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Next 20 years: +165,000 people / year
Past 20 years: +145,000 people / year
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 Increased immigration in the coming years will impact 
urban and rural communities across the country in 
myriad ways

 In the markets for everything from hot cakes to 
housing, consideration must be given to the effects of 
not only population growth, but also demographic 
change



housing trends
H O U S I N G  I N  S O U T H W E S T E R N  O N T A R I O



housing 
trends

19%

40%

48%
52%

54% 56% 57% 58% 59% 60% 61%
63% 63%

52%

15
..1

9

20
..2

4

25
..2

9

30
..3

4

35
..3

9

40
..4

4

45
..4

9

50
..5

4

55
..5

9

60
..6

4

65
..6

9

70
..7

4

75
..7

9

80
..8

4

85
+

age

2016 Age Specific Household Maintainer Rates, All Types
Canada

SOURCE: 2016 CENSUS, STATISTICS CANADA

2%

+46D E M A N D - S I D E  

F E A T U R E S



housing 
trends

8%

21%

32%

38%
42%

45% 46% 46% 45% 45% 44% 44%
41%

31%

11%

18%
16%

13% 12% 12% 12% 12% 13% 14%
16%

19%
22% 21%

15
..1

9

20
..2

4

25
..2

9

30
..3

4

35
..3

9

40
..4

4

45
..4

9

50
..5

4

55
..5

9

60
..6

4

65
..6

9

70
..7

4

75
..7

9

80
..8

4

85
+

age

2016 Age Specific Household Maintainer Rates
Canada

GROUND ORIENTED

APARTMENT

SOURCE: 2016 CENSUS, STATISTICS CANADA

D E M A N D - S I D E  

F E A T U R E S



housing 
trends

19%

30%

36%
39%

42%
44% 45% 46% 46% 46% 47%

45%

35%

14%

21%
18%

16% 15% 14% 14% 13% 13% 14% 15%
16% 18% 17%

15
..1

9

20
..2

4

25
..2

9

30
..3

4

35
..3

9

40
..4

4

45
..4

9

50
..5

4

55
..5

9

60
..6

4

65
..6

9

70
..7

4

75
..7

9

80
..8

4

85
+

age

2016 Age Specific Household Maintainer Rates
Canada

OWNED

RENTED

SOURCE: 2016 CENSUS, STATISTICS CANADA

D E M A N D - S I D E  

F E A T U R E S



414,765

99,381
19,665

559,825

403,958

53,460

588,525

820,298

327,251

3.29M

19%
6% 1%

30%
20%

3%

44%

115%
103%

23%

0..14 15..24 25..34 35..44 45..54 55..64 65..74 75..84 85+ Total

Population Change by Age, Ontario
2017 - 2037

Absolute Change

Relative Change

SOURCE: DEMOGRAPHIC ESTIMATES COMPENDIUM, STATISTICS CANADA + RENNIE PROJECTIONS

housing 
trends

D E M A N D - S I D E  

F E A T U R E S

19%

30%

36%
39%

42%
44% 45% 46% 46% 46% 47%

45%

35%

14%

21%
18%

16% 15% 14% 14% 13% 13% 14% 15%
16% 18% 17%

15
..1

9

20
..2

4

25
..2

9

30
..3

4

35
..3

9

40
..4

4

45
..4

9

50
..5

4

55
..5

9

60
..6

4

65
..6

9

70
..7

4

75
..7

9

80
..8

4

85
+

age

2016 Age Specific Household Maintainer Rates
Canada

OWNED

RENTED

8%

21%

32%

38%
42%

45% 46% 46% 45% 45% 44% 44%
41%

31%

11%

18%
16%

13% 12% 12% 12% 12% 13% 14%
16%

19%
22% 21%

15
..1

9

20
..2

4

25
..2

9

30
..3

4

35
..3

9

40
..4

4

45
..4

9

50
..5

4

55
..5

9

60
..6

4

65
..6

9

70
..7

4

75
..7

9

80
..8

4

85
+

age

2016 Age Specific Household Maintainer Rates
Canada

GROUND ORIENTED

APARTMENT



housing 
trends

56% 49%
58% 58%

47%
30% 28%

39%
51%

59% 66% 71% 73% 75% 77% 81%

To
ta

l

5.
.9

10
..1

4

15
..1

9

20
..2

4

25
..2

9

30
..3

4

35
..3

9

40
..4

4

45
..4

9

50
..5

4

55
..5

9

60
..6

4

65
..6

9

70
..7

4

75
+

2016 Population in Metro Vancouver by their 2011 Place of Residence

Did not move

Boomers

2016 Population by their 2011 Place of Residence

SOURCE: 2016 CENSUS, STATISTICS CANADA

D E M A N D - S I D E  

F E A T U R E S



SOURCE: 2016 CENSUS, STATISTICS CANADA

64%
78%

46% 48% 52%

27% 34%

36%
22%

54% 52% 48%

73% 66%

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

Al HHS Non-movers Movers Non-migrants Intraprov. Interprov. External

Share of Movers Households by Tenure
METRO VANCOUVER

OWNER-OCCUPIERS

RENTERS

Share of Mover Households by Tenure, 2016

housing 
trends

D E M A N D - S I D E  

F E A T U R E S



91.2 87.8

116.6
111.7

85.9 85.6

62.3 54.7

0

20

40

60

80

100

120

140

19
99

20
00

20
01

20
02

20
03

20
04

20
05

20
06

20
07

20
08

20
09

20
10

20
11

20
12

20
13

20
14

20
15

20
16

SW Ontario London K-C-W Windsor

Purpose-built Rental Units per 1,000 Residents Aged 15+
1999 - 2018

SOURCE: CANADA MORTGAGE & HOUSING CORPORATION + LABOUR FORCE SURVEY, STATISTICS CANADA

housing 
trends

S U P P L Y - S I D E  

F E A T U R E S

-4.2%

-3.7%

-0.3%

-12.1%



2.6%
1.8%

0.0%

1.0%

2.0%

3.0%

4.0%

5.0%

6.0%

7.0%

19
99

20
00

20
01

20
02

20
03

20
04

20
05

20
06

20
07

20
08

20
09

20
10

20
11

20
12

20
13

20
14

20
15

20
16

20
17

20
18

SW Ontario Ontario

Vacancy Rate Comparison
1999 - 2018

SOURCE: CANADA MORTGAGE & HOUSING CORPORATION

housing 
trends

S U P P L Y - S I D E  

F E A T U R E S



2.6%

6.8%

-1.0%

0.0%

1.0%

2.0%

3.0%

4.0%

5.0%

6.0%

7.0%

8.0%

20
00

20
01

20
02

20
03

20
04

20
05

20
06

20
07

20
08

20
09

20
10

20
11

20
12

20
13

20
14

20
15

20
16

20
17

20
18

Vacancy Rate
Change in Rent

Vacancy Rate & Change in Avg Monthly Rent, Southwestern Ontario
2000 - 2018
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20-yr Average:

1,804 1,238 1,300
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housing 
trends

 A growing and changing population, along with 
changing lifestyles, will yield robust growth in housing 
in the coming years

 The importance of rental housing will continue to grow 
for the foreseeable future—supply must meet demand



the economic backdrop
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SOURCE: LABOUR FORCE SURVEY, STATISTICS CANADA + CANADIAN BANKERS’ ASSOCIATION
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SOURCE: LABOUR FORCE SURVEY, STATISTICS CANADA + CANADIAN BANKERS’ ASSOCIATION

economic 
context

5.6%

3.7%

0.00%

0.10%

0.20%

0.30%

0.40%

0.50%

0.60%

0.70%

0.80%

0.90%

1.00%

0.0%

2.0%

4.0%

6.0%

8.0%

10.0%

12.0%

14.0%

20
01

20
02

20
03

20
04

20
05

20
06

20
07

20
08

20
09

20
10

20
11

20
12

20
13

20
14

20
15

20
16

20
17

20
18

Mortgage Arrears & the Unemployment Rate, Ontario
2000 - 2018

ONTARIO

WINDSOR

LONDON

S-B 
PENINSULA

K-C-BARRIE

S W  O N T A R I O

E C O N O M I C  
R E G I O N S  



economic 
context 3.8%

2.9%

0.0%

0.5%

1.0%

1.5%

2.0%

2.5%

3.0%

3.5%

4.0%

4.5%

5.0%

Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3

Canada Ontario
K-W-Barrie London
Windsor-Sarnia Stratford-Bruce Pen.

Job Vacancy Rate
Q1 2015 - Q3 2018

2015 2016 2017 2018

SOURCE: JOB VACANCIES SURVEY, STATISTICS CANADA

S W  O N T A R I O

E C O N O M I C  
R E G I O N S  



economic 
context

SOURCE: JOB VACANCIES SURVEY, STATISTICS CANADA

S W  O N T A R I O

$20.95 $21.75
$19.80 $20.55

$18.70 $18.40

13% 14% 13%

21% 19%

11%

Canada Ontario K-W-Barrie London Windsor-
Sarnia

Stratford-
Bruce Pen.

Q3 2018 Average Offered Hourly Rate
Selected Geographies

3-year 
Change

HOW MUCH HOME CAN SOMEONE AFFORD AT THESE WAGES?
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HOW MUCH HOME CAN SOMEONE AFFORD AT THESE WAGES?

@ $18.40 :: ANNUAL EARNINGS = $36,800 
RENT: $920 / MONTH
OWN: $227,500 (20% DP; 3.59%)

@ $20.55 :: ANNUAL EARNINGS = $41,100 
RENT: $1,030 / MONTH
OWN: $254,100 (20% DP; 3.59%)
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HOW MUCH HOME CAN A COUPLE AFFORD AT THESE WAGES?

@ $18.40 :: ANNUAL EARNINGS = $73,600 
RENT: $1,840 / MONTH
OWN: $455,000 (20% DP; 3.59%)

@ $20.55 :: ANNUAL EARNINGS = $82,200 
RENT: $2,060 / MONTH
OWN: $508,200 (20% DP; 3.59%)
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$605$584$578

Monthly cost of borrowing $100K:

AVERAGE HOME SALE PRICE IN JANUARY 2019 IN LONDON AREA = $387,859
CHANGE IN COST TO SERVICE 80% MORTGAGE = +$65 / MONTH 

+$21
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@ 2.70% @ 3.45%

$676K $634K

@ 5.95%

$522K
-18%

in purchasing power

-6%
in purchasing powerLet’s assume: 

• $100K HH Inc. 
• $100K DP 
• 25 year am. 
• 30% GDS

Q1 2017 Q4 2017
+0.75% +0.5%

Q4 2018

+2.0%

-23%
in purchasing power



C A N A D A

interest 
rates ”     ”     



economic 
context

S W  O N T A R I O

 Southwestern Ontario’s housing market is subject to a 
variety of local, national, and international factors

 Job vacancies could continue to remain elevated given 
the relatively modest current wage rate on offer, all else 
being equal

 Overall, local economic fundamentals are strong, and 
borrowing rates are expected to remain low, which will 
in turn support housing market fluidity


