condi t ions will persist. and will sustain 
imerpwvincial migration paUerns in favour of the western provinces • 

• Proj~cted n~ t interprovincial migration under the Wt'5t~rn SCt'nario 

favours Alberta, British Columbia, the Yukon, and the Northwest 
T~rrilorle!;;. The Atlantic provinces alSQ benefit under this scenario since 

lhe pull of the W1:Slern provinces is I~ important than the pull from the 
less-distant L"entral provinces. The Central scen:ltio faw.lun; Quebec. 

Ontario, Maniloba and Saskatchewan? 

In Alberl3. whi.-re Jarg~ migrlltion shifts hnveoccurred in lhe past. the effect 
of iubstitu ting onc int~rpmvincial mignniun scellario for another is dra
matic. TIle average annual difference of 15,000 10"21.000 interpro,·incial 

migrants under the Western and Ccntl1llli/Xnarios tJ1lnslah.:S in lo an annual 

dlrf.:rence of .'WOO to 9.000 In household growth. This variation is enough 
10 prodUL'C divergent scenarios for Alberta. with household formation 

incrclI5ing in scenarios based on the Western migration patlern and de
crea~ng in those based ou the Ccntral pallcrn. 

In other prnvinces, interprovincial migratioll pa!l~rns have impur!ant 

effects un househ uld-growth levels bu t tend not to affect 1i1e dircction of 
gn)Wth in the longrun. In the shOT! nm. however. differences in dirtcuon 

are cvidenl in many instances. Often. these diffcrences take Ihe form of a 
short-TUn rebound in growth under on~ interpruvincial scenario and a 

steady decline unde r the other. 

2. ~Appcndix C for 3 mn~compICIC.discu.ssiun ofthe W"'lem and CuI"'! intCfpN)llinrial migration .renanD5. 



Effect of Immigration 
on Household Growth 

Tmle 4.1 Pro~ Average Annual Net In«'rprovincial Migl"atioo (,000, 
by Province (Western and Central Scenarios) 

", .. rio" Scenario "'6·0' 200' -06 2006- 11 101._16 

NM. We".", _1.t. _1 .8 -1 .8 _I .5 
c.o~ -5.'1 -5.S <., A ] 

~, ~~ •• •. , .. .., 
'00,," ~" ~., ~ .• ~. 

N.S. w.~ ~ .. ~. , ~, ~, ,- .2.7 -l.1 .2.9 .2.9 

N.B. w..~ .. , ••• M •. , 
c.o... _1.6 _1.2 ·1.1 ." 

"'" 
w.._ _17.1 _1 8.7 _17.5 _16,1 

'""~ A.' _7.J -" _7.2 

ON. w.,~ -5 .9 ·2.4 ~. , ~ .• 
c.o"" "" 21.7 1(,,7 '" 

"., w.~ _7.4 -7.S A.' ·5.7 

,~"" -u ·1.1 -D _1.6 

"" -- _10.7 ·11.1 -9.1 A' ,- -l> ·1.8 _1 .9 .1.) 

••• w..~ ... 11.1 11.9 11.8 ,- A' A. ·7.1 A' 

B.C. w.~ ''" 11.6 n .6 19.1 ,- 11.1 •. , •. , ... 
"" w..~ ., •• M •. , ,- ~, ~., ~., ~J 

N.W.T. w.,,~ •. , •. , .., •• 
'''''''' ~ .• ~ ., ~, ~., 

Because immigrants lend to concen trate in specific areas, the <,ffee ls of 
immigration on household growlh aTe vcry unevenly spread acrQ5S Ihe 
rounny. Of parlicular nOIC. the four largesl provinces- Quebec. Ontario, 
Alberta, and Dritish Columbia -Iypically rc:ccive around 95 percent of all 
immigranls 10 Canada. a proportion Ihat is 3S/mmed 10 per$iSI in Ihe future. 
E\·en among these four provinces. only Omario Bnd British Columbi~ 
Ililract higher shares or lOla' immigration than their respeclive shares of 
Ihe Canadian populallon. 

" 



Key Results 

" 

Provincial household growth is innuenccd by a number of factors specific 
to ~ach pri)v;n~. most notably interprovincial migratiol1, but also in1<!rna

tiol1:11 migration, the age SlmClure of the poplilMlon, lind trends in headship 
rates. As a rewlt. the trajectory uf houseboLd gmwth il1 each uf the 
provil1cial scenarios docs Dot necessarily follow the national pattern. 

] n rMlly other respeel$, howcyer. pfOYincial resull$ do parallel prt'Yiously 
discuSSo!d findings for Canalln 05 II whole. One reason for the 5imilari ties 

amongpro"inL't'$ i$ th~t the baby boom occurred in all regions o( Canada. 
Findings described belQIV follow the broad national pattern and arc tflmof 

every province. See Chapter 3 for II more detniled discllSSion of some of the 

fll'tors underlying thc!ie resuhs. 

• Avtrage household size will dedlnc. but the rDte of decline will vory 
significantly from province to province. 

• The number uf non_family households will gTow mor~ rapidly than the 
nllmher of family hou!'Cholds, with the re~uh that fllmily households will 

decline as a proponiun of all househuilis. T he balDtlL"c of family and 
non-famil~ grov.1h varies a good deal from province 10 provin~ and from 

scenario to scenario. 

• As a resuH of the aging oftbe baby·boom generation, lhe proportion of 
all households headed by thoSt' under the age of 45 will decline 

throughout the projection period. After 2011, even the yuungest baby 
boomers will be older than 45". 

• Owner households will initially increase as n proportion of all house
holds. Subse'luendy, inereasc$ in ownership rates moderate . bot the 
pattern varies from pruvinC'e to province. In some, i)VI'ncrship rates 

continue to risc. often at a diminishing pace, throughout the projection 
period. In others, ta tes level off or even decline. Resul\.§ rene't the 

interaction uf 1 ..... 0 factors: the aging of the populJtion and the increasing 

p' oponion of lIoll-family households. 

• Since tcoure and dwelllllgchok\.'S w~re projected u~ing fi~l'd occupancy 

patterns from Ihe 1991 Census, p.ojected housing choices are driwn by 
demographic factors alone, that is. by projected changes in the number 

and composition of houschold.~. Rcsult.5 there fore do nO! consider thc 
dfecl~ uf ~hirts in the tend~nciC!i or preferences uf any particular group. 



The following sections de!;cribl: results for individual provinces. ' 10 facilitme 
comparisons amongprovinees, each section begins with a table of common 

indiC1ltors derived from the Western Medium Sl'enario, wbich provides an 
ovcr'liew of thl! general trends described abov~. ThC5C statistics describe 

projected change, in the age structure of the populaLion, household com, 
position, and tenure ehoices. The equivalent table for Canada is provided 

below asa benchmark. 

Table 4.2 . Compar.r.tlVC Statiulcs for Canada 

Western Medium Scenario 

-.......-. .. .......-
I'opublian underllo ( .. 'l(, '" n:ol) 

I'Ilpobtb:> laS ond ""'" ( .. "" '" ,out) 
.... " 'ddiowilht-..d_ 4S 

Ncn.WnIIy ~ ( .. 'l(, '" toQI) 

-~ Iddio ( .. % '" ,otal) 

' '' ' 1996 '00' '00' "" 20 16 

1.7) m '" '" ,~ 1S4 

lS.O% JU'l(, ]l.)'l(, 11.0'lI. 19.1I'I6 28.6% 

1I .~'l(, ,,,,. 12.1"" 11.l"" 14.J'l(, 16.1% 

SI . I% 47.1"" 41.1"" J9.0'lI. n .8% 34.S'Ib 

11.1l'IIo 28.8% ~.~ 11."" "'" lH% 

6U'l(, ~,,. &1.8% 6J.1l'IIo H8% H1'lO 

No single !\Cenarlo represents a high or low In nil provinces: for eumple, 

the highesl growth in Ontario and British OJlumbi~ O!:I;Urs under the 
Central High and Western High scenarios ret;pCctivdy.1Chartsdepict low, 

medium. and high resul15 roreach province. As. in Chapter 3. the discussion 
iIIustr.llcs mid·range r<'Sults using the \\\:slern Medium scenario. II should 

be noted, bowever. lhallhisscenario lends 10 be cioserlo either the low or 
high end of the projection range than to the middle. Where il falls in the 

projection T1Inge depends on the relalive strengths of Ihe Weslcm and 
Central interprovincial migration panern! in each province. 

" 



Newfoundland 

Tabl., 4.l . ComparatIve Statinocs for Newfoundland 

Westem Medium Scemrio '''' ~ ......tIe, in IlouoencIcI ,.U 
1'I>puIa;cn ......... 25 (as % cl , .... ) 40.1% 

1'q>ooIiI"'" 65 lind "'"' (a '!I. 01 tcQ/) . ~ 
Hw<e/"dcI> ... h_ ....-~5 !i 1.0'Ii. 

Non.-tom»y _.(as % 01 <ct>I) IU% 

Owner _. (as 'II. 01 toUI) 1M% 

" 

_ .. _-""-
.."" ..... --_.-

• 
:1'-.. 
• , 
• ., 
• 

~ ---• 
"n ... ... ' .... '., _ ...... ,.,. .. _, ,-, ,- -" - ...... _.-

.... _-.. -.. ,----
-~-~ .. 
,: i~~ C!i o:...trl 

'-~ --
.... _-.. _-... , ...... --_.-

--
.... _- .. -.. , ...... --_.-

::lIIb1~ .. . . 

• .. _ .. - ...... - " ... , .. 
1-.--- 1 --

,,,. 200' 200. 2011 101~ 

1.01 ,~ , .ro ". '" 15.5% 1 •. l'lI> 18.~ lS.9'Jf. B.9'Ii> 

10.6')(, 1I .6'lI. " ... 15.0'lIl ,." . 
~M% ~ 1.)'1(, 16.5% """ "'" 16.8'Ib 17.9'Jf. 19.0'lIl 10.)')(, 11 .'1'11> 

N .... ~.'" 81.0'lIl 81 ,6')(, """ 
• Pe rsiste nt o ut migratio n wi !i dampen hn useho ld 

growth. Becau5c o f heavier po pulatio n loues. 

household grollo·th is much weaker in scenarios based 

o n the Central migralio n p~lIe rn Ihan in scenarios 
based on the Western migrmion pane rn , evenlually 

ba"Oming negative. 

• By 20 16, Newfo und land will have the lo wes t 
concentration of young people in Canada amI the 

second- highesl concentration of seniors. The 
proportio n of seniors will nearly double. 

• Average household size will decrease considerably and 
will no longe r be the larges t among Ihc 10 provinces. ' 

• Initia!iy close to the national average, the proportio n 
of hOllseholds he aded by those under the age of 45 will 

become the lowest in the country. 

• Although the number of non-family households will 
grnw more quickly than the nllmbe r of family 

hOllscholds, Newfoundland will continue to have the 
lowes t propo n iort of non-family hou sehold ~ in 

Canada . 

• Ownen;hip rMes wiU r ise and remain the highest in the 

country. 

• Not ~ that this comparison and ali other.s made ~among 
the 10 provinces" doe, ItOI indude the terri tories. 



Prince Edward Island 

TOlblc 4 .4 • CompOlrativc Statistc,t. for Prince Ed ..... ard 1.land 

Western Medium $(;ena.rio 199. 

......... .."".,.. In houoehoId 2.91 

1'Dput.k:>n .......... 25 (as % <II u:aI) 17.ii'llo 

~ 6.S n.,..,. (>s % aI teal) 11.' '''' 

HousehoIdo "'"" '-:I ...... ~S ~1.4% 

Ngn.~)g. 10.1> (z %<11 cecal) 14.5'1t. 

o.,.,n. ..... oeI>oIds (as 'It. <II KJCaI) n6% --_ .... __ .. _--_.-.. 
.. .. .. 
" ,,~ .. _ ...... , ... -- ... ," .... ' -, --" --_.-

.... __ ....... 
,., ..... _-_.-

.... _-....... --...... --_.-.. .. .. .. 

--
.... _- .. -_ .... ,--_.-

1996 1001 100' 2011 2.016 

1.81 2.1S 'M 1.51 '" 1S.'" 1l.6'16 )1.11% ~ .. 2B)% 

12.""- 1).1'16 Ilj% IU% IU'16 

M. ~2. 1% 19.0% U .9'Ib )) .8'It. 

U .I'It. 16.6% 11.11'!1, 190'11. lO.~'IIo 

H .O'l6 14.0% 14.1% H .4'l11 74.S'lII 

• Posilive nel inll~rprovin~ial migration will boost 
household growlh in scenarios based on Ihe Western 
Interprovineial migration pallem . 

• Outmigration will reduce household growth under 
scenarios based on Ihe Central pal1ern . 

• As ""ith the Olher Atlant;c provinces, average 
houschold size will shrink SubSlanlially. 

• Despite strong growth in non·family households. the 
proport ion of non·ramlly hOllscholds will oonlinue to 
be the ih ird lowest among the 10 provinces. 

• Ownership rales will rise and remain Ihe third highest 
in Canada . 

" 



Nova Scotia 

Table 4.5 - Comparatfve Statlstlcs for Nova Scoua 

Western Medium Scenario "" -. numw In hooAehoid 1.78 

I\:lpuIadon ..- 2S (H ""o(teaI) lS.4"" 

~ 6S ond 0--. (u "" 0I 1<1U1) 12.'1"" 

~ .. "'headundor 45 ~9.0% 

Non-latr'y .... , looid. (H % 0( I<XJI lS.5'l1, 

O-""l-G.4eloold. c.. '!I> 01 <OUI) ,. ... 

10 

---_ ... _
...,~----.-

• • 
• • • ""." _... - _. ,.".,. 

",.... -, --~ ---.-
.... _-.. -
' ... _--_.-

--
.... _-.. _ .. -.. _---
~~·~~H=jfi~:;:~ :f 

i~~ ~ ... , ... 
--

' ...... _, ... ', .. 
1-- 11-1 --

, .. , 10" 1006 1011 2016 

,~ DO I~ HI m 
Jl.l')(, ) ' . 1"" 29.5"" 21.8% 16.2'li. 

"'" IM'li. 14.1'li. IH'lIo 1 B.l'li. 

45.6'1b . 1.8% 17.J'1b n....,., ) 1,I'l1i 

"'" 27.9% '"'' 10.6'110 12.1% 

71.5'110 "'" n.", nO'll. 7l.1'lli 

• PopUI:ll ioo will be lost to o ther provinces accord iog to 
both t he Ceotral sod WcstCTI1 iot l! rproY incia l 

migratio n scenarios. 

• l'opul:ltion gaios thro ugh international migra tion will 
more than compeosate for the populat ion lost 10 other 
provi nces unde r the Western inte rprovincial sccoario: 
ho,,·ever. f1C l migration in the Central scenario will Slill 

be nega tive. although close to ze ro .' 

• In 2016. Nova Scotia win ha"e the fourc h highest 
conce ntratio n of seniors in Canada. moving up fro m 

fifih in 1991. 

• Initially slightly l:Irgcr than ave rage. household size 

will shrink signific-dntly to becoml! the third smallest in 
Canada. 

• The proportion of housl'ho lds with heads under the 
age of 45 will remain thcscct)nd lowest in Canad3 ( tied 

with NL'W Brunswick). 

• Amo ng Atlantic provinces. Nova Scotia will con ti nUl! 
to h3ve the hIghest concentratio n of non-fa mily 

hOllseholds and the lowest ownership rntc5. 

• NCI migration is the nel population gain or loss 10 a province 
"'hen all forms of migration - inlerpro\'incial and 
international- aK laken in to aocounl. 



New Brunswick 

Table 4.6 - ComparatiVc Statist!ci for Ncw Brull~wick 

Westcrn Medium Scenario 199 1 

~rurberln~ ,~ 

I'opubrlon uncIor :u (0) 'Ito <i<cull 16.~,*, 

I'opubrb> loS ond ....... t .. '*' 01 teal) II .'1'11> 

!-b-,Idds_ ~ under 45 49.'1'11> 

Noo-fomll1 ~ (as "" 01 loa/) " .. 
0....... ""'G ' hcId. (as 'lIo 0I1O<aI) 14.0% 

,----""-.. ~ .. ----
• • 
, , 
• 

-~ 
...... -....... _ ....... ....... ..., ,--" ---.-

.... _-........ ... ,_._- ---

--

.... _- .. -----_.-

The tong.1iln'n H~, Outlook 

1996 2001 2000 lOll 1016 

U6 "'0 m w l~ 

)),7'16. 11.0% 29.0% H .I,*, :U.S,*, 

Il.6'1to 111,*, U.'1'II> 15.4% IR4'l1o 

45.8% 41.1% n .)% ll.4% Jr. I'*' 

1l.'1'II> 25.4% " .. ,,, .. ~.,. 

14.8% 15.1% 7S.6% 15.8% 15.9'11. 

• New Brunswick will enjoy small population gains 
under tile Western interprovincilll migmtion scenario 
Ilnd suffe r rela tively Ilcavy los~ c~ by hi~toric31 

5Iandards under tile Centrttl scenario. 

• Although only slightly lIigher than avcr:lge in 1991 . the 
proportion of seniors will be till' tllird higlles t in 
Canadaby2016 . 

• The proportion of households with heads under tile 
age of 45, initially close to the n~tion31 :wernge, will 
eventually become the second IO\\'e51 in Canllda (tied 
with Nova Scotia), 

• Among Ihf.'..IOprovinces. New Brunswick will continue 
to have the second-lowest proport ion of non-family 
lIouseholds. 

• Ownership ratcs will iocrease and remain the second 
lIigheSl in Ihe CQuntry . 

" 



Quebec 

Table 4.7 - Comparative Statistics for Quebec 

Westem Medium Sc:enario '" , ,,,. 100' , ... 2011 2016 

,,-......-.. ~ '" = DO 2.41 1.]8 1.11 

~ .... 25 C. "" 01 ,oqI) U.s"" )l.I"" ~ .. U .2'No 28.11*> "'" ~ 65 .,.j ....... C~ 'No 01 '0Qi) 11 .11*> 1l.1,*, I),I,*, 1).9% IS.~ " ... 
Ho.osehobl ... ~ t>e.ad ......... 45 il.s,*, 46.9% 4U<ilio 17.l'I(, U.S'!!> 12.2'11> 

Ni)n.fam1i)' ~ (oo "" 01 ,<>PI) "'" ~'" 11.1'Ib lS.I'IIo "'" lB.6'1b 

o..ner _. (as 'Ib 0I1Od) 5H'Ib 56.1'Ib 55.8'% ll'% 5S.0'Ib SH'Ib -_ ..... ""--_ ....... ---- -- As il h,IS in the pas!. Quebec will cOllsistcnt ly lose 

~ -~~~ 
-

populal ion to Dlher provinces. 

• Populalion gained Ihrough inlernatiOlln l migration 
will mo rc Ihan compensa\c FOI losses through • ,on " ' .. , ... '"I''' _ .. "." inlerprovincial migralion. The nel gain is lwice as large ,,-, ,-, - - " ---..... unde r the Central scenario a5 unde r Ihe Westtrll 
sccnaTiO. 

ti • Ave rage household sile will remain the smallest in 

~ Canada. 

~~-,,- . • The st ro ng growth of non-family households in recent 

1· ,_ ...... _ 1 decades will persist to Ihe point where Quebec will -,- have the highcst propoTiion of non-family households 

.::.';:;;:: in Ihe country . 

: - Already the lowest amo ng lhe to province!;. ownership 

-W~ rall:s will ri se initially bu t drop overall . Si nce 
non·family households tend to rent. th e high 
proportio n of non· fami ly households will p laya role 

1· ..... ..... 1 in dampening ownership ralCS. --
.... _- .. -... ,----- --
MW .- ... , ... -_. 
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Ontario 

Table 4.8· Comp"~atiye Statistics for Ontario 

We$lem Medium Scen:orio 1991 ........ _In_ 
VB 

i'opuIKlon",-l5 IH '16 01 .otlII) 34.1'!110 

Pop..oIWon /oS on:! ~ ( .. " 01 t<xaI) JI,s" 
Hcu>eI>aIcIs wilt! '-<I ...- ~s SO.1'16 

Non.famiIy IIausehoIds ( .. " of tab/) 2'-1'11> 

0-",. ~ (0<" O/.OU/) 6H'II> 

"" .. , .. _ .......... _-
~".,. ... ---_.-

• --• • 
• 
• ,,,,.,,, --- ,.,'" -- "".,. ,----" ......... -~-

" 1-,- ---1 --.... _- .. _ .. --.----- .-• 
• 
• 
• 
• 

" '* ,- -- -." """" 1 ... · .. ., ... 1 --

1996 2001 "" 2011 2016 

}.82 ,., W 1.1~ 2.71 

1U% 12.3""" JI.~'II> .,,% 211.1'11> 

11.1'11> "'" 11.1'Ib I ~.0'16 IS.7'16 

~. I 'II> ."" 39.0'1(, '''''' "'" 27.2'11> , .. % 19.5'Ib .,.'" )1.9')10 

~.'" 65.1'16 6H'Ib 65 ,1'110 " .. 
• Onlario will benefil from ~Irong in·migration under 

Ihe Central i'lIcrpro~lnej31 migmtion scenario and 
suffer smull populal ion losses 10 Olher pro~illccS under 
Ihe Western !lCcnario. 

• Since half of all immigrants 10 Canada comc to 
Ontario. Ihe o~eran contribution of migralion to 
hous.::hold growlh is sirongly positive. irrespectil'e of 
inlc rprovindal migra tion pa lterns. Net migra lion 
increases through much of I he projection period under 
both migralion scenarios.' 

• Ontario is the only province in which nct household 
formlltion is projected to rise in 11 11 sccn ario~. l ncrcases 

parl ly renecl recovery from the deep trough in 
1991· 1996. as well as Ihe projected improvements in 
net migration described above. 

• Moving from just abol": average in 1991. household 
si~e will shrink only marginally. becoming the largest 
among the 10 provinces. 

• Ownership rates will rise :lnd then ploleau but will 
remoin below rates in all other provinces exccpl 
Quebec. 

• Again, net migr.ltion describes Ih~ ne! populalion galn or 
10M from all fOITIl$ of migralion - interprovincial and 
International . 

n 



Manitoba 

Table 4.9 - Comp~ratlwe StatiStiCS for Manotoba 

Western Medium Scenario ''' ' ,,,. 20" 1006 lOll 1016 

......... _In........-.. ,~ ,.~ ' .M , ~ m '" 
I't:>po~ "' n """"'" lS (ao 'II> "hool) ".~ lSoS'II> J.4.1'11> nO'll> 11 .1% 1D.4% 

I'opulooIof! 65 and O<e'" C .. 'II> 0( 101>1) 1 J.l'IiI 11.6% 13.9% 14.2% IS.I'II> 17.0'Ib 

l-Ioo!d>oIds wi!h "-' ..- 4~ 49.1% 4 ~.9'10\ 41, )% 18.1% 1~.2% H.I'II> 

Non-brriIy """"I odd< ( .. 'II> 0( I0I3l) )(1,2'11> lO.S% 11.11% 31.9% 14.1'11> 1U'II> 

Owntr 1'0' ~ ,hoIcI. (H 'II> 0( I0I3l) ~'" 61.6% 61.8'16. 61.9% ~1. 9% ~7,9'!I. 

---""--... ,~" ... ----- '- • Mignllion 10 oIlier provinces will reduce household • 

~ 
• growth. Outnows are much heavie r under the WeSle rn • • scenario Ihan unller IIII.' Celllrni • in terp rovinci~ I 
• , - scenano. , 
• ." . ,. , .. , . - .. ~" • Population gains through international migration will -, -" - -" _-,_.0-

just offset population losl 10 OIher provinces under 

.. ~-::: the Cenlral interprovincial scenario; however. nc t 

migration '" 'h, Westc rn scena r io will slill h, 

~~ 'I 
=.:I negalive •• 

• Although the proportion of seniors in Ihe population , ~" will increase. it will no longer be the second highest in 
I· '_D __ I Iheoountry. dropping severa l places in Ihe ranking. --

.... --.,-~- • 111(: proporl ion of non-fami ly housellolds, which was ........ --- second lIighcsl in Canada in 199 1. will move doser 10, -'-• 

hi!l-'~ 
but re main above. Ihe na tional ave rage. 

• OWncrshipralcSwiUslay higher than in Ihe fourtargest 

~- 'T~i" .,. provinces and lower than in the remain ing provinces. 

--
• As noled previoll!ly. net m;gnltion is the net populalion gain 

(lr loss 1(1 ~ province when ~II fonns of mjgralion -

~Imi 
inlcrprovinci3J and internal ionaJ - arC laken inlo account. 

1._11 - 1 -,-



Saskatchewan 

Table 4. 10 . ComparatIve Statlnics for S,ukalchewan 

Western Medium Scenario 1991 

-.........- .. I'oOusehoIcI m 
1'opuIK1on ....... 15 ( .. '*' oI!caIJ M .... 

~6S wooer{ .. '*' ollCDl) 14.0'II! 

HoI "hoIcIs wiI~ head cnder ~S 4B.:MI. 

Noft.iotnoI1 ~ (as '*' oIlctlII) ,90S,*, 

o..ne.. """,._ (as '*' 01 <CUI) ro'" 
r-.-_ _ .... _ _ 

.. " ..... ---
• 
• 
• 

• -• 
"",,. ...,. ''''. _ ... ,.,. ... ...... _,--" --_.-

--.... _-.. _01----.--_.-

'''' ... 

--

1996 2001 '00' 20U 2016 
,y US 2.~9 1.41 1.14 

17.0'It0 14._ 12.11'1' lO.',*, 18,8% 

IU,*, IS.l'!lo 15.9% " ... 19.1% 

~S.9'!Io 41 .2'lOo )6.1% " ... )1 .3% 

)O.4'!1o J I.9'!Io lU,*, 3U,*, n .8% 
71 .4'110 7l.7'110 11.7'110 n,% n", 

• Persistenl oU lm igral ion wilJ dampcll household 
growth. espe.:ially in scenarios based on the Weste rn 
migralion palleTrl . which show growth becoming 
negative in the 2011·16 period. 

• Net household formation will inilially be higher than 
it was in 1986·1991. a rreriod when popu lalion 
declined. Afler 1996, however. Saskalchew;IIl 's 
population will shrink steadily under rhe Western inter· 
provincial migralion scenario. In contrast, modest 
population growth will occur nccording 10 the Cenlnl l 
.scenano. 

• The proportion of seniors in the population will rise 
and remain Ihe highest in Canada . 

• Average household siR wi ll drop sufficient ly 10 
become Ihe second smallest in the counlry. 

• A~ happened in the 1986-1991 period. the tolal numbel 
of family households will decrease in scenarius based 
on the Weslero migration panern. Saskatchewan will 
oominuc 10 have a high proportion of non·f3mily 
households. 

• Ownership rates will ri§e bUI will conlinue 10 Ira ,1 rates 
in Ihe Atlanlic provinces. 

" 



Alberta 

Table 4.11 • ComparatlV" Stati.tiu fDr Alberta 

~tem Medium SceRUio "" -.. noomber In toe '">c>IcI ,., 
f'cpU;aIon....oer U (a '*' c(lCUI) )8.)% 

Pop.At.ion /oS ard _ (as % c( ,<lUi) .... 
.........-.wiI~_..- 4S H .6% ... _'("%c(uaI) 21.7<li. 

o-_(a% c(,ot>/) M .... 

n... __ ._ ... __ 

.. " ..... ,--- --
• 

• ... ,.,. ............. ... ' .... ,~. .. ,...., -, --" --_.--
.. 

.. , ... ,-
1· ,- 11---1 

... ,." 
--

.... _-..... -- .---
:~~·~~;rlrrii'"HF=a1 -I!-H -• • • ., ... - .... , .. -" ,.,,,. --

"" 100' lDO. 2011 2016 

m l .ro ' .M '" ,." 
36.4% lS.2'Ib n .1I'IIo 32.3% )1.1% ..... 1005% 11 .0'lI0 " .. 11.1% 

531':110 48.J'Iio 43.6'lI. .j(H':IIo 39.l% 

28.~% 29.J"lIo ..... "'" ll.l% 

6.!i.4% "'" "" ",% "~ 

• Inlcrprovincial migration fo llows vel}' diffefllnt p31hs 
in the two migration ~enario5 ~ negali\'C in Ihe 
Central and slTongly positive in the Western . 

• international migra tion will more thancompc nsale for 
population losses to other provinces projected unde r 
the Central migration panern . 

• Alberta's population is younger than populations in 
most other parts of the oounl1}'. In 2016. Alberta wi ll 
lIavo the highesl collC('ntration of )'Qung peuple and 
Ihe lowest concentra tion of scnioT!i among the 10 
provinces.· 

• The proportion of households headed by lhose under 
the age of 45 will mainlain Ihe lOp ran I.: among the 10 
provinces. 

• Average household SilC will conti nue to be slightly 
above Ihe nalionailivernge. 

• Ownef$hip rates will rise stead ily but will remain the 
lowe,! in Ihe Pmirie provinces. 

• Again, n01e Ihal Ihis romp<lrison and 01""5 made among 
lhe 10 prO'o'in= do 1101 include Ihe lerr il0ries. 



British Columbia 

Table 4. 12 - Comparati"e StatIStiCS for British Columbia 

Western Medium Scenulo 1991 

Jw=ce ............ "' ..... ,I Ud ' .M 
PcpubtiOn under II ( .. <j!, of ,otoI) H.7'Ib 

PopuIorIon 6S ..... 0<fJT (as <j!, 01 loa!) '"'' 
~""""hoad ........ ' 45 .... 
Nan.fo<n,Iy ""-hok!< (as 'II> 01 tgal) ,.." 
CMnor """"""*,, (as % oI lOti1) 61.7% .---_ .... _

""~ .... ---.-

~ws:m~ 
"II." ,.., ... ,. __ .. " ... - -" ,- -,' --.-.-

.... _-......... ,.,,---- .---

,.,,-- .... -. -.---'---• 
• 
• 
• 
• 

--

,,., '00' '00' 2011 2016 

2.6S ,~ '" 2.59 », 
316% 11.8% ,.'" 197% 28.1'11> 

tl.1% ,,.,, Ill'li. 1l.9'Iio 15.7'Ib ., .. 41.9'110 40.4% 11.7% 36.2% 

31.1% 31.1'11> ll1'11> 14.4% 15.6'l6. 

64.1% 6oU'l6. ~.'" 65.1'!1. 6S.1"'-

• Heavy migration to Brit ish Columbia wi ll boost 
ho use hold growth . 8 0 th interprovi ncial and 
international migr~tion will be positive. Twenty 
pC!rcenL of immigrants to Camlda seILI .... in Bri Li sh 
Columbia. Over time, however, ne t migration will 
diminish. bill remain 5trongly positive, under boLh the 
Western ~nd Centra l population scenarios.' 

• Excluding the terri tories, Brilish Columbia will haVe 
Lhe second-highe~ t conccntra Li on of houscholds 
headed by tho~ under the age of 45 (afte r Alberta). 

• Avernge household size wtll move from being smalle r 
than avenge to being slightly larger than average. 

• The proportion of non-family households will remain 
high but " 'ill no longcr be. the highes t in Canada. 

• Owncn hip rates will rise steadily but wit! continue to 
be lowcr Ihan in the Prairie and At lantic PfQvince~. 

• SeeTabl~C2in Appendix C (or 3summaryofne\ migration 
flows. Re.:all (hat net migrsrion ;"lhe ncr populsr ion gain 
or loss lo a province when all (orOll!" of migrsl'on ~ 
interpf{w ineia l and inlernarional ~ are taken inro 3CQ;)unl. 

" 



Yukon 

Table 4 . 13 - Comparati.,(' Srathtio; lor Yukon 

Western Medium Scenario "" -........-.,- l .81 

I\lpIAI<ion __ 25 (» '16"" tot>I) 38.M!. 

~ 6S ..-.d ".... (n 'lb of wuI) '''' 
~with __ 45 65.4% 

Non-bmII, __ (» 'II.'" ,<nI) 295'lb 

o..nu -. ( .. %""10<>1) ''',. 
"----"'-~" ~ ,, ... ---.-

" 

•• 

.... _-.. -------.-

-o 

"" "" 100. 1011 1016 

'" ' .Y '" '" '" )1.2% 1Io.5% 1H% 11.9'JI. 12.11% , ... ,.,.. .... 7." •. ,.. 
SB'l'9Io 535% 49.2% 46.0'lb ~,~ 

19.9'lb lV% H .1'lII "'" 11.9'lb 

60.4'16 ~'" ~.'" ~.'" 60.1% 

• 11,e Yukon wi(1 gain populalion under Ille Western 
inlerprovincial migration scenario bu t ~uffcr small 
los'>(:s under Ihe Central scenario. I-Iousehold growth 
recovcrs strOngly in scenarios based on the Western 
migra tion panern. 

• Trailingonly the Northwest Territories. the Yukon will 
ha~¢ the second-highest concentration of populalion 
under the ag¢ of 25 and th e seco nd -lowes t 
concenlrolion of seniors in Canada. 

• The proportion of households headed by those under 
Ihe age of 45 will continue 10 be the second highest in 
thec:ounuy. 

• The prOporlion of non· family households will move up 
from third highest to second highest in Q ,nada. 

• Ownership rates wi(1 increase o~ern(1 . rising at the 
outse t and then dropping slightly. Ra tes will remain 
the third 1Q\\'cst. behind Quebec and th~ Northwest 
Terrilorics . 



Northwest Territories 

Table 4.14 - ComparatIve Statl~tlC~ for Northwe.t Tcrrotorie. 

Weltern Hedi"", S<:eoario '99' 1996 200' 200. lOll 1016 

-.go f'IU:1'Ibc< In_ ,~ 1.45 3.28 1.I~ ' .M 1.93 

~ion uncle< 15 (as '!Io of to<aI) 50,6'11. 48,1% ~6.1% «,% U6'16 -40.6% 

l'opubIion 65 ..-.d ""'" (as '" of ''''"'I ,,% ], I 'lb ~.~'16 5.~" .... i.I'IIo 

Hauset>CJIcIs ...... "-:I ~ ~S 69.7'1<> 1A,5'lb S8.1'llo 52.2'" ~7.7% ~5.5,*, 

NatI-1amOI)' _ (as 'iii. of ''''"'I "'" H.J'16 =% "'" 21.2"lto 2i,0'Ib 

0...-..- _ (as % '" toUI) ll.~% 32.4'110 n.1'IIo ll.1'llo lU'IIo 11.)'110 

........ -... -""'--.. ~ ...... ---_.-
Like the Yukon. tile Nurthwe5t Tcrritor;t;ls will gain .. 

~ 
• .. r .. population under the Wes tern interprovincial 

•• migralion scenario bul lose populalion under Ihe .. .. Central scenario_ .. .. -- "'-to , .. ' ... __ '·00 

• Thc Northwcst Territories will remain the youngcsi """" -, -, -" _.-_.-
region in Canada, with the highest concentrat ion of ""--.. - population II nder 25 and the lowest corn:cntration of ----_.-
se niors. Alt hough dropping considerably, the 

~liWiil 
proportion of houscholds headed by those under the 
ageof 45 will continue 10 be the hight:SI in the country. 

• Avcmge houichold size will decline substantially bul "' .... ,-_ ... --" ,.. ... 
1·,--- ,- 1 will remain the largest in Canada. --

.,.:::.;;".: • The proportion or non-family houscholdswill stay low . 
finishing :;econd only \0 Nev';oundland. .. r • Despite incrcBsi ng slight ly. ownership will rales 

~~ continuc to be by far the lowest in Canada. 

1. , ... . ... 1 --
.... _-.......... 
' .. ''''' ... ---_.-

.. [I.{ ~ 
'--I , 

1 --
" 



Summary • Interprovincial migration plays an important role in the household 
growth of provinces. 

• The path of household growth in each province does not nCCt!$Sarily 
follow the national pal1cm. Thtal household growth. presented in Table 
4.15. shcw.·s that net hou~hold formalion will be strongest in Ontario. 
Alberta. British Columbia. and the territories. 

Table 4. 15 • Total Hou5chold Growth. Two Scenano$, 1991.1016 

Province Western Medium Central Medium 

N ......... 21.1% ..'" 
p.EJ. ~1 .6% B.'" 

N""" Xotia 29.8'*. H.~% 

New Bruruwi<k n .}% 16.'1'11> 

""""' 2U% 11.1% 

"'- 39.2'% 4'1 .1% ....... 13.ft% 11.1% 

........., 5.1 % 22.6% .... " .... IT.3'M1 

_ Cok.o:nbi.l. ..... 58.!i% 

~oo "',. 28.,,*, 

N.W.f: ,,.,, n.2% 

'""'" 37 .~'MI J7.~'MI 

Source: eMi le I'r<Ifo<:tlons 

• In many other respects. howevt'r. provincial results poralld findings for 
Canada as a whole: 

• Average housellOld sizcs will decline. 

• Non· family households will grow mo re rapid ly than famity 
households. 

• The proporl ion of households headed by those under the age of 
45 will decline . 

• Ownership rnles will rise initia lly. but the pattern in laler years 
varil!/i from province to province. 

The l"",.1i!rm HousI", Oudock 



Chapter 5: 
IMPLICATIONS OF HOUSEHOLO GROWTH FOR HOUSING STARTS 

Household Growth 
and Housing St.a.rt:s 

The Inel of household growth will clearly have ramificatioll1l for housing 
starts. Periods of rapid growth will lead to higher requirements for new 

d .... ellings. and therefore oousingstarl5, than pcriodsofslo .... growth: none
theless. household growth is not the only factor detc rmining thenumberof 

new ,,,"'clling-; required. This chapleT describes the nature of lh~ relationship 
belween household gro .... th aod housing starts and then illustrates .some 

po!!.';iblc Implications of household-growlh scenarios for housing Slarts and 
Ihe age uf the housing siock. The annl)'Sis of implications. .... ·hieh relies on 

a spedfic sel of assumptions, is included 10 provide a concrele llIustralion 
of Ihe factors oontributing 10 the pace uf residential coll5truetion: ir i!r /lot 

II /arecIlSl. 

Although household growth is typiClllly the major determinant of Ihe 

r~quiremclll for new dwelling uni tS.OIher {acLOrsalso influence thenumber 
of ne .... unlts required. New construction is required 10 accommodate net 

growth in the number of households, to replac:e units lost from the hou~ng 
stock. and 10 rnsure an adequlltesupply of~acant units. Allhe same time, 

unilS added to the e~ isting dwelling stock -through coTwersions - reduC1.' 
thenumber of new unilS required. "Thediagram belowsummarizcs these factors, 

• Since a oousehold by delinit;!)n consistsufa person or group nfperr.!lIIs 
living in a separate ""'elling unit. the number of households is equal to 

the number of occuplcd dwelling units. Over time. the srte of the occupioo 
siock grows as the number of househOlds increases; thus. the diagmm 

shows household groWlh determining the change in the occupied 510Ck 
from one year to the nCJtt . 

• The number of units in the tOlal housingslock incteasesas newtN-·eUing.~ 
are completed lind as unilS arc created within the CJtLsting stock throug.h 

co nYe rsions. Conyersions inerease the s upply of hous ing when 
non·\"t'Siden ti:11 Siructures I re con~erled to residential use ~nd when 

residential units are s ubdiYided. J n contrll!;t. Ihe housing stock shrink!! 
.... hen units arc lost through demolition. fire. abandonment, or olhcr 

causes. Of course, units can also be losl through conversion if subdivided 
units are eumbined or if dwelling-; shift 10 non-residential uses. The 

diagram shows the change in Ihe housing stock from the pre~iOIl5 year 
being determined by the number of completions. conversions. and 

demolitions (units lost). 
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Household Growth and Housing Starts 
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• Housing SlarlS do not immediately increase the !lumber of units in the 
dwellingstock; rather, the supply of housing only Incrcascsonce the unil5 
have been completed, In allY given period, the number or starts and 
completions will differ fOT two reasons. First, $Orne lime passes before a 
unit that has been started is completed. The time to completion can be 
especially Significam fOT multiple-unit projects, which take longer 10 
finish. Second, some units are not completed, btll ure abandoned at 
varioos stages of eo""lTuclion. Thus, the number of completions in a 
particular period reflects the rccentl'(llome of SIllTts. Ihe time required 
to complete each projecl , and the proportion of starts that are 
abandoned. Accordingly. the diagTBm shows housing starts determining 
Ihe numbe. of complelions. 

• The vacant stoc\;' is the difr~renre bel"'een the tolal and occupied stocks. 
The vacancy rate call affect the levd of housing starts: a high rate will 
tend to depress starts, while alow rgle "'ill ha~e the opposite C'ffect. 

• Although il describes Ihe faclors arrecting tota l 31ld occupied housing 
stocli.s. the diagram docs not directly specify how housing starts RTe 
relaled tn household growlh. Starts are linked to household growth ~ia 
compklions. which increase lhe supply of housing, thereby enabling 
growing numbers of households to be housed. At a minimum, enough 



Implications For 
Housing Starts · 
Art Illustration 

housing unils mUSI be added 10 Ihe slock 10 accommodale Ihe incre~se 
in houSC'lIolds. since households cannot form if Ihere is nowhere for 
them to live, E''Cn if hot&'hold growth w~re uro, howl!~cr. additional 
dwellings would have 10 hecrcaled IQ rcplac" units IOS1 fTQm thee~sti ng 

housing Slock, I n addition, Ihe. eXp3n~ion of the slock should allow for an 
adequate number of \'lIcant unit~ - ~nough 10 en;ure u reasonahle
balance bclw~n supply and dernKnd . 

• In sum, the increase in Ihe stock mU5t accommooate Ihe nel growlh in 
househulds. provide for II. sufficient suppy of ~acanl unilS, ami make up 
for units IOSI from Ihe stock, As nOled aoove, units can be added 10 the 
stock Ihrough ne .... cons1nlction (compltllons) and con.,.e~ions. 
Completiuns a~'COun t fur Ille bulk of the increase in the supply of housing. 

Assumptions aoou\ demolition rates, conversion rales. vacancy rates. and 
completion rates (the proportion of sta rts actually completed) can be used 
toexamine potential impliCBtions of household-growlh scenarios prescnl~d 
in Chapler.3 for huusing starts, II must be emphasized IhM such ao excr~ise 
iii entjrely conditioflal upon (he assumptions used and thai the required 
data suffer from 3 variety of shurtcoming,;. There are Jike(y 10 be measure-
menl errors ill dnt~ on completinns, dcmo!ition~. nnd conver~ions. 
particularly the laner \\\'0, since building or demolitiun permits ~~ nUL 
always required or obtained 3f1d accurale records 00\ always kep!.t For 
these reasons. rill! discussion Of ,lIe implicaliont of hOU$clul/d gro,,11, fOr 

IlOlI$ill8 J',ons is included for iIIUSlrflti,'t' fX,rpwa unly olld should in /lQ ""')' 

~ currstmtd us II fOlY'CiJst, 

For thc period [rom 1996 to 2016. the housing 5laMS levels describ~d here 
provide fur enoush Slarts 10 meet Ihe inclcased demand resulting from 

hOUSC'hold growth, \0 replace tlemolished units, and to mAio1l1io the 'lI(;'Inl:)l 

As dt:litlil;>ed p=iously, the chall~ In Ihe Il<,ltt.sj.lg Slock duting I J.I~II I1<'rioo wilt equ~1 \he numbe, of 
ooml'ictiuns plUllhe net number of unIts treated Ihrough ron~",;ollS mlnltS unil.l IOSI Ihruugh demulition and 
otlw 'USOIIS- n~ accUtlIC)' of hil:l<1ria\t data can be 1e!;led using \IllS relaliunship, The ne«s/l.ary dalR rome 
frum IWO diffe,elllllOurt:ts thaI may !lUI be completely compatllble; Ihe benchmark for !he housing stock is the 
Census jlaken every Ii"" YUtS), while Cl,)mpltlion!., OOnvcrsiollS and demolitions ate measu.ed monthly, III 
p.actic:c. an adjUSlmtnt is required to bal31>Ct' the eqoalion: in olher W(lrds. the change in IhcSlUCk u measured 
by complttion, C(I'w~t$ion, and d~mo1it ioD da la does (lUI p.l!tIS<'ly match Ihe change ro"'-$Urcd by lhe CeItSll$-

" 



rate ~t a conStant le~1. I n addition, the calculations account for 1.'!;limatt:S 
of the number of units added through conversions as well as I he propurtion 
of sturlS that ~re not ulti mately eomplt.'tt'd.2 

The demolition. lVnvCllion, an(] completion r~t~s u!>«(] to perform the 
calculations were based on average r.lt~ for the period from 197110 1996. 

The .... can~'Y rales ~d were C(j~rv;llive assumplions bn~d un leyels of 
the late 19SOs and early 1990s. Thes.: assumptions pro<luce(] the following 
..... 'Sults: 

• Average annual sums for Canada in each five·yt'ar period flQm 1%16 to 

2016 surp&ss houschuld growth by 3n av~rag" uf 13.000 10 15,000 units 
pcr ye3 f . This findi og holds true for &iI three of Ihe srennrios discussed 
in Chaplcr3, thai is. forlhe ~nlrnll.ow. w..~h."rn Medium,apd .... 'eslern 
l ligh sl:enarius. The excess statts serve two pur'p(lSCs: 

• 10 compensate {or d~moli tioM (approximately 11 ,000 un its 
annually); 

• 10 mainlain the vacancy rate. If st.1rts did flOl exceed the level 
required 10 meel the demand resulting from househuld growth and 
10 replace demolished unils, vacancy rales would dedine over time 
lIS the stl)('k grew (the conSI3nt number of vacanl units would 
reprC5Cnt a shrinking proportion of the growing housing stod:) . 

• If vacan'")' rates W~tC 10 change in the next twent~ years instead I.\f 
remaining constant, the required volume of housing starts would also 
change. A decrease (or increase) of only 0.1 percentage point in the 
.... can'")'ralc would lead 10 ~ requirement forapprruimatcly 11,OOCI fewer 
(or more) unilli. 

When these results arc compared to the historical record. tlifferen~s 
between household growth Ind housingslarts levels are much It'SSevidenl. 
In partirular, dala for the 1971 10 1991 period do not show hOuSing Starts 

2. Demolilion and """"""""" rn l~ .. 8'" th~ key pa",mele ... fOf a"""";ng tl><:.implicalill", of oouSoehokl ~fI) ... th for 
hoosing starn. While demolitions creale demand for replace me", "nilS. ""n"",yon. arc an ctement of !Upply. 
Histo"cal c"denee 'Ugg<:OlS thaI for muhipie dwetling!<. the Iwo filClOIs ncarl~ offset eadl nth ... For 
single-det""hed dwellings. however. few if ~n~ uniu "'" created throu~ con""rsions In compensate f(lr IIlIi:SCS 
(ronl demoliti{]ill.. In facl, hnusing Mock estimates prnduCt:d "" 'he 1 nvestment and Capital Stock Division of 
SIal inics Co na da .how nn si nglc-dclachcd u nilS ere/lied by collvcninn. al tho u gil in real ily, a few fiu, h con"" fSinM 
do Da:Ur. /\cc:ordingly. estimated n:pl~menu needed to offset demolitions are sligh!l~ mnn: IhBtl 11,000 un;ls 
I"'f y.:ar. 



consist.:n(ly CJ(ceeding hou,;chuld growth in lhe manm:r and magnitud!.' 

described above (see chart). Fo r the period asa whole. the aver~gc annu~1 

gap be(wecn hoo5ing SllIrtl; and household growth i. under half the differ. 

em:c estimated fur 1996-2016.3 The discrepancy belw~en Ih.: historicnl 

record and the rcsults for 1991-2016 could arise from m.:asurement errors 

in anyofthe relevant d3ta.4 Another possible explanation is tha t dedining 

Y1lcan~)' f"Jles reduted (he requirement for new construction between 1971 

Rnd 1991: in ul her word-!,. a portion of (he demand for hou.~ing ~"Quld have 

been metlhrough more intensive ulil~alion of Ihe ellisling housing stock 

r.llher than by adding: dwelling units 10 the stock.S RegatdlC$of Ihe reason. 

or reasons., {or Ihe difference between historical and projectcd outcomes, 

Ihe d iscrepancy ~rves as n cautionary remind!.'r of the explurlliury and 

illustrative nature oflhe 1996-2016 calculalions. 

Household Growth and Housing Starts 
Canada, 1971-1991 

(A ____ • 000) 

li7l·7I 

j!:::.:.;:p=."1 

J. 111C gIlP bel .. -een Marls and household growth In lhe t971 IU 19Q1 penud m"r lIa.." been e,,,n n~nO""r lhlln 
SlIggt.\le;l by the chart. Houso:hold &ffi"'·th .. timal~ in the ~hart come from the CeltS\«, whitt the houslog8lart! 
d:lla arc J~ty I - June 30 tot~l. for ~ach five·year I"'riod. C<!mparUi>'1S of starts and household 1:fO"1h lie 
tOmplicattd by,"rying un.dcroovernt:c 1<1( .... (i..,.lhe proportion of the population mi5SO'd) from cemus to censlI5. 
WIlen CM I~C gen~rn(ed an allemative set of household growth eslimales thai ,,,,,,,rpomted rough adju.<unenu 
to accoonl fot undcrro"""'ge. lhe e>1imated increase in the number of I"I<:>mel>olds fot the period was almosl 
klenticallo the lntnl number of 51arli. 

4, For example. a hi&her <"OOver.;ion mte lhan lUStlmtd In lhe cakul~linJJli _lei redllCe the number of new "nilll 
needed. thereby narrowing the pro.il'cted pp betWccn stUll and household gro ... ,h. Unde.t:5Iimalion of 
cot,veroion ral .. CQuld oa:u. If CO'l.Slructit}n Qf accesso". apartments Bnd b.,semCnl suiles wem largely 
unrecorded. 

s. ~10U5'"1I5IDCk eMim.l .. produced by lhe [nYe!ilment and OIpltal Sloo::k Division of S131i51i~ Canada do show 
a dedine In ViICIIIJCY tale! belween 1971 and lWI ;n bolh the ownership and renlal markets. On the Glhe. hand, 
CMHC t::r>Iimale! of VllCancy rateS in privalely Initi:lted renlJl.l aportmcnt building:; of six units Or more do JlOl. 

" 



Annual Variation 
in Housing Starts 

The calculations summarized in the preceding section describe average 
h(HJsing starllevels for Canada over five-year periods. ObYiously, Slarts in 

indi"idual years will devl~ le 
Total S tarts , Highs and Lows from Ihese averages; in faet. 

Canada, 1972-1996 housing SlartS ate highly 

"'0. % '" ,.,.._ .... _1 
volaille with large changes 

•• (rom onc ye~r to the ne~t . 

~~==[J~--I-I-
Housing SI~r15 in any givt:n 

•• year wilhin a five-year period 
,. can be substantially different 

fmm the average fo r the 
• period. 

• 
The annual uriability of 

• .~. 'm .. ' ,~- 1111!1'' '' 'm·", housing starts is iliuSHat ~d 

in lhe accompanyil\8 charts.. 

Single-Detached Starts, Highs and Lows whiCh present ~ for 101al, 

Canada, 1972-1996 single·detached, and multi-
ple starts - the yearly highs 

, .. 0", of __ ......... _J 
and lows as a percenlage of •• -- lite average for each five-yeal ,. 

1--1- period from 19n 10 1996. In 

,. rr-I four of the rive pe riods 
considered, Ihe low for 10lal 

• starts was 80 percent or less 

• ------- oflhe average, while the high 
was 120 percent or mure of 

• ,WN"I ,m .. , ,~- ,"'1-9, ,-" the average. For single and 
multiple Stam, there is even 

Mul1lp le Starts, Highs and L.ows 
mure variability aruund the 

Canada, 1972-1996 five-yea r averages. 

, ... ","' ..... _ ... _) 
• T he historical evidence ,. indicates Ihal Ille polen-

1-== ---1-=1==1-
tial range for Slarts is very •• broad. For example. in the ,. case ,r ,h. WeSlern 
Medium sanario, annual 

• lows and highs of 80 and _L 

• 120 percent r~speclively 
of tho: five-year average 

• ,~. 1971 .. , 1!l112'" ,1II!1'-I, ,- sugg(."St Ihat statU for Ihe 

" 



Aging ofthe 
Housing Stock 

period 19%-2001 coold range from around 140,O(K) 10 1\0,000 in ~ny 
individual year wilhin Ihe period. The range under Ihe Cenlral Lnw 
sa!nario for lhe same period wOuld be appr<)!(imat,;,ly 125.00010 190.000. 
On the high side. r~alizalion of Ihe Weslern High Sl:en~rin would produ~ 

3 range of about 155,OOO!O 2.10.000 . 

• Several faclors tan acrount for the annual variabilhy around the average. 

For Ihe most pan. Lhey reflccL large cydical fluctuations in economic. 

oondiLiolls. including mongage interesl ralCli and arrordability. or in 
demographic developments. such 11.$ immigration and inLerpro.incial 

migration. The importanl painl to remember is Ihal there can be 
sul!slllntial variability around five·year averages. 

The various scenarios presenled in earlier chaplen; project less rapid 

household formation In the future Ihan in Ihe 19705 and I~\c 19!1Os and 

therefore generally imply lower housing SllIrts as wei!: moreover. all scenar
ios indit:ate a \cndcnl'Y fur househuld gr""1h 10 dedine in Ihe long-run. 
These findingssuggcstthat the housing stock will. on average, become older 
because of relatively f ... ~r additions!o the growingsrock_6 An agingst<)Ck 

has implications for the overalllluulity Clf housing and the n~ctl for r~'plIirs 
amI renovation. This .section e~pl()res hisloricaltrends and polential future 
dirC\!tiClns with re$pecl !O the aging of the stock. 

Census data were used 10 examine Ihe age of the h()usingstuck in selected 
years be\Wt.'en 1971 and 1991. The age meilSures developed include the 

median age of huusing unit~ (by definition uf the median. half of unilll are 
Older. half are younger), the 3~ of Lhe first quartile (Ihe age below .... hich 

25 percent of units arc ~oungc r and above which 75 percent are older), and 
Lhc age of the third (jullrlile (Ih ... age below which 75 percent of units are 

younger and above which 25 percent are older). The data indicate Ihat the 
age composilion of the housing stock became)'oung~rin LlIc 'I970s. but that 

it hll.~ been growing olderSlncc 1981 . T hisaging pra«ss Is1ikely to ronlinue 
over the projectiun period. 

6. Not" Ihat e~n if resIdential coMlmerinn &Clivily ,""ere mBint:untd a1 I """smnt pace Ihroughoullhe prOJeclion 
period. nl'W conslructinn wI)ldd 5Iill reprc.~nt • declininr, proPl'rrion of the IOtlll stock. 



Age Structure, Single-Detached Dwellings 
Canada, 1971-2016, Western Medium Scenario 
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Age Structure, Multiple Dwellin9s 

Canada, 1971-2016, Western Medium Scenario 
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• Forsingle-delBclled units, Ihe m~di3I1agc w3s22.8ycars in 1991. up from 

20.4 years in 1981. 10 Ihe fulure, howeve r. Ihe median asewiU increase 

morc rapidly. This is becausc eaell year relatively small numbcrsofun it$ 
will be added 10 an aging existing slock Ihal conlinues 10 grow larger. In 
Ille case nf the Weslern Medium scenario. the median age is eq:>Ccled to 

increase from under 26 years in 1996 10 almost 32 years in 2006 and 10 
over 38ye3rs in 2016. As B ba5Ciine, nOle thal lhemedian age would grow 

by one yea r every year if lhcre _re no add itions 10 the siock . 

• Increases in tile age of tile stock arc nOI substllmialJy diffe"' nt und~r 
altem31ive $CC narios. The median age reaches just Oller 39 yesrs in 201 6 
under Ibe Centrnl l.uw !;Cenario and ove r 37 years unde r tbe Western 

Higll scenario. 



Summary 

• Looking at the two quarlile measures under thl! western Medium 
scenariO), 25 pe r~nlof thc ~ingle.det!tdted housing stod; would be 22 
yurs or )'Ounger in WIG, and 2S percellt wouJd Ix: 11100re than 57 year!; 
old. [n 1991. the ages of Ihe fin;t and thi rd quarliles ""ere 11 and 40 
y;:al1l, re!ipenively. 

• For multiple·uni t dwellings. the aging phenomenon issimilar. Uflder 

the Western Medium scenario the median age would grow from 
approximately l'i years in 1996 tn 39 yeal1l In 2016. 

fI review of the implications of net household growth for housing starU 
suggestS the following: 

• Ilousing starts arc required to meet the dt-mand generated by houSo!hold 
growth, to provide for 8 .o;ufficicot suppy orvacant unit$. and to repla .. ..: 

unitS lost from the housing 5tOCk through demolition. fire. and other 

C;U' SC$. 

• Iiousing starts are expected 10 follow a Similar pattern to Ihal of 
household growth, hUI at a ~ligh\Jy higher 11'\'1'1. 

• Starls arc likely to increase In the 1996-2001 period and decline 

thereafter. 

• The trend in staTU will depend on several critical a:;sumptions related to 
demolitions. conversions. and I'3can~1 rates. 

• HOllsing5tarts can be high ly volatile from year to year. [n any glwn ~ar 
Within a five-yel!1 period. starts can be substan tially different from the 

average for the period. 

• The h(llJsing stock will grow significantly older. Aging of the stock will 

have important implications for repair and renOY3tion activity. 

.. 





Chapter 6: 
DECOMPOSITION OF HOUSEHOLD FORMATION 

Components of 
Household Formation 

The number of hou5eholcb; lit a givcn time is calculBlcd by multiplying th~ 
populalion in each age group by age·spt'cific headship (or household 
fonnnlion) ral;,$. Nel household formalion. then. can belhoughl of as the 
result of the combined effects of changes in three factors: th& ~1.e of the 
population, the age structure of the population, and nge-specifk headship 
rates. Projections of fUlurc chan~ in the number uf households aS$um~ 
thaI the three facto~ will change in1>1X=cilic\\'ilys. a~ defined under II given 
scenario. Using the results of the Western I>ledium scenariO, this chaptet 
3SS"S'SPS the relative importance of each factor for net household [orm8tl0n. 
This occompositiol1 uf tbe causcsofhouschold fonnation will help readers 
belle r understand the contribution of cach faclOr to household-growth 
projections. 

Thll specific .. freclS of changes in each of the tllree factors arc: 

• l'opuilltion gro .. th: Willi Olher faclors held constan t. II larger num);,e r 
of people will form more households. 

• Mftuoration of tbe population: Bllcause tbe rate of household 
formation is generaJly highcr for older age groups. an older society 
will h~vt: more houschulds for a gi l'en population ~ize than will a 
younser society. 

• Changn in beldsblp rP t ~ s: The headship nue is the pncentage of 
people of a given age group .. ho become heads of households. in 
effecl. the rate ofhouschold formation. The higher the headship rate, 
the marc households will be formed by a gi~en population. Headshfp 
rates for people uf given age gruups renecl preferences for various 
li~ing arrangements. and as such can be affeeted by changes in income. 
employment. family status. and housing prices. In gcneral, headship 
rates reneCl a ful! range ahocial. economic and cultural factors. 

1b cslimme th~ indil·idual effects uf changes in the (actol'5 listed above ol"er 
Ihe period 1991-2016. a series of !lCven ~imul a !ioru; was performed. Each 
simulmion used a differeot combination of ;u.sumptions, holding the three 
factors (J:(ed or allowing them tovaryin attordance wilh assumptionsu5ed 
for the Weslern Medium scenario. For ex.ample, one $imulation allowed 
population to be variable .. ith lhe other facton; fixed. anolhe r fixed popo-



Results of 
Decomposition 

lation as well. and so on, The resul!5 of these simulnlion~ were then used 10 

aSSC$ Lhe effecl of allnwing changes in unl~ one of population, population 
malUrily. and hcailiihip rales. 1 

Table 6.1 shows Ihe results of Lhc simulations and ana lysis. The fivc·year 
annual aV(, l"dge oomribulions of ~ach faClor. and total household growth. 
are shown in both thousands of how;eholds and percenlage share of 10Lal 
growth. 

Table 6.1 - Projacled Camponena of Household Growth 

FiYf!-year annual avelOllles: 1991.2016 ('000) 

Population Populalion Headship 
Years R ... TOIaI G~_ Maluration Changes 

199~I996 llU 5' ,t ~. 147.l 

1')96.200 m.3 55.0 _17.5 160,8 

lOO~lOO6 116.2 su ·ll .O 157.8 

1Q06..1011 IIl.O SI 7 -11.2 154,6 

lOI~lOI' 110,6 47.8 -9.6 148,8 

Ave-year annual average shares. 1991-2016 

Population Population Headship 
Ye:ou ..... T.,," 

Growth Maturation Chani es 

1991·1'196 91.5% 40.1"" _lI.6'11> 100.0'11> 

1996-2001 76.7% H ,I'11> -10.9'11, 100.0'11> 

lOO~lOO6 7]',*, H .t.'*' -II.1'!10 100.0% 

lQ06..1011 7l.1'!!. H . I'!!. _7.1'!1o 100.0'11> 

20tH016 RJ'lfo J!.I% -6.4"" 100,0'11> 

J. 1lte j ill 111 or • croM" effCC1 s fmm i nt~ rae! ions nf the"" rinu5 possi bit combina lions of faclnrs wt rc lhe n ~alculaled. 

1lte Icchnique wai (0 ~ublratl Ihe individual dfecls of ""riable fnctors from the""" r;oJl d fCC1 resUlting frum the 
samc fattors belog ""riable al OIl<C. The rC5iduai ;,; the jn;nl effett. 'n..e amoun\l; eslimaled by Ihis procei!ll ~rc 
small rdatlve 10 the IOlal lmpatts. and ~'e (herefore allocalC'd acl"OlSS Ihe three faclOrs acrordi~g '0 the ...,101;"'e 
m08~;I~tJ<:o nf the "" .. able farlnrs "hkh produced e3ch )<lint effce,. 



Analysis of 
Individual Factors 

NOle thal Ihe change5 in headship ratt'S assumed in the S/;\'nario have ~ 

negative "ffecl on household growth. Thol cff«t isoulweighcd by increaliC!i 
r.:suiting from population growlh and I he e~peclcd agingof Ihe populalion, 

A larger population of older prople. who te nd to form more households, 
will result in a n<'t increase io Ihe number of households, 

Table 6.2 shOMi the resul ts of a ~imilDI analysis based on 1971 to 1991 
population and houSI!hold data from Ihe Census. NOle Ihat since Ihe census 

dala are nol adjmtcd for underrountin,g 01 cert ain gTOupS. Ihe figures in 
Table 6.1 and Table 6.2 are not direclly comparable, altlKlugh Ihere is 
unlikely [0 be any significanl diffe rence in Ihe cakulaled percen lage shares. 

Table 6.2 . Hinoneal Components of Household Growth 

Five-year annual a¥eTilges: ,971.19'1 ('000) 

Population Population Headship v_. ..,. T"'" Gro"" MatuTiition Changes 

1'71-1'76 ~. " .• 10.9 126.1 

1976-1'131 ... , ... 4M ln.1 

1981-1986 ~ .. .... -11,1 141.0 

1?86-19'J1 141 .1 ~. ·1 .8 205.1 

Fi¥e_year annual a'le"'110 $~rl!l;, 191 r·t "I 

Population Population Headship 
VU~ .. ,. T"'" G,_ MatuTiition Changl!l; 

19n1976 37.4,*, 11 .1'11> 1U'*' loo.O'!!o 

197&-1 981 19,9% 40.6'lto 1 9~,*, 100.0'lI0 

1981-19ll6 ~S.l,*, ~."" .9.1'11> 100.0'* 

1986-199, 6'UA6 11 .6% -,~ 100.11!OIo 

The .clative importance of Ihe individual facloIS showsconsidclable va ri

ation over time. Changcs ~an be most clearly seen in Ihe deciiningeffcci of 
change's in hendship ralcs. In 197] to 1976, all three factors were nearly 

equal in imporlanct', with headship nile changes accounting for 31J per

cent of nel household growth. ThaI share then fell to a projected -31.6 
percenl of nel grOYo·th (i.e. headship r~le chang.-:s were responsible for a 

" 



decrcase in household formation of 31.6 percenl of nel growt h) by I99 L 10 
L9%. Dunna Ihal decline, popuLation growth look on an incrca.'iCd roLe. 

wilh its share rising 10 as much 3S 9L.5 percent by 1991 10 19%. Ovcr the 
ne!lt 20 year$, headship rate chang'-"\ are CJtpc<!ted to c.wr! Less of a ncg~livB 

effe,t. baLanced by a dedine in Ihe effect of popuLation growth. 

Population Growth 

The population of Canad~ is c~peclell to conllnuc growmg III the future. 

aLthough at a lower rate than O"cr lhc Lasl few decades. Thcrefore, it is nol 
surprising Ihal populat ion growth is the primary force driving household 

formalion. This wfll be increasingly tme in the future RS the cffeci of 
population maturalion dedines. 

Population Matur.J.tion 

The imporl.anccufthe maturingoftbe population for household formation 

will decline in Ihe future. Th~ rcason is that the populuus cohorts of Ihe 
baby boom will be p:l$ing through age grouPII in which heat.lship T'd tl!S 

change by much l.:s.s Ihan wh~n the boom was moving through the young 
adult age groups.l 

l'opulation malUration Willi the major fnCUlr hchind hOll!<Chold formation 

from 1976tu 1986, when the large.o;t cuhOlUorbaby boomers reached ages 
.... hen headship rales Iypically leap upward. This c ~ception 10 Ih" pre....,mi· 

nenceorpopulationgrowth is shown in Table 6.2. Ne! household formnlion 
WllS maintained by high growth resul ting from populalion maturation, 

which reached more Ihan 90.000 per year in the periods 1976 to 1981 and 
198110 1986, and provided 64 percent of household growth during the 1981 

10 1986 period whtn population gl"OWlh was relatively low. 

A~ discussed in Ihe "e~t section. the picture was further complicated by 
~cunumic conditions from 1981 10 19116 which discouraged many baby 
boom<'rs from forming households as readily as olhers had in Ihc 1970s. 

Headship Rates 

One uf the nlOS! intert':Sting aspects of the results shown in Table 6. 1 is the 

large decrease in household formation all a resull of decreasing headship 

2. "me lhal the ~ffect or cha1\!:"" in popYlation maly rity will "" clm;er 10 zero th~ more $Table the age distribution. 



Summary 

rJles in tbtl 1990s. While the ~~act naiurt' of the headship change will nOI 

be known ul1till996 Census results ale available, the dedineappears 10 be 
qulle suhslanlial. HOwever, it is in line with changcs in oll1<'r indicalOTli 

such a.~ I he growlh ofthc occupied houslng stock Bnd I he decline in housing 

starlS, 

The 1~1-1982r=ion. wilh it~coutinuing high unutnployment ~nd high 

Inlerest r&les. \\'IS a significan t factor in reducing Ihe tendency for [lCople 

to form independent households. Inste3d. many contInued living whh 

fHmily, or duublcd up wilh Olhers. iu the 1981 10 1986 pt!riod. 111;5 reduction 

in headship rail-'S. particularly for young adults, iliaaimated to have had Ihe 

effect of reducing househOld formation by 1).200 per year, or abOul '1.J 
pc:n:cut of Ihe av.:ra/;c 142,000 houSt'ltulds formed e~ch )'Chr during that 

period, The size of Ihis reduclion in househuld formatiun deerea!;e(! to 1.3 
percent 01 net household grtrwth in th.: r!tlXI fiv.: years, tx:fore Ih.: more 

dramatic redllCtion pm}ecled [or the c3rl~ 1990s. A~ Table 6, I shows. the 

~i:te ur this reduction in hnu.whoJd formation is expected to decrease 

~harply from its high ofJl.6 percent in the early 199Or> 1010.9 percent in 

the second halfof the decade Bnd then l'Ominue 10 decrease more sloWly, 

lieadship ratedecrcasa; arc e~pected 10 moderalcin Ihe [uture, Although 

those L'Ohorts affected by Ih.: reduced household furmation of the early 

1990s will e><perience increases in headship as tht:)' age. Ihe scenario!; 

~6Sllme that Iheir head.~hip rates will nOl I)., as ~igh as Ihose of previous 

whor15 at similar ages. The cuntribution tof hcadship rates 10 household 

growlh remains negative throughout the projectiun p.:riod, ren~cling the 

conservative (l$SUmplions regarding the degree of caleh-up, 'nlc effect of' 
this partial catch-up 10 pr~vious rates is seen in Table 6. 1 by the fact thai 

the absolute number of households affected by headsh Ip rale changes is 

project.:d to [;Ill (rom 17.500 per yt!ar in 1996 tu 200 I 10 9,000 per yttar in 

1011 101016, 

II seems dear that population growth will continue 10 be- the major innu

cnce on huusehold (ormPtiu", ewn IS net household formatinn dedincs. 

The effect of changes in popula tion maturity will diminish somewhat from 

recenl peal<s.since recent chang~'S have \leen lnrgely a result of lhepassage 

uf the bab~ boom and will even out ovel time, The effcct of headship rate 

changes is eq>ected 10 dedine in the fu ture. However. Ihis is mort' difficull 

to asse!oli since Ihe size of the effect will depend largely on how much the 

headsh ip rates of younger C(lhort.~ cateh up to pre"ious rales, as discussed 

in the previous SC'.tion. 

" 



" 

The relati>e importance of the three factors is not expected tu change 
drnmalically in the future. As shown for the Western MediuUI scenario in 
Table 6.1 , from 1996102016, lIet household growth will stem from: 

• P(lput ll tion gro .. ·th: r~nging from 13 to 17 percent of net household 
growth. 

• I'oputation maluration: ranging from 32 10 34 percent of net house

holll growl h. 

• Headship rale cha tl ges: a nel decrease falling slowly from almost -II 
percent in 199(;..200 1 to aboul-6.4 percent by2011 10201(,. 



Chapter 7: 
ALTERNATIVE FUTURES - RISKS AND OPPORTUNITIES 

Rmher th;!n :mempting to capture virtually all conceivable future develop
ments. projection assumptions were selco;ted to establish 3 realoOnable 

range for household growth. They emphasize the effC'ctsof interprovincial 

migration and ftlternalivc household formation trend~. Even with conser
VlItively ranged ~umptions. however. projection results differ significantly 

(ront scenario 10 scenario. 

Because hOusehold growth represcntsonlya small ~nnuol increment to the 

total number of how;eholds, il is very sensilive 10 changes in the size. age 
structure. and living urrangements of the population. In crfect. it dO(!!; not 
take much of a shifl in the aggregale tendencies of 30 million people 10 

produce a measurable effect on household growth. This chapter touches 
on scveral factors thnl rould pu~h hour.chold growth and housing choi('('s 

outside the range covered by >ll:enarios - challgCli in immigration levels. 
the housing choices of immigrants. shins in interprovincial migration, 

changes in headship rates, and s hifts in tenure and !hI'cHing-type choices . 

• Scenarios assume a fixed intake of205.000 immigranls pcryear, a level 

consistent with the currenl governmc.n t target and dose to the average 
for Ihe past decade. All the ~me. immigration in Ihc lasl25 years has 

Ouctu!ted a great deal, from a high of over 250.000 to a low of I~ss 
than 85.000. MoreoYer, despite reduced tllrget~ in recem yean. Ihe 

governm~nt's 1995 immigration plan st81ed th&lthl: long-term goal 
was 10 maintain immigration at 1 percen t of Canada's population . t 

Realization 01 this goal would produce a tremendous increase in 
immigratinn - initially 10 around 300,000, then higher a~ Ihe 

population grew. Even if the goycrnment docs not stick with Ihe slaled 
long·term goal. immjgr~tion targets could ris<: in the fu ture as 
Canada·s population growth s!ows,l 

Citizenship and Immlgrat,on Canada. A n~dc' V,",'("" llr!",j~",,'i'H' ,,,Ill Citb:ruMf' I~QI' IW5·1(}()(} AIl''''Q/ 
lI'lxm 10 l'arl/tJ",~", (Otta",,,: Min isler of Suppty and SeMc"'l amalia, 1994), p, 13. 

2, II shoutd be nOlelJ. "owe""" thol th~ r=mly rc1ealoed immigration pI_n for 1997 f«onfinned the ,edU«d 
lUl"uat target ranges or the previou. IWO y~ar~. 

" 



• The specific housing choices of immigrants wili also playa role in 
determining the Ic\'c\ Dr household growth and the types of housing 
demanded in the future ; for uamplc, a tendenory among immigranu; 

to Jive in Jargcr-than-a,'"rage huu.o;chulds would. all clSl.' boeing equal. 

reduce household growth. In recent years. the co,oposition of 
immigrants to CBn3d~ has boeen changing. with th~ proportion from 

Asia rising and the proportion from Europe falling.3 In ~ddilion. 
re~'Cn t immigration plans ha ve ra[scd the proportion of economic 
immigrants (skilled workers and business immigranU;) and reduced 

the proportion of family-class immigranl5_ If the household formation 
and housing choices of rccent and future immigr8n1s evolve along 

lines markedly different from those o f earlier generations uf 
immigrants. household growth and tenur" and dwelling choices fOr 
the coun1T)' as a whole ,,'Ould show some cffccts.~ 

• Interprovincial migration, always unpredictable, will undouotedly 

deviAte to some degree from the Weste rn Bnd Cenlral pallerns 
considered here. The ~cena rius merely altemp! to cap ture Ihe genefPl 
conTigu rations of Ihe tWi) prevailing pBlle:rns i)f population movement 

between provinces in recent yea.s . In rca IiI)'. judging from the 

historical record, which shows interprovincial migration swinging 
back and furth , favouring one dt!5tin31ion for a few yt!Brs and Ihen 
a/lothcr. no single migration paltern is likely 10 persist throughout the 

projection period. O ... er the long run. then , the average experience for 
any given province rould lie- somewhae between the ",xtremes of the 

Western and central scenarios or even OUl!;ide these boundaries. 

• Low, medium, and high headship-rate scenarios assume - tn varying 
degreC!i - that differences between generat ions will narrilW, bul nUl 

entirety disappear, bt:tween 1996 and 2016. Under thelit scenarios. 

young generations with low headship rates in 1996 will - as they 
age - catch up gradually. but only parli3l1y. to the rates established by 
previous ge/lerations. The: resulting headship-rate projections are 

J. Lapoinle Consulti", fr>\:. ~"d Rober! A. Munlie . in,m'g.'''''S IJrnlIJ~ CIJII(liJ;"/I I/(IID;'W Mark.-I· t./o"'J; 
A"",\,:",,,,,,,,1.f, 1/(J/411</; CJwrtJc/~k~ /Jlld I""/,,,.:oo.-u (Otla"1I! e Mlte , j 9%). pp. J2-13. 

4_ Note lhal lhe projection m~thodolol!l' m,k"" no disl""';On bc:tween immigntn , and lIon_immigrant POput.lions: 
rOf c.!.lImpl~, ""pamte hcadship.mlc projections wo:re [lOt d<:vdoped rot the twu group"_ tJlSle:Jd , projection 
assumptions " 'en: derived from ruSloriclltlendenries .,.hibi!~d by the population as 8 whole, which ",neel the 
oombiuoo effects of treads within immigranl and oo".immig""n I"'Putaliu'l5. 



oonserya!ive In Ihat rall>S grojectcd for 20 16 are lower Ihan 19!H ra tes 
in age gro!,lps !,Inder 55. A stronger recovery In the rates of the 

!;:cnerations occupying th.:sc &J:c gruups would produce household 
growlh ~bovc the range ~ovcred hy the :\Cenari(IS devdop1'd for this 

s tudy. The e~tent 10 which aging cohorts will continue to trail the rate 
of ho useho ld formation of previous gene ration~ wiUthe rdore be a 

~cy influence on hou~hold growth in the future . 

• Scenarios 3S1lume Ihat each household 5ubgroup will c~ hlb;tthe same 

tenure and dwelling type tendencies in the future as they did in 1991. 
It is clear. however. that these f>(:cupancy paLterns will not remain 

entirely rllU!d. (n th~ case of tenure choice, ownership rates CQuld 
respond 10 a variety of non-<kmographic influences. such as housing 

affordability. the relative 00515 of owning versus ren ting. e~pcct8tions 
concerning appreciatiun in house price~. aYailability of suitable forms 

of ownel1lhip housing. and overall perceptions of the desirability of 
ownership, 

• Wi! h regard 10 dwelling types. the hisloricalu.:cupanq palLem suff<'rs 

the drawback of describing Ihe choices made by all households. not 
just those seeking new housing. Data therefore reflect the mix of 
dwelling types built up mer time. which may be quite different frortl 

the composition of rt:cent addition~ 10 the housing stock " 
Furthe rmore. hislorical data cannOI accounl for oew housing types 

that may be developed or Bt least made wirl~ly nyailable for the fir51 
Ii me in the fu ture.; for eumple. I he nppndi ng range and aVlIilabii il y 

of housing opLions for seniors suggest that housing geared IowaI'd Ihe 
needs of this group will become more common. As popu131;on and 

household characteristics evolve. there will be f unher opportunilies 
10 tailor new products 10 particular market scgm<'nl$. 

5. See Table C.3 in Append;, C. lllc tieromposition MhO<l5ehGld growth in Chaplcr 6. which slil)w1 projecied 
dlnnges in headship rates reducing g(()',01h. ~wp(lOrU Ihe view th.11 MSUmpl'uns oooceminglite ~Irength uf tl't 
l'eOO\'Cry in Ihe headship mles of young whons are. If anything. consc:I\'lII,yc' 

" 



" 



Chapter 8: 
SUMMARY 

National Results 

Tb is SI udy e)(ll mines I hc po len I iDle ff e CIS of dcmogl'1l phie eha nges a nd ot he r 

factors on the level and composilion of household growlh in Canada lIS iI 

whole and in the pTovince~ ~nd territorie!; over the period 1991-2016. 11 

describes si~ household-growlh scenarios developed by CM He. each based 
on a different combination nf interprovin(~al migration and household 

formalion (beadship rale) a!;Somptions.. Scenarios iI\templ 10 outline a 
rellSOnable range of possibilitic$ for comi ng dend('S. rather than the com

plele specuum of conceivable a lle rnatives. T he rcport discusses 
implications of project ion re!;ults and highlighlli factoE'!i that could cause 

household growth and housingchoiCC!i to fall oU15ide the range covered by 
the $Q: .scenarios. 

~Iouschold growlh is Ihe major source of housing demand ovcr Ihe long 
run. High. medium, aod low household·growth scenarios for Canada arc 

displayed in Table 8.1.1 

Table 8.' . Average Annual Hou~ehold Growth. Canada 

""'""" 1"1·1996 , ,",,1001 2001·2006 20060201' 1011_2016 

" 1 ~ 1.loo l ~o.aOCl 1 ~ 1.7oo 1)9.100 114.lOO 

WM 147.300 ,,,,.. 151.800 ' 54.600 1~.900 

WM 147.300 175.500 168.}00 16.3.700 157.200 

• Medium and high scenarios highlight the polcntial fOf low household 

growlh io 19')]·1996 10 be followed by lecoycry '0 higher levels in 
]996·2001 and latcr yean;. While project ions shnw Ihe polen tial for B 

rebound in household formalion [ollo"'ing the early 1990s. Ihcy also 
suggcsttb~t 3 sustaincd return 10 thc high growth or the 1970s Qr the 

late 19110s is un likely. 

I , for B descripliOfl of the scenariO! and the Bl)bfcvialio ... 1I5Cd 10 identify IlI<:m. ""c o.spler 2 and Append .. C. 

" 



" 

• [n wnlf:! .• t. under mare pessimistic scenarios. a¥H~ge annu~! 
1I0uscll,;lld growtll declines gradually Ihrougllout the projection 

~riod. 

• AI! of Ihe S('cnari06 show a decline in net household formaliOIl after 
2001. The main rea!;On for Illis resuh is that tile annual rate of 

population growth is expcclcd 10 fDII from almU!;1 1.3 p~rttnl in 
1991 -1996 tll 0.8 p~rccnl in 2(H [·2016. 

While lhe rale of hou!'Chold growth is the major delerminanl of Ihe level 

of housing demand, projected changes in household chameleristics will 

"Iso have impormnl effecison housing markels. 

• The avera.!;e ~lC of houS<.'holds will oonlinue to shrink. though more 

slowly than in tile past, slipping from 2.7 persons in JWI \0 a range of 

2.5 10 2.6 ~T50ns in 2016. 

• As has been the case in recenl decades. Ihe number of non·family 
hou!ICholds (people living ~Ione or willi unrelated imlividua[s) will 
increase 31 a fasler rate than Ihe number of family households. As a 
rcsult , Ille proportion of non-family houscholds will conlinue 10 
increao;e, rising from 28 percent 10 around 34 percenl ofal! households 

in 2016. 

• The fas.rcsl-growing household IYpes will be one-person housello[ds 
and childless couples. In cont raSI. u the baby boomers age. the 
number uf hooseholds contai ni~g couples with children will scarcely 
increase at all, 

• T he aging of the b~by-boom generalion and changes in labour 
marke lS will reduce the number or households headed by persons 

under45 ~ar5 of age unli[ Ihe period 2011 102016. 

• The homt:<-Qwncrship ra te will riSr.: un tillhe tum or Ihl' century, lev~1 

off over the period 2001-2011, Rnd drop marginally therea ft er. These 
projections are based on curren I pat terns of ownership. Actua[ 

developments could bc quite different if builders and financiers 
provide new products an d se rvices that entice more people. 
panicular!y Ihose in non-family households. 10 own their homt!S and 

Ihal enable more seniors 10 remain in their homes or find olher 
ownership housing wiled to their changing needs. 



The Provinces 

Implications 

• The proportion of households octupying different d .... elling types will 
parallel the movement in the owoe~hip rate. with single-detached 
homes, the prim~ry' ChlliCt! of owners, increasing their share slightly 
until 2001 Bnd apartments golnlng share afte r thllt. 

• A varicty of faclors. most notobly interprovi ncial migration, influence 
household growth at the pnwindal level. As a result. the paLh of 
hou~hold growth in each province docs nOL ll<'ccSSllrily follow the 
national panern. 

• Of the tWl! interprovincial migratIon 1iI:en~rio;; used tU generate 
proj~clions. the Central scenario is the more favourable scenario 
ror Quebec. Ontario, Manitoba. and Saskatchi.'Wan. while the , 
Western scenario benefits the other provinces ond the terri!Oric~-

• I n many 0\ he r reSpecls. howe~e r. provincial results parallel findings 
for CIInada as II whole: 

• A~er~ge household si~es wiU decl ine. 

• Non-family households will grow more rapidly Ihsn family 
households. 

• T hl> proportion of househulds headed by those under Ihe age 
of 45 will decline. 

• Owncnship rules wi ll rise initially, bUI the paltcrn ill later years wiU 
vary from pro~ince to prOYillce. 

• Housing starts are expected to maintain an average pace broadly 
similar LO the rate of household growth. Over a period of time. starts 
can be e~pcct c d 10 exceed nel hou5Cholrl formmion by an amount 
approximately equal 10 Ihe vacancy rate plus a number of uni\$ 
sufficient to rephll:c demolitions. Annual 5larts can fluClUate morc 
widely than the average ru te. depending largely on ~lical economic 
conditions. as well as changes in the vacan~)' rale and the !Cv~1 of 
demolitions alld conv~rsions. 

• The housing stack will. on average. become older beCUU5C (lfre!a tive!y 
[e,,"'Cr additions to the growing SInd. An aging $Iock has implica tions 
for tbe uverall quali ty of hnusing and Ihe need for rcp~irs and 
renovatiun. 

2. For more delail on ime',,,O\;nciaJ migrnlloo !oamaril>i. ie<O Ch.1pter 4 alld Appendilt C. 

" 



Decomposition or 
Household FOffllation 

AJtemative Futures 

.. 

• Populal ion gro"'lh will cootioul! to be the major source of household 
growth, foll/)',\'ed by the matullIlion, or nging. of th" population. 

• E-<peClcti changes in lIead~hip rales will aCllInlly reduce househnld 
form ation, but by considerably le0.5 in the [uillre than in the 1991·]996 

period. 

• A oumber of f~clors could cause household growth and housing 
choices 10 deviaLI! from Ihe pmhs descrit>cd by Ihe si~ scennrlOS: 

• changes in the number of immigrants admilled 10 Canada: 

• the housing choices of recenl and (uture immigrants: 

• shifts in Interpro~incial migration patterns: 

• Ihe e~lenl 10 wllkh aging cohons calch up Lo Ihe raleofllouschold 
formalion of previous generalions; and 

• shifl s in the lelmre choice and dwelling type lendencies of 
lIouscholds . 



Appendix A: 
NATIONAL TABLES 

The rabies in rhis appendix art arranged in order, firsr by population 

migration scenario, and rhen by 3.S!\umed headship nuc. The resuhing order 
of scenarios is: 

• Cellini Low 

• Ccntral Medium 

• Central l-l igh 

• Wtstern Low 

• Wesrern Medium 

• Western High 

Each table includes population projections by age group: number of house
holds by age Of head. family and non·ramily houstholds: and OWner and 

renre r households by type of dwi:lling. Population projections difrer only 
between the Central and Western scennrios. Fi~e-year a~erage annual 

changes for each of lhe slalislics are also included. 
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Appendix B: 
PROVINCIAL TABLES 

The Lorrg-1erm Ho .... h" D.Idoo4< 

The tables in this appendix are grouped by prOl'ince from east to west. 
Within each province, tablc:s ale arranged in order, Ii!'$t hy population 

migration scenario and then by llSiumed headship rate. The resulting order 
of scenarios is: 

• ~ntral Low 

• Centml Medium 

• Central High 

• w<:stern Low 

• 'M!slern Medium 

• western High 

Each table includes: papulation projeetions by age group; number of house

holds by age of head. family and non·family households; and owner and 
renter households by type of dwelling. Population projeetions differ only 
between thc Central ~J1d Western scenarios. Five-year a~crage annual 

changes for eaclt of the statistics are Dlw included. 
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Appendix C: 
THE MODEL AND ASSUMPTIONS 

Characteristics of 
Projections 

'n the production of household growth projections, a 5C'quential ea!culation 
of population, households, and t~nure and m.'eliing typcs was carried oul. 
The uutput of each stage served as the prin~ipal inpu t to the ne ~t. l'opula. 

tion Ilmjeclionswere the foundalion for household projections. which were 
then split by tenure antl dwelling type based Oil the characteristics of the 

projected households. 

OVERVIEW 
Household Growth Projections 

I 
" ... '';00 H Household r Tenure ar>d - Projections Dwelling Choices 

• Projections refer to the middle of the year (Ju ly 1). References \0 
five·year period~ de!ICri\}e the in terval (rum the midtlle of the first 
year ILl the middle of the last (e.g .. Ju ly I, 1991 , to July I, 1996). The 
projection period extends frum July I, 1991, to J uly 1, 2016.1 

• Beeaust population projections were founded on blIse populat ion 
estimates adjusted by Statistics Canada to account for people missed 

by the cenSlJS. I,ousehofd 100aIJ p~nlw irr I"~ rrpvn are "(H direclly 
comparable /(J hi5wrica/ cel15US da(Q.~ Since atlju5ted pupulation 
o:stimates Hre significantly larger than published census population 
counts. population and household projections developed from these 
estimates ~re rorre:;vondingly larg~r th~1l cell~U~ tutals. 

I. Allhough Stalistics Conada produces '1Wlrt~rty IX'putal;on est;"",l., fur years $inc<: the m<>SI. recent CCIUUS. 00 
comp"lIIbly reti~blc poslcen.al c:uimar"" ex;,;t for th~ numbe, of housdlotds. Beam.., 1!196 CCII$US data were 
una ..... ilabtc at tlie time of publica lion, hoU5ehold projecrioIU ust'd 1991 Census data 3$ D ~nchmark. 01 Slarting 
poi ... , for generating holl$l"hold proje<:tiolU. 

"2 . Pnpulalion estimates and adjustment for underooverage an: descnbed mme fully below in the ~ion on base: 
IX'pul.,ioo. 

C-, 



Popula tion 
Projections 

• 1991 household totals in the report are in ract estimates obtained by 
applying unadjusted headship rates, ownership rates, a nd other 
census-based proportions to tbe adjusted 1991 population estimates.3 

In short, 1991 household data do nOt rome directly from the cen~us. 

Six Scenarios: A Summary 

Six household·growth scenarios were produced. They resulted from com
bining two interprovindal m;g:ralion scenarios with th~ headship r~tc 
(household formation) assumptions. All othcr assumptions are identical 
across scenarius. Projcrtions for ;ndi~jdual provinces were combined to 
produce nationaltotahi. 

Tabl" C. I • Projc-c:tion Al;$umpt.on$ and Sc"nario O""cnption, 

"" HotKehoId 
Im.erpro";ndal Formation Scenario Abbre~jatlon 

Migration T,'" 
c.mn. "'" C..,nlLow a. 

'"""' M_ c.,,~Med"" CM 

c._ "~ Centnil Hi:c~ CM 

w..~ "'" w..~"'" "'-
Western M~_ 

-~-
WM 

W.~ "'" WaU1l'II HJ&tl WM 

Two sets of population projections, wilh dirrerent intcrprovincial migration 
assumptions. underlie Ihe houschold growth projections in Ihls repon. 
Population was projected by the eohon survival method, in which a base 
population is advanced one year at a time by adjusting for projected births, 
deaths. and migration. Stall<tics Canada generated the proj<!ctions using 
issumptionsspecified by CMHC. 1npuIs and usumptions aresumm~ri7.cd 
below. A nllmb<'r of a5!iumplions are idelllicalto Ihose selected for Statistics 
Canada'ti own published projections. ~ 

3. For mOre infGrma!'otl Gn these rates, rde. IG (he approprilte sections below. 

4. Statistics C~na<l8.1'o1' .. lof;on ~«f;oru f()("C~"(JJa, l'rodn€l'.sallil Tmiluri"" /99J·1016. Catalog~e NG. 91·520, 
fuM'OfIal {OILawa: Slatlslico Canada, 19941. 



Base Population 

• The base popula tion consisted of StatiS!ics Canada'S July] pOpulation 
estimates for 1991 tl1rougl! 19\15, broken down bysc.l and single years 
of age. Statistics Canada ge nl<r:lted population projcclion~ for ]9% 
through 2016 by ~pplY i n8 fenility. mOrlaHty. a nd migration 
assumptions to th" ]'J95 estimates. A<xordingly, household growth 
projections are basl."tl on his\Qrical population I'stimall'S from 1991 
throogh 1995 and on population projetlions;n Inter yea~. 

• Statistics Canada adjusts popul~ tio n estimates for nct census 
undercovemgc, Ihal is, for the estimated number of people missed by 
the census. T he re.."U11 is that population est imlltes lire larger than 
published census lOtllls ; fof example, the 1991 Cen~us PUI the 
popula tion of Canada on June 4, 1991 ~ t 27.3 million. ronsider:lbly 
lower than the adjusted estimate of 2S.l million for J uly L Since 
population and household projections were derived from the adjusted 
popula tion estimaH,S. they too arc larg!."r than. Bnd not directly 
comparable to, Cl'nSllS counts. 

Fertility Rates 

ASSUMI'nON: Continuation or curren t fertility levels 
(Sta tistics Canada medium assumption). 

• Projections aSStlme a rontinuBtion of curre nt ferlility t~vels in Canada, 
which means a totn] fertility rate of 1.7 binhs per wom~n.S 

Ufe Expectancy 

ASSUMPll0N: lncrcasinglifc expectancy 
(Stotislics Canadn medium lISSumplion). 

• Undcr lhis assumption, life expectancy at birt h for Canadian men 
increases from 74.6 years in 1991 to 78.5 years in 2016. For women, 
the rorresponding increllSC 1$ from 80.9 years to 84.0 years • 

.s. 1'~ lotal fertili~ r~le descn"bes lhe:. average numoo of child.en llIOmen would have durin& thei. fertile)u'1"$ if 
they b(}f~ them in ~co.lI"dam:e wilh lhe 3ge-specilk fertility rale. obRl'"ed In a ""niculu year. 

c·, 



Immigration 

ASSUMP1l0N: 205,OOU immigrants per year 

• Immigration to C"nada was held tQnSlant at 205,000 per year, roughly 
the curren! level. Distribution to Indlvidunl province$ fOllowed the 
geographic paltcm of recent Immigran\S.~ 

Emigration 

ASSUMPTION: Proportionallo population 
(Statistics Canada assumption). 

• Statistics Canada projecis emigration u~ing age-specific emigra tion 
rates: a glv~n proportion of the population III an age-sex group i~ 

assumed 10 lellve Canada each year.' 

Interprovincial Migradon 

ASSUMPTION: \Vcstcm and Central5l."cnariO!; 
(Statistics Canada.CM f Ie assumption ).8 

• Since intcrprovincial migrat ion tends to be volatile, two scenarios were 
developed in an auempt to outline a rcawnablc r.lnge for future 
migration nows. 

• The Central sc..-na rio renects the C!Cpcrience of the mid 1911Os, when 
Onmrio was the prindpal destination of migrants. The Western 
scenario follows the palle rn of the late 198()s Bnd early J990s. when 
Uritish COlumbia was the most popular dcstina!ion. Both scenarios 
are pha!iCd in over a four-year period. Interprovincial migra tion shifts 
gradually from Ihe reeent 1993-1995 pllt lern in the first proje~tion 
year (1995-1996) to either the Central o r WeMern pallern In 
1998-1999. 

• British Columbia. Albe rt a, Prince Edward Island, New Brunswick, 
and the territoriC!l gain papulalion frum other provinceS undt:r the 

6. St&USli<1l Canada. CiI •. 91-~20. p .• ~. 

7. Statistics Clltall;t. C:!t. 91-520. fill. 37-38. 

8. For mule ir,r"nna.jon on the me.hQd used 10 gener~t~ ;nI~rp"",mcial m'grntion fIows, .. e Scui.tics Cnnada, 
Cal. 91_52fl. pp.40-54. 



Western ~nnrio. This st.:nnrio is also more favourable Ih:!n the 
o"ntral for N~wfoundland Qnd Nova Scotia. although th~se two 
provin,es still post population losses. Outflows from Ontario arc 
modeSI- a fe ..... thousand pcr year - under the Western scenario. 

• The. Central is thc more favo u rable. scenario for Ontario. 
Quehec. M~nitoba, and Saskatchewan; nevertheless, the lauer three 
proYinces still lose population 10 oth~r provinces. By conlrl\5l, British 
Columbia, which h ~., I Yf'ic~l1y at tracted f'0r"I~lion from nther 
provin~cs, enjo)S modesl populalion gains. 

Retuming Canadians 

ASSUM I~nON: Proporlionallo emigration 
(SmtisliCS CCinada llSSumplion). 

• Relurning CClnadians arc individuals who emigrate lind subsequently 
relurn to CClnada. Statist ics Caoada as.sumes that 50 pertenl of emi
grants will re turn to Canada in tbe len years following emigralion.9 

Non-penn~ent Reside nts 

ASSUMPTION: No change in the number of non·permanenl residents 

• Non-permanent residents art composed of five groups: persons 
claiming refugee status; persons holding II studenl authorization 
(foreign st u d~nts. visa holders): persons holdiog an employment 
authorization (foreign worker~. work permi t holders); persons 
hold!ng a Minister's permit; and roreign-oorn dependents of the 
above. Given the 'otalilily or tbis populalion. the safest course "'as 10 
assume Ihat those leaving the non·permanent populalion would be 
balanced by an equ~1 number of entrants. 

Net MigratJon 

• Net migration was nOl projected directly, but rather represents the 
overa ll erfeci of individual assumplions about immigration. cmigra!rno. 
in t erprovincial migra ti on. returning Canadians. and 
non-permanent r~idents. Net migra tion i~ tbe sum of immigra tion, lIet 
inte rprovincial migration, returning Canadians. and Ihe ne! 
change in non·permanent residents. minus emigration. By combining 

c·, 



the two inte rprovincial migral ion S(cnarios (W~~te rn and Cemral) 
with the other migrat ion assumptions, two ne t migration scenarios 
were produced fo r each province. 'The Bcrompanying table 5hO'o'o's 
ave rage annual net migration nows by period and province under both 
S(cnarios. 

Table C.2· Average Annual PrOjected Net MIgration 
('000; Westem and Cern ... 1 Scenarios) 

PROVINCE "'......, 199.2OOt 2001 ·1006 100.»11 1011· 2Ol6 

............ -~ . 2,9 .1.3 _1.4 ·1.0 
c... -5.7 -5,0 <., < .• 

'" -~ , .• , .• 05 , .• 
"""" " < .• <.> <, 

Nova5cotia w..,~ , .• • •• .., .., 
""'"' ,., <, <, < .• 

N_ -,~ ,., ,., ,., , .• ....... c... - 2.} -1.1 ·2.~ -2.3 

""""' -~ •. , ,., •. , •. , 
"""" 16.4 18.0 , .. IS.l 

""~ -,~ ~1.5 ~., 95.~ ~H 
eo...> lOll.! (20.1 12l,8 121.9 

""- -,~ < .• <. ~ .• "., 
eo ... < .• , .• ,., <, --- -,~ .a., .9.5 .. , < .• 

"""" • 1.2 <, < .• < .• .- -~ 
,,. n.> ll.7 23.4 ,- ••• • •• ... ,., 

-" ,,-,,_ 1M " .• '05 ~ .• 
"""' ... '''''''' 5~. 1 45.1 42,1 Ul 

ti~ ~ , .• ,., , .. , .• 
eo... <. <., <., <. 

NW> -~ 
,., ,., ,. ,., 

"""" <., <., < . <., 

"""" ,,-,,~ 180.0 1 1~.1 118,8 11&.2 
eo... 180.0 1794 119.2 17S.8 



Household 
Projections 

Headship Rates 

Population projections were transformed ;nlO hOUJil'hold projectiuns 
through application of age-specific headship rates tQ the projected poptJ. 
lation . Headship ratcs, defined .11.$ the ratia o r household heads 

{maintaiocrlij \(\ lotal populalion in each age group, describe the prtlpensilY 
of the population 10 form households.IOThe projcct~d number o[ house· 

bolds headed by any given age group is obtained by muhiplying Ihe 
population of that age group b) its projected headship ralC. 

For~ach province. family and nun-family hou~holdswt:re projt.'cted sepa

ra tely using h~adship rate projcctions sp("cific to each houl'(:hold type. To 
provide ~dditi<l!lal detail on chu liges in household oompo:;ilion. family and 

non-family house tlOld projeclions were further disaggrcgated InlO compo
nen l househuld types. The laller ",xcrcise was pt'rronned for Canada as a 
whole but not ror individual provinces. 

ASSUM PT ION: Low. medium, and high scenarios 

• Assumptions we re developed using 8 eohorl appronch. which projects 
lhe ful ure behaviour of particular genera l ions (cohons) based on 
the actual changC!i exhibited by oIlier rohorts as they aged. l1 The 
Rpproach reoognir.cs the ~Imple fact that people move frllm age group 
to age group as thi:y g~t older; for el1llmple, the method projects the 
headship rate ~t age 40-44 of Ihe cohort currently aged 35-39 by 
e)(amining transitions e)(pericn~ed by old~r l"Ohorts when Ihey aged 
from 35-39 10 4044. 

• He3dship rate K'e n~rios were developed using cohort trends for three 
differen t periods: J 98t-S/i. ]9S6-91 . and 1911 ]-9 ]. 

• Wilh re~peCl to methodology, the project ion periOd can be divided 
into IWO distinct portions: 1991-19% and 1996-2016. 

10. Head"",p ralel we,e diSll8!:"'g,ued b)' fi..e·)""", age gfOllPS from IS- t 1110 75 ... . Slalisl1cs a. .. !da defines the 
household mainlal..cr as !he 1"'0011. nr one: of tile P<'1S01'I!l, .... ho paY" I>ousdJold bilt.. !Web as tl>e mortgage or 
"' 01 . 

1 J A biMlI cohort il' gfl'klp l'Jf people born dunng a gWen P<'riod, fo, cumplc, tOOse aged 35-39 in 19'11 . Note lhal 
• coIwrl Is not an age gfo~p but mlher ~ gm"p (If petlple Ihnl ~ Ihroush ~u=""I'c ~gc groups o""r lime. 

c_, 



1991-1996 

• For the 1991-1996 period, a single set o f projel1ed headship rates was 
de~eloped for each province, In this period, head~hip rilles are 
identical under the low, medium, and high scenarios. 

• Pro~jndal headship rlLte~ for the 1991·1996 period ..... ere calibraled by 
comparing projected household growth against data on cSlimMed 
growth in occupied housing slock and annual housing starts for the 
period. t2 The cohort trends outl inrd above provirll:d thu starting 
pofnt for this exercise. Whichever trend produced the housrhold 
growth projectiQnS that most closely matched the housing datQ was 
selecled ~s the base assumption. The baSiltreml was then adjusted, if 
necessary, III bring results in line with actual construction lev~ls. In 
the absence of evidence 10 the contrary, Ihe calibration 8$Sumcd that 
the dose historical relationship between growth in the ocrupitd 
housing stock and housing starts on one hnd and househuld growth 
on the other continued in to the the first half of the I99Os. ll 

• In the ca,o;eofQuebcc and Ontario, projected houSt:hold growth onder 
even the most reasonable headship trend exceeded the oumbc>t of 
housing starlS by a healthy margin. An investi/!:3tion of the effect of 
labour marht conditions on household format;Qn amQng young 
Ilduhs (those ag~d 15-29) sugg\!!ited ~ strong link between declining 
labour fore.: pArticipation rates and declining headship nuts. 
Consequently. projected headship rates in these two provinces for 
agL"s 15-19,20-24. aod 25-29 were based on econometric estimates, 
wh ich were adjusted where necesury to ensure II rellSQnable d~gree 
of concordance ber.o.·een household growth and hou~ing Mans. I. 

1996·2016 

• Low. medium, and high headship scenarios were bllsed (In the three 
cohort trends deS(:ribed previously, for 1981·86, 198(;..91 and 1981-91. 

12. The n""'~. uf oorupied dwem"g unit! ..tl0ll1d be identical 10 the "urn"". of hOllK.l>old5.. 

11. The """""" is th" only 'c ........ ably rdiabJcsoun:c or dala nn oou..c:hnld growlh. Sil\Cll: data from tile 1996 Cern;U$ 
",'c,e 001 aVllii.ble, trends in house bold &1"0\0111 si""" 1991 had to be Inferred f,om olllet sout<:1!S, JIIch ru datD 
Oft OOC\lpied .Iock and ho".,,'I: 5UlrIs. 

14. \:".c\inornClrio;" eslimales were g.:ncnue<! rUI plovi0ce5 olJ~1 Ihan Oucboc and Otllano, bUI did 1>01 imp~ on 
Ihe r""",,IU produt:!'d by tl\o:.abrlVc-.<.IcJ;Cribcd culibratloo of <>.l1>or1 lrends using ,,"uJli"d .lode and hO\l~ing Mans 
claiR. 



lkenuM' th~ 1981-86 period included the effeCl~- of a reccssion. the 
1981-86 t rend was the foundation for the low t«:cnario in most 
provinces. the e~ccptjons being Saskatchewan. Albena. and British 
Columbia, where the 1986-91 trend was weaker overall. Similarly. the 
trend fron' 1986-91. a period of eCOTIomic expansion. was the ba~ for 
developing th~ high scenario in all but the samc three provinces, 
where the 1981-~ trend was used. The longer Il:nn 198]-91 trend was 
used for thl.' medium scenario in all pmvince~ . 

• 11\e generation currently under Ihe age of fOlly has not formed 
households as readily 45 previous gener-nions did at the §lime age. 
Head~hip rates e~trDpolated by rohoT! trends were adjustcd 10 pro
duce a narrowing of diffcrenL'CS among gencrations. In parti~lar. 
du ring the last twenty years of the projection period, Ihe relatively Inw 
rules of young cohorts were allowed 10 Cl'l1ch up p~nially to the higher 
rates achieved by older generations, Tbe high headship scenario 
assumes roughly double Ihe L'atch·up posi1<'d und~r th~ low 5Cenario, 
wi t ll tbe medium stenario oc~pyins 11 middle ground between tile 
IWO extremes. Under Ihl.'SO! assumptions. headship ra le dirfercnccs 
between cohorts shrink as they age over the twenty·year period, wilh 
Ille result tlla t such differente~ are smaller al age 45-49 than at 25·29. 
The three 5Cenarios ate broadly ronsiSlt'nl with historical develop
ments: differences bl.'lween generations have tended 10 shrink as 
cohorts age . 

• Although headship ral~S were projected for individual provinces bU I 

not for Canada direct ly. implied nalional headship niles run be 
calcul31~d for a given household gmwth scenar io by dividing the 
prOjected number of households headed by 8 particular age group by 
Ihe projected population of the same age group. T he following table 
displays lotal headship rales (the sum of componeot family and 
non·family rates) calculated in this manner for the Westcrn low, 
medium, and high scenarios. t' 

l.'i. Although only three beadslo ip scenario!; ,",ere produ«:d fill each pm";rK"C, siJ SC\Ji of "'\0 C3n be derived fllT 
Carw1.a M a whole. one for eoch orthe six hou,.hDld.growlh 5ttna.rios. ~ table shows head~h1p rates based 
on Ihe Western pl"Ipulal,on projectiUn. Equ""lIent low. medium. and hi&h ral~ for Ihe Central populalion 
projection arc vinuaUy idcntiC3! 10 those in Ihe lable. When: Jnlall diffcr",,= .rise, Ihey ",/kcl differen= in 
the eventual geogr.tphic distribution of pl"IpulatiDn under the W<=!lem and Cenlral projn:lion •. 
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Table C.l_ Pro.('ct('d H~ad<hlp Rat('~, Canada, 2016 (l Sc('n .... io~) 

Western Population Pro~ 

l_ Medium High ... "' ..... I'll'll' 20'6 "" 20.6 

ISoI9 2.5% 1. 1% U% ' .<% 

20-24 lU% 19.2% 10.1% 20,7'* 

25·19 ~I .~% 37.1% " .". 19.6% 

10-H ~9.6% ~U% <1<1 .6% ~U"*' 

35_19 5).1% 45.1"" 41.8% ~9.3% 

<H. 55.1% H .2% 50.~ 51.6'11> 

"5-'19 56.1 'II> ~9.9'lf. 51.6% 51 .9'1& 

5()'5~ 56.1'11> 5l.~,*, H.2% 54.9% 

55_59 56.9'11> ~ .... 57.2% 57.5% 

.,.~ 58.1% 5M'II> 5'.6% 59.7% 

65-6. 60.1% 61.7'* .,'" 61.7'* 

70-H 61.4% 6S,~ /oS , I,*, .. ~ 
". 59.1% 59.5% 59.7'* 59.9'11> 

Types of Fami'y and Non-family Households 

ASSUMPTION; Moderalion of 198]-199] tt~nd in com~tion 

• As nOled above. family and non·family households were projected 
separalely using headship rate projeclions for each household Iype. 
AI 'he nalional level. households were further disaggregaled in to 
component family Iypes (couples withoul children, couples wilh 
children, lone pareniS, and mulliple.famil~ households) and 
non-family Iypes (one-person households and Olher no n-family 
houscholds). This addit ional breakdown was based on age·specific 
changes in Ihe composilion of family and non·family households 
berween 1981 and 1991. a period which $;IW an increasing proportioo 
of ramily households con~isting of childle!;$ couples and lone parenLS 



Tenure and 
Owelling Choices 

and a corresponding drop in Ihe frt'quenq of oouples wi lh children. 16 

'rhe proje<:led hOll§O:hold type distribution used to split family and 
non-family households inti:! o;:omponent lypeS was the average of Ihe 
1991 Census distribution ami an cxtrapolalion o( the 1981-1991 Irend 
in composition based on 8 modified exponential (unction. 17 1'his 
assumption represents a compromise between Ih~ eJ!lremes of 
ignoring trends in household composition a ltogether and risking 
project ing an UIIerly strong con tinuation of lilt' rect'nL paltern nf 
changes. 

PrOjectt'd households were split by tcnun~ u.~ing projccl('d owne rship nileS, 

with the !lumber of renter households detcrmined as a residual. On<'(' 
houst:holds were divided into owner amI rcnttr groups. a projected occu· 

pancy paltern for each age gmup. household type (family or non-family), 
and tenure c~tegol)' W:iS used to assign projected houseboltls 10 different 
housing types. 

Tenure Choice (Ownel'Ship Ib.tes) 

ASSUMPTION: ConstSnt 1991t<::nurc pallern 

• For each province, htlusehold type (family or m:m-fumily). and age 
group combination, the probability of owning was obtain(!d from the 
1991 Census.l~ These 1991 ownership rates were uscd 10 assiSn pro
jected households to ownership and rcnla! groups throughout the 
projection period. In short. thc factors innuencing the choice to own 
or rent were assumed to product' the same tenure tendencies for e~ch 
demograpbic group in the future asin 1991. Proj~ctcd changes in 
tenure composi t ion therefore do not resul! from shifts in the 
preferences of particular household groups bUI rather from 
demographic changes., lhat is, from projected changes in Ihe mix of 
household types and age 8muPS. 

17 The mu,lIfied eXpOnential function assumes thaI the dt.-)()n of change during the base ~riQd will <'OI1tinue in 
lhe Mure bui a, a diminishiograte. 

lR. In the COMlelCI ortellun: and ~llin&cholCeS. age _gain reftrs 10 tbe age ofthc.hous.ehold l>ead (maintainer). 
' Illto band lIOlO5in8 ttllurecalegoJ)' illCluded in the 1991 Cm!;Us"'aS igno=l.1lle tenllre pan.,-m used 10 projcc:\ 
owner ~nd rellte . bousebolds wu based only on households counted as either renlers Or owners In !be 1991 
Ccnso~. 



Summary 

Dwelling Type Choice 

ASSUMPTION: Constan! 1991 occupancy panern 

• For each province, dwdHng choice assumptions "'erl!. selccted in order 
to distribute projected owncr amI renter hou!i.eholds among fou r 
broad dwelling types; s ingle-de!ached dwellings, apartmen ts 
(including unils in buildings of five or more sloreys and in buildings 
of less thn fiye sloreys), olher muhiples (induding semi-delllched. 
du plex. row, and'single auachcd unilS). amI moveable dwcllings..19 In 
eltcll age, hOUSl.'hold!)'pl! (fami l~ or non-family). and Icnurecalcgory. 
Ihe occupancy pallern from Ille 1991 Census was u!i.ed to projecL 
dwelling choices in aU projection ye~rs. Given Iht SIal ic dwdling 
choice aSSu mpLion, projected I'8riaLion in the composi tion of dwelling 
types over time renecls projected demographic changes - in Iht mix 
of age groups. hou!lehold types. and tenure groups - rather Illan 
projected shifts in the preferenres or tastes of Individual groups. 

This repon dcscribe1l si~ household-growth scenarios for Canada and lhe 
provinces unlil20l6. 

• Each projeclion was produced by Ii ll1rce-stage prllCe",; population 
projections. which were the foundation for household p roj~ctions. 

which were lhen Spl, l by !enure and dwelling type based on Lh e 
char~cte ristics uf the projected hou!i.ehoJds. 

• Si ~ househoJd·grollo'lh scenarios were crea~ed by ~omb;n ing tWO 
interprovincial migration sceparius wilh three bou!i.ehold (ormaLion 
assumptIons, 

• Nalional (olab were generBled by cumbining projectiuns ror 
ipdi~idu3 1 provinces. 

19_ For more crnnplere infon",";o" 011 dw..Ui",.1)'Jle d<'f,nitioll$. pi"""" consult 1991 Ceru.1l5 docUnlCmallon. 
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