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2   the drivers of change

what are demographics

opportunities & constraints

a demographic look at the 
trends impacting the region

T H E  F U T U R E  O F  T H E  L O W E R  M A I N L A N D :

R O A D M A P :



demographic analysis examines and 
measures the dimensions 

and dynamics of populations…

…researchers want to know how 
populations can change across time 
through processes of births, deaths, 

and migration.

“



The study of human populations 
(demography) is the most powerful and 

under-utilized tool we have to understand 
the past and foretell the future.

“
September, 1997

DAVID FOOT / DANIEL STOFFMAN



demographics explain two-thirds of 
EVERYTHING…

“
September, 1997

DAVID FOOT / DANIEL STOFFMAN



demographic analysis examines and 
measures the dimensions 

and dynamics of populations…

…researchers want to know how 
populations can change across time 
through processes of births, deaths, 

and migration.

“



An older population will present 
governments with challenges 

including rising health-care costs and 
elder benefits, the report by RBC 

economists forecasts

“
January, 2020

ROYAL BANK OF CANADA



population by age 
CANADA
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our demographic crunch
C A N A D A

1971

6.6

2021 2036

3.4 2.3!

1991

5.3

-20% -36%

65+

Aged 

19-64

@ 250,000 
immigrants





Canada will admit 431,645 permanent 
residents in 2022…

SEAN FRASER, MINISTER OF IMMIGRATION, REFUGEES AND CITIZENSHIP

“
…followed approximately by 447,000 in 

2023 and 451,000 in 2024.

(up from previous target of 411,000)

February 14, 2022



the government aims to welcome 
465,000 permanent residents in 

2023, up from 431,000, 485,000 in 
2024 and 500,000 in 2025.

SEAN FRASER, MINISTER OF IMMIGRATION, REFUGEES AND CITIZENSHIP

“
November 1, 2022
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+ 1.2 million more 
people over 20 years

+3.5 fraser valley 
regional districts!

stats can. 2022 medium M3 scenario



B C ’ S  S H A R E :  1 5 %  ( 4 0 , 0 0 0 )

5 0 0 , 0 0 0  @  1 5 %  =  7 5 ,0 0 0
=  1 0 0 0  P E O P L E

2 7 0 , 0 0 0  I M M I G R A N T S  I N T O  C A N A D A  P E R  Y E A R  I N  T H E  PA S T  D E C A D E

the implications for BC ?

(13% of Canada’s population)



SOURCE: STATISTICS CANADA ANNUAL DEMOGRAPHIC COMPENDIUM

canada heads west in 2021

1000 IMMIGRANTS

BC BOUND  
IMMIGRATION 

2021: 69,236 
2020: 28,492 
2019: 50,237 
2018: 44,872 
2017: 38,448 

BC BOUND IMMIGRATION

17%



=  1 0 0 0  P E O P L E

2 7 0 , 0 0 0  I M M I G R A N T S  I N T O  C A N A D A  P E R  Y E A R  I N  T H E  PA S T  D E C A D E

5 0 0 , 0 0 0  @  1 7 %  =  8 5 , 0 0 0

B C ’ S  S H A R E :  1 5 %  ( 4 0 , 0 0 0 ) (13% of Canada’s population)

the implications for BC ?



Canadians seem to be on the move 
from bigger to smaller provinces…

“
October 26, 2022

when the numbers get crunched, the 
Maritimes, along with B.C. and the 

Yukon, are the only places that show 
a net influx of people.

TORONTO STAR



SOURCE: STATISTICS CANADA ANNUAL DEMOGRAPHIC COMPENDIUM (net immigration = immigration - emigration)

canada heads west in 2021

1000 NET MIGRANTS

BC NET  
INTER-

PROVINCIAL 
2021: 33,656 
2020: 22,125 
2019: 14,263 
2018: 12,723 
2017: 15,293

BC NET  
IMMIGRATION 
2021: 57,375 
2020: 29,528 
2019: 41,346 
2018: 35,192 
2017: 28,209

BC NET IMMIGRATION
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x2



key insight
We are moving into a period of above 
average population growth & change 

nationally and perhaps more acutely here on 
the west coast…

…this could represent a new era for community 
building throughout the province.



components of change 
LOWER MAINLAND
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total population 
LOWER MAINLAND

2,312,047aging & deaths

births 2,885,907

migration
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984,000 over the next 20 years (50,000/yr)

804,000 over the past 20 (40,000/yr)…

total population 
LOWER MAINLAND



population by age 
LOWER MAINLAND
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population by age 
LOWER MAINLAND
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population by age 
LOWER MAINLAND
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key insight
We are moving into a period of above 

average population growth & change both 
nationally, provincially & locally…

…population growth & change will lead to a host of 
opportunities for the region, from strong labour 
force growth to robust consumer spending….

…but it is also going to lead to a whole host of 
challenges, from healthcare to housing….



31%

SOURCE: STATISTICS CANADA & RENNIE POPULATION MODELS
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LOWER MAINLAND 2021-2041
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POPULATION 
+984,000
49,000/yr

The Lifecycle of Maintaining a Home 
Age-specific Household Maintainer Rates
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HOMES

38%

+479,000

opportunities & challenges 
LOWER MAINLAND 2021-2041



31%

HOMES 
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38%

24,000/yr

Housing Supply & Demand 

opportunities & challenges 
LOWER MAINLAND 2021-2041
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31%

HOMES 
+479,000

38%

24,000/yr

opportunities & challenges 
LOWER MAINLAND 2021-2041

POPULATION 
+984,000
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30%
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SOURCE: STATISTICS CANADA, RENNIE POPULATION & ECONOMIC MODELS

JOBS



opportunities & challenges 
LOWER MAINLAND

SOURCE: METRO VANCOUIVER

agricultural & protected: 69%

roads & RoW: 7%

residential/comm dev.: 21%

98%

undeveloped & unclass..: 2%
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key insight
in terms of our new era for community 
building within the lower mainland….

…it will necessitate residential 
construction to be at least 40% higher 
than current levels in the short-term…

…but this development will face growing 
competition from employment lands & 

the infrastructure that ties them together.



key conclusion
the demographic (and economic) changes 
we will see in the coming decades will not 

be simple extensions of past trends…

…perhaps most importantly, we need to 
ensure that our challenges do not 

overburden our opportunities.

…this will necessitate us to have a 
fundamental understanding of demographic 

& economic change and thoughtful policy 
responses to those changes.



“Recently released census data indicates 
that growth in [housing] completions has 
translated into total private dwellings 

approximately keeping pace with 
population growth over the past 5 years….

March 23, 2022

Source: https://www.ubcm.ca/sites/default/files/2022-03/Final-UBCM%20Housing%20Position%20Paper.pdf

…[this] undercuts any claims that there is 
a gross misalignment between the growth 
in new homes and growth in population.



“The notion that there is a crisis in the 
supply of housing …

March 23, 2022

Source: https://www.ubcm.ca/sites/default/files/2022-03/Final-UBCM%20Housing%20Position%20Paper.pdf

…is not supported by evidence.
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The Lifecycle of Maintaining a Home 
Age-specific Household Maintainer Rates, BC1,000 people
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more than a 100% increase in housing need 
without adding another person to the region

The Lifecycle of Maintaining a Home 
Age-specific Household Maintainer Rates, BC1,000 people



7%

population by age 
METRO VANCOUVER

SOURCE: STATISTICS CANADA
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population by age 
METRO VANCOUVER

SOURCE: STATISTICS CANADA



You cannot assert that because housing is 
growing at the same rate as the population (or 

faster) that there is an adequate supply of housing 
to accommodate residents.

key insight

Given compositional changes in the region’s 
population shown in the Census, I would assert that 
population and housing growing at the same pace 

is further evidence of an inadequate supply of 
housing being brought to the market given how our 

population has changed.



T h a n k  y o u …


