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“Montréal baby boomers have so
far not made a marked return to
the rental market. As well, while
some baby boomers decide,

as they get older, to buy a
condominium in order to have

a smaller home, the data show
that this trend remains limited
for the moment.”

Francis Cortellino,
Principal, Market Analysis
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What do the data from the 2016 Census
tell us about the housing choices of
Montréal baby boomers?

= Contrary to an often-cited hypothesis, Montréal baby boomers
have not made a marked return to the rental market for the
moment. Consequently, this was not a significant factor that
supported demand for rental housing in recent years.

= The vast majority of baby boomers still own their homes.
However, a small proportion of baby boomers, as they got older,
sold their home in order to buy a condominium, which may have
stimulated demand for this housing type.

= As for property size, the proportion of baby boomers who,
as they got older, opted for a smaller home (downsized) seems
relatively low for the moment. This phenomenon is however
slightly more marked among baby boomers who own
larger homes.

= As well, few baby boomer households left the Montréal suburbs
to settle on the Island of Montréal in 2016. Baby boomers from
the suburbs therefore had little impact on demand for rental
apartments and condominiums on the Island of Montréal.
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According to data from the latest
Census (2016), baby boomers'
accounted for around 40% of all
households in the Montréal census
metropolitan area (CMA).

Given the considerable demographic
weight of this generation, it is more
important than ever to analyze the
behaviour of these households on
the real estate market in order to
identify the potential impacts of this
generation on that market.

Using data from Statistics Canada’s
2016 Census, we set out to answer
the following questions:

= How have the tenure choices of
Montréal baby boomers evolved
over the last 10 years? Are they
renting proportionately more
than before? Are they increasingly
interested in condominiums?

= Did Montréal baby boomers opt
for smaller homes (downsize) over
that period?

m= Did baby boomers leave the
Montréal suburbs to go live in
the more central sectors of the
metropolitan area? If so, did they
choose to rent or buy a property?

The answers to these questions will
help us better understand how the
housing market could be required to
adapt over the coming years.

No marked return to the
rental market among baby
boomers, but a certain
interest in condominiums

The proportion of baby boomers
who choose to rent throughout their
adult life has been steadily decreasing.

Still, it is often put forth that many

baby boomers, as they get older, sell
their property in order to return to
the rental market. This move allows
them, among other things, to cash in
on the wealth from the sale of their
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Table |: Proportions (%) of Renter Baby Boomer Households Born

Between 1947 and 1951, Montréal CMA, 2006 and 2016

2006 (baby 2016 (baby Difference
% of renters | Period boomers boomers now 2006-2016
aged 55 to 59) aged 65 to 69) | (percentage points)
Proportion (%) of renters 36.5 36.8 0.3

Source: Statistics Canada, Census, 2006 and 2016. CMHC calculations.

Table 2: Proportions (%) of Renter Baby Boomer Households Born

Between 1952 and 1956, Montréal CMA, 2006 and 2016

% of renters / Period boomers

2006 (baby

aged 50 to 54)

Difference
2006-2016
(percentage points)

2016 (baby
boomers now
aged 60 to 64)

Proportion (%) of renters 37.1

36.0 -1.1

Source: Statistics Canada, Census, 2006 and 2016. CMHC calculations.

Table 3: Proportions (%) of Renter Baby Boomer Households Born

Between 1957 and 1961, Montréal CMA, 2006 and 2016

2006 (baby 2016 (baby Difference
% of renters | Period boomers boomers now 2006-2016
aged 45 to 49) aged 55 to 59) | (percentage points)
Proportion (%) of renters 37.1 349 -2.2

Source: Statistics Canada, Census, 2006 and 2016. CMHC calculations.

Table 4: Proportions (%) of Renter Baby Boomer Households Born

Between 1962 and 1966, Montréal CMA, 2006 and 2016

2006 (baby 2016 (baby Difference
% of renters / Period boomers boomers now 2006-2016
aged 40 to 44) aged 50 to 54) |(percentage points)
Proportion (%) of renters 39.8 35.0 -4.8

Source: Statistics Canada, Census, 2006 and 2016. CMHC calculations.

home and also to do away with the
various obligations related to owning
a property.

To verify whether these statements
effectively represent reality, we
analyzed the changes in the renter
rates between 2006 and 2016 for
four different cohorts of Montréal
baby boomers?, from the oldest (born
between 1947 and 1951) to the youngest
(born between 1962 and 1966).

Tables | to 4 illustrates these results.

However, it is important to

mention that the lack of any increase
in the renter rate between 2006

and 2016 does not mean that no
baby boomers in the Montréal area
sold their property to return to the
rental market.
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In fact, while it is possible that some
baby boomers made this move on
the real estate market, it is also
conceivable that some renter baby
boomers purchased a property during
this period. Overall, the proportion
of renters in Montréal CMA may
therefore have remained unchanged
between 2006 and 2016, even if some
households changed tenures during
this period®.

For baby boomers born between
1947 and 1951, the proportion of
renters remained relatively stable at
about 37% between 2006 and 2016.

In fact, for this first cohort of baby
boomers, some of whom were almost
70, a marked transition to the rental
market had not yet taken place.



In light of these results, baby boomers
born between 1947 and 1951 likely
did not have a significant impact on
the evolution of the overall rental
housing demand in the Montréal area
between 2006 and 2016.

A similar analysis for the generations
having preceded the baby boomers
did however show that people tend
to return to the rental market when
they reach a certain critical age—an
age that, incidentally, can vary from
one generation to the next*.

For example, for certain generations,
the transition to the rental market
took place when the households were
aged 75 to 79, while for others, it was
rather when they were aged 60 to 64.

Based on those data, it is quite
possible that the baby boomers born
between 1947 and 1951 will return to
the rental market only when they are
aged 75 to 79, or in about 10 years.

For all the other younger cohorts

of baby boomers (see tables 2 to 4),
the proportions of renters decreased
between 2006 and 2016, which
limited the pressure on the rental
housing demand from these groups.
The economic and financial conditions
in which these baby boomers lived
therefore seem to have favoured
homeownership rather than the
rental market.

As well, if these younger baby
boomer cohorts behave similarly to
the older cohort discussed above,
their transition to the rental market
will not take place before a number
of years. For example, for the youngest
baby boomers, that is, those who
were aged 50 to 54 in 2016, this
would mean that there would be no
return to the rental market until this
cohort is aged at least 65 to 69, or
not before another |5 years.

In this case, rental housing demand,
once again, should not greatly benefit
in the short or medium term from
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Table 5: Proportions (%) of Condominium Owner Baby Boomer

Households Born Between 1947 and 1951,
Montréal CMA, 2006 and 2016

2006 (baby 2016 (baby Difference
Housing type / Period boomers boomers now 2006-2016
aged 55 to 59) aged 65 to 69) | (percentage points)
Condominium 14.1 20.1 6.0
Non-condominium 85.9 79.9 -6.0
Total 100.0 100.0 0.0

Source: Statistics Canada, Census, 2006 and 2016. CMHC calculations.

Table 6: Proportions (%) of Condominium Owner Baby Boomer

Households Born Between 1952 and 1956,
Montréal CMA, 2006 and 2016

2006 (baby 2016 (baby Difference
Housing type / Period boomers boomers now 2006-2016
aged 50 to 54) aged 60 to 64) | (percentage points)
Condominium 12.1 17.4 5.3
Non-condominium 87.9 82.6 -5.3
Total 100.0 100.0 0.0

Source: Statistics Canada. Census. 2006 and 2016. CMHC calculations.

Table 7: Proportions (%) of Condominium Owner Baby Boomer

Households Born Between 1957 and 1961,
Montréal CMA, 2006 and 2016

2006 (baby 2016 (baby Difference
Housing type / Period boomers boomers now 2006-2016
aged 45 to 49) aged 55 to 59) | (percentage points)
Condominium 9.8 15.3 5.5
Non-condominium 90.2 84.7 -5.5
Total 100.0 100.0 0.0

Source: Statistics Canada, Census, 2006 and 2016. CMHC calculations.

Table 8: Proportions (%) of Condominium Owner Baby Boomer

Households Born Between 1962 and 1966,
Montréal CMA, 2006 and 2016

2006 (baby 2016 (baby Difference
Housing type / Period boomers boomers now 2006-2016
aged 40 to 44) aged 50 to 54) | (percentage points)
Condominium 8.9 13.9 5.0
Non-condominium 91.1 86.1 -5.0
Total 100.0 100.0 0.0

Source: Statistics Canada, Census, 2006 and 2016. CMHC calculations.

the demographic contribution of
these cohorts of baby boomers.
The massive arrival on the market
of homes for sale by baby boomers
is consequently also a scenario that
is highly unlikely to occur over the
coming years.
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Certain changes still occurred among
baby boomers with regard to their
choice between freehold® and
condominium tenures. Tables 5 to 8
show, for the homeowner baby boomer
cohorts, the proportions who owned a
condominium in 2006 and 2016.



For the oldest baby boomers

(born between 1947 and 1951), this
proportion rose from 14% in 2006
to 20% in 2016 (+6 percentage points).
In light of these results, some baby
boomers likely sold their home® in
order to purchase a condominium’
during this period. Nevertheless,
these data also show that the vast
majority of baby boomers who were
still owners had a house and that
condominiums, while on the rise,
remained a much less widespread
housing option.

For each of the younger baby boomer
cohorts, the gain in condominium
ownership between 2006 and 2016
was about 5 percentage points. Just
like the older baby boomers, some

of them may have sold their home

to buy a condominium. However,
given that the proportion of renters
decreased for these cohorts over

the last 10 years, it is also possible
that some baby boomers who were
renters became owners by purchasing
a condominium during this period.

In the end, if past experience is any
indication, demand for condominiums
could benefit to some extent from
the aging of baby boomers over the
coming years.

Low proportion of baby
boomers opting for
smaller homes as they age

Another frequently heard observation
on the housing market is that baby
boomers opt for smaller homes’

as they age. The reasons for this
choice would include the fact that the
children have left the family home and
also the need to get a dwelling that
requires less maintenance.

Table 9 shows the proportions of
baby boomers born between 1952
and 1961'° by number of rooms in the
dwellings where they lived at two
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Table 9: Proportions (%) of Baby Boomer Households Born

Between 1952 and 1961 by Number of Rooms in the
Principal Residence, Montréal CMA, 2006 and 2016

Difference
Number of 2006 (baby boomers 2016 (baby boomers now 2006-2016
rooms / Period aged 45 to 54) aged 55 to 64) (percentage
points)

Up to 2 22 34 1.2
3 9.4 1.2 1.8
4 18.2 20.0 1.8
5 17.9 17.6 -0.3
6 12.9 12.3 -0.5
7 12.4 1.9 -0.5
8 or more 27.1 237 -34
Total 100.0 100.0 0.0

Source: Statistics Canada, Census, 2006 and 2016. CMHC calculations.

Table 10: Proportions (%) of Homeowner Baby Boomer

Households Born Between 1952 and 1961 by Number of Rooms
in the Principal Residence, Montréal CMA, 2006 and 2016

Difference
Number of 2006 (baby boomers 2016 (baby boomers now 2006-2016
rooms / Period aged 45 to 54) aged 55 to 64) (percentage
points)

Up to 2 0.3 0.5 0.2
3 1.6 2.6 1.0
4 7.6 1.2 3.6
5 13.6 16.1 25
6 16.7 16.5 -0.3
7 18.2 17.4 -0.8
8 or more 42.0 35.7 -6.3
Total 100.0 100.0 0.0

Source: Statistics Canada, Census, 2006 and 2016. CMHC calculations.

Table | |: Proportions (%) of Renter Baby Boomer Households

Born Between 1952 and 1961 by Number of Rooms in

the Principal Residence, Montréal CMA, 2006 and 2016

Difference
Number of 2006 (baby boomers 2016 (baby boomers now 2006-2016
rooms / Period aged 45 to 54) aged 55 to 64) (percentage
points)

Up to 2 5.3 87 34
3 22.6 26.9 43
4 35.9 35.9 0.0
5 25.2 20.2 -5.0
6 6.4 4.8 -1.6
7 2.7 1.9 -0.8
8 or more 2.0 1.7 -0.3
Total 100.0 100.0 0.0

Source: Statistics Canada, Census, 2006 and 2016. CMHC calculations.
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different times, that is, in 2006 (when
they were aged 45 to 54) and in 2016
(when they were then aged 55 to 64).

The data effectively show a decrease
in the proportion of baby boomers
living in homes with eight or more
rooms (-3.4 percentage points),
mainly in favour of those living in
dwellings with four or fewer rooms.
It would therefore appear that some
baby boomers downsized in recent
years. Still, this phenomenon seems
relatively limited for the moment,
given the small change."

However, the previous results for

all households conceal significant
differences between homeowner
and renter households. In the case of
homeowners (table 10), a relatively
significant decrease in the proportion
of households living in large dwellings
(eight or more rooms) was noted,
while conversely, increases were
observed for those living in mid-size
dwellings (four or five rooms).

These figures therefore seem to
indicate that, for homeowner baby
boomers, downsizing occurs mainly
among those living in larger homes
and very little among those living

in slightly smaller dwellings. This
suggests that the size of these less
spacious homes already adequately
(or better) meets the needs of these
baby boomers.

In the case of renters (table 1),

the decrease was more marked for
those living in mid-size dwellings (five
rooms), mainly in favour of those
living in smaller dwellings (three or
fewer rooms). It should be noted that
there are few rental dwellings with
more than six rooms on the Montréal
market, which therefore greatly limits
the potential number of renter baby
boomers living in such homes who
can downsize.

All in all, over the coming years,
the aging of baby boomers should
contribute to fuelling demand for
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smaller homes to some extent.

Baby boomers who will remain
homeowners could, for example,
move from a house to a condominium.

Few baby boomers from
the suburbs moving to the
city of Montréal

In the March 2017 issue of Housing
Market Insight—Montréal CMA, an
analysis using migration data from
the Institut de la statistique du
Québec (ISQ)'? revealed that a small
proportion of baby boomers had
moved from the suburbs to the Island
of Montréal in 2016. The data even
showed the opposite phenomenon:
slightly more (in terms of percentage)
baby boomers had left the Island of
Montréal to go live in the suburbs.

The latest data from the 2016 Census
confirmed these results. In fact,

less than 0.5% of baby boomer
households aged 55 to 64 left the
Montréal suburbs in 2016" to settle
on the Island of Montréal."* This weak
propensity to move among baby
boomers also corroborates the 1ISQ
data according to which migration

is generally low in the case of

older people.

Baby boomers who left the suburbs
did not seem to be attracted to any
particular borough or sector in the
city or on the Island of Montréal.

Despite their small numbers, around
three quarters of the baby boomers
who left the suburbs to move to

the Island of Montréal opted for the
rental market when they arrived.

As for the rest who bought a home,
the vast majority of them chose a
condominium. Overall, baby boomers
from the suburbs therefore had little
impact on the demand for rental housing
on the Island of Montréal and even less
on the demand for condominiums.'?

Moves from the Island of Montréal
to the suburbs were slightly more
numerous, as 0.7% of the baby
boomers aged 55 to 64 from the

Canada Mortgage and Housing Corporation
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Island went to settle in the suburbs
in 2016.' Just under half of these
households opted for the rental
market when they arrived, while
most of those who decided to buy

a dwelling chose a house rather
than a condominium. These data
indicate, once again, that the housing
trajectory of baby boomers can take
many forms and cannot simply be
reduced to a single option.

Next steps

This Housing Market Insight report
presented the evolution of the housing
choices made by Montréal baby
boomers over the last decade. These
findings have opened the door to a few
refinements or developments.

In fact, while baby boomers have had
little impact overall on the total rental
housing demand for the moment,
demand may have evolved differently
in the various segments of the

rental market. For example, demand
for newer apartments may have
increased significantly among renter
baby boomers, to the detriment
older rental units. This could suggest,
wrongly, that baby boomers are
currently making a significant return
to the rental market.

An analysis within the various sectors
of the Montréal CMA would also
serve to verify whether baby boomer
behaviours are similar or different
from one zone to another.

New special compilations drawn from
the 2016 Census data, as well as the
future results of the 2021 Census, will
allow us to determine with greater
accuracy the choices that baby
boomers are making and will make on
the Montréal real estate market.
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ENDNOTES

I It is generally accepted that baby boomers are people born between 1946 and 1965 or so.

2 In 2016, the municipalities of Saint-Jean-sur-Richelieu and Saint-Lin-Laurentides were added to the Montréal CMA.
In order to allow for a better comparison, the results for the Montréal CMA presented in tables | to 4 were
adjusted so as to include Saint-Jean-sur-Richelieu in the definition of the CMA in 2006. Because of a lack of data, the
municipality of Saint-Lin-Laurentides could not be added, but since it accounted for only 0.3% of the households in
the Montréal CMA in 2006, its inclusion would therefore had have little impact on the results.

3 As well, because of migration, the baby boomers residing in the Montréal CMA in 2006 were not necessarily all the
same ones as those who lived there in 2016. The baby boomers who left the Montréal CMA did not necessarily have
the same housing tenure as those who came to live there, which could affect the results presented in tables | to 4.
However, the low level of migration among older households suggests that the results were probably not significantly
impacted by this factor.

* For more details, see the December 2016 issue of Housing Market Insight—Montréal CMA.
> Ownership of both the dwelling and the land.
Or income property.

7 Given that the proportion of renters (or homeowners) remained stable between 2006 and 2016 for this cohort, the
increase in the proportion of condominiums owned likely resulted in a decrease in the proportion of houses owned.

8 An analysis of the same data for age groups that are younger than the baby boomers generally shows a less significant
change in the transition from freehold to condominium tenure.

9 Unfortunately, no data on the area of dwellings and the age of their occupants were available to make this comparison
between 2006 and 2016.

10 More detailed data by age group were unfortunately not available in the special compilation obtained from Statistics
Canada. These data could however be obtained in a subsequent request.

' An analysis of the 2016 data for households in age groups that are younger than the baby boomers (aged 55 to 64)
generally shows that there was no (or very little) downsizing.

12 The data used by the ISQ come from the insured persons registration file (FIPA) of the Régie de I'assurance maladie
du Québec.

13 More specifically, between May 10, 2015, and May 10, 2016.

14 This proportion was calculated using the number of households living in the suburbs at the time of the Census in May

2016. Generally, this proportion should be calculated using the number of households at the beginning of the reference
period, that is, in May 2015 (see footnote 13). Since this information was not available, the data for May 2016 was used.

15 Census data can only serve to identify purchases where the dwelling is used as a principal residence. For example,
the number of condominium purchases made by baby boomers for investment purposes cannot be identified using
these data.

16 See footnote |3.
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CMHC HELPS CANADIANS MEET THEIR HOUSING NEEDS.

Canada Mortgage and Housing Corporation (CMHC) has been helping Canadians meet their housing needs for more
than 70 years. As Canada’s authority on housing, we contribute to the stability of the housing market and financial system,
provide support for Canadians in housing need, and offer unbiased housing research and advice to Canadian governments,
consumers and the housing industry. Prudent risk management, strong corporate governance and transparency are
cornerstones of our operations.

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

You can also reach us by phone at 1-800-668-2642 or by fax at 1-800-245-9274.
Outside Canada call 613-748-2003 or fax to 613-748-2016.

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

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

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

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

©2018 Canada Mortgage and Housing Corporation. All rights reserved. CMHC grants reasonable rights of use of this
publication’s content solely for personal, corporate or public policy research, and educational purposes.This permission
consists of the right to use the content for general reference purposes in written analyses and in the reporting of
results, conclusions, and forecasts including the citation of limited amounts of supporting data extracted from this
publication. Reasonable and limited rights of use are also permitted in commercial publications subject to the above
criteria,and CMHC’s right to request that such use be discontinued for any reason.

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

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

Other than as outlined above, the content of the publication cannot be reproduced or transmitted to any person or,

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

of issue.

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

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