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The Rise of Non-Permanent Residents  
and Their Effect on Housing 
It is well understood that along with being the largest driver of  
population growth, international migration has an important influence  
on housing demand in Canada. However, what may not be fully 
understood or appreciated is the role of non-permanent residents 
(NPR) that make-up a sub-category of this migration. The number 
of NPR in Canada has grown at a rapid pace, in particular the 
number of students and work permit holders. This report attempts 
to clarify their effects on the profile of Canada’s population and the 
resulting housing demand.

NPR permit holders tend to be young and provide a countervailing 
force to an aging population. Their household formation characteristics  
allow them to account for more than their share in urban housing 
markets. Many of them occupy rental accommodation while in  
Canada, however evidence from the five largest Canadian chartered  
banks show many purchase homes as well. The data suggest 
mortgages to NPR amount to between 1.9% of mortgages in 
Montreal to 3.9% in Vancouver in 2016. Meanwhile, many of the 
urban centres where NPR numbers increased significantly have 
experienced some of the lowest vacancy rates in the country.

The obtained data from the banks also included the share of mortgages  
held by non-resident owners (either foreign nationals or non-resident  
Canadians).The share represented by these mortgages was smaller 
than NPR at 1.1% in Toronto and 2.6% in Vancouver.

“The number of NPR in Canada 
has grown at a rapid pace,  
in particular the number of 
students and work permit  
holders. Many of them occupy 
rental accommodation while 
in Canada, however evidence 
from the five largest Canadian 
chartered banks show many 
purchase homes as well.”

Andrew L. Scott  
Senior Market Analyst

www.cmhc.ca/housingmarketinformation
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Who Are Non-Permanent 
Residents?
NPR are foreign nationals who are 
lawfully in Canada on a temporary 
basis under the authority of a valid 
document for the purposes of 
entering Canada. These temporary 
residents include NPR workers, 
international students, in-land refugee 
claimants, and others receiving 
work visas on humanitarian and 
compassionate grounds. 

What also makes NPR different is the 
temporary nature of their residency 
and their high turnover rate. While 
most of this turnover constitutes 
visa holders returning to their home 
countries upon completion of studies 
or work, an increasing minority 
are NPR visa holders obtaining 
permanent residency or assuming 
non-NPR status while continuing to 
reside in Canada. Some studies have 
noted that 20-27% of international 
students1 and approximately 20% of 
temporary foreign workers2 became 
permanent residents in recent years.

NPR Population Primarily 
Students and Workers
In 1996, 37.3% of NPR stock were 
in-land refugee permit holders, 31.4% 
workers, 28.9% students, and 2.4% 
on Ministerial permits. In the years 
since, student and worker shares rose 
dramatically. In 2015, the composition 
of students was 51.9% and workers 
45.7%.3 This shift towards more 
students and workers has implications 
for household formation and dwelling 
choices. The rate at which students 
and workers form new households is 
markedly higher than in-land refugees 
and other categories.

Growth in the stock of international 
students over the last ten years has 
been dramatic. With the national 
population of international students 
doubling to 353,355 in 2015, up 
from 181,175 in 20064. Provincially, 
Ontario accounted for roughly half 
of this growth. The population of 

international students increased by 
146.2% over this same time period in 
Toronto. The numbers in Montreal 
and Vancouver approximately doubled  
in the past decade (see Figure 1).

Significant Contributor  
to Population Growth  
in Major Cities
The number of NPR in Canada 
increased from 393,390 in 2003 
to 759,193 in 2015. This is a 93.0% 
increase over a period when the 
overall population grew only 13.3%5. 
Current trends point to longer stays 
over time, driven largely by growth in 

the share of NPR who are students 
in post-secondary studies. This trend 
has reduced the number leaving, 
and allows the total NPR population 
and household demand to grow at 
a somewhat faster rate than the 
number of new arrivals would suggest.

It is true that NPR represent a small  
fraction of the Canadian population; 
however, this masks their relative 
importance in urban centres and  
younger age groups. The concentration  
of NPR population is greatest in 
Canada’s five largest CMAs, and 
in these cities, NPR represented 
a sizable proportion of population 
growth between 2004 and 2015 
(see Figure 2). Most notably, their 
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Figure 1

International Student Population Grew  
Significantly in Major Urban Centres

Growth in Number of International Students by Major Urban Centres, 2006 to 2015
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Figure 2

NPR Contribute to Population Growth in Major Cities
Contribution to Population Growth by CMA, 2004 to 2015
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growth represented 20% of total 
population growth in Vancouver over 
this time period. In other cities, this 
contribution ranged from 6.4% in 
Calgary to 10.8% in Edmonton.

Countervailing Force  
to an Aging Population
The share of NPR in the stock and 
growth of the 18-44 age cohort 
is perhaps the most persuasive 
evidence of the impact on housing 
demand. In 2015, 84.3% of NPR were 
in the 18-44 age cohort, a steady 
increase from 77.2% in 2003. This 
is in sharp contrast to 36.5% of the 
current Canadian population. This 
is significant because the majority of 
new households formed in Canada 
originate from this group. 

It is important to examine NPR 
growth in the context of younger 
demographics. With the predominant 
majority of all NPR in the 18-44 
cohort, and growing over time, 
NPR in this age cohort have played 
a dominant role in national growth 
in the cohort, on average 48.4% 
2004-2015. Most notable has been 
the role of NPR in the growth of 
the 18-44 age cohort within large 
cities, representing 45.9% of the total 
young-adult population growth in 
Vancouver and 27.9% in Toronto  
(see Figure 3). 

Given NPR have represented  
a larger amount of this cohort,  
it can be said their effect on housing 
demand in these major cities is  
larger than their overall population 
numbers suggest. In addition to 
their younger characteristics, the 
temporary nature of their residency 
also suggests many of them are 
renting. Data gleaned from Statistics 
Canada’s Census suggests the 
majority of NPR households rent.  

At the same time, population centres 
like Vancouver and Toronto that have 
seen NPR populations bolster their 
younger age groups had some of the 
lowest rental apartment vacancy 
rates at 0.7% and 1.3% respectively  
in 20166. However, we would not 
push this link to hard, as there are 
many other forces at play in these 
rental markets.

Evidence from  
Residential Mortgages 
Issued to NPR
With limited exceptions, all NPR, 
regardless of age have left the family 
household in order to be in Canada, 
and form part of an independent 
household in Canada. They would 
not be eligible to receive a visa if they 
could not afford to do so. Therefore, 
it is reasonable to conclude that 
they form households at a much 
higher rate than their Canadian 
demographic counterparts. According 
to Statistics Canada’s Census figures 
many of them are occupying rental 

accommodations. Nevertheless, 
NPR have the legal right to purchase 
property, and are doing so.

A sample of outstanding mortgages 
from the five largest chartered  
banks in Canada offers a glimpse  
into the residential real estate 
purchases made by NPR. The last 
few years have seen growth in the 
number of mortgages held by NPR at 
Canadian banks. Some of this is likely 
a result of longer stays and shifting 
immigration from source countries 
that have a stronger ownership ethic. 
NPR migration is also increasingly 
becoming a precursor for securing 
permanent residency. 

The share of mortgages held by 
NPR were most evident in Canada’s 
major census metropolitan areas. 
In 2016, 3.9% of mortgages issued 
in Vancouver were held by NPR, 
followed by Edmonton (2.9%), 
Toronto (2.7%), Calgary (2.4%) and 
Montreal (1.9%). The growth in the 
number of mortgages held by NPR 
meant that in Vancouver, Toronto  
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Figure 3

NPR Represent Large Portion of Young Population Growth

NPR Growth as a Share of Total Population Growth Among Ages 18-44 by CMA, 2004 to 2015
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and Montreal (see Figure 4)  
their shares of total mortgages 
increased. NPR mortgage numbers 
were steady in Edmonton and  
Calgary where NPR are more 
concentrated in work permit holders, 
whose numbers were negatively 
impacted by economic conditions  
in commodity related industries.

NPR share of mortgages grew 
larger when looking at younger age 
groups. For those 18-44, their share 
enlarged to 4.7% in Vancouver, 3.8% 
in Edmonton 3.4% in Toronto and 
2.4% in Montreal in 2016. This share 
had grown the fastest in Toronto and 
Vancouver over the time period of 
2014 to 2016. Among the small group 
of mortgage holders under the age of 
25, NPR represented an even larger 
share in Vancouver and Toronto at 
nearly 10% of total mortgages issued 
in 2016. Thus, signifying some younger 
NPR may be receiving parental 
support to purchase homes.

Similar to Canadian permanent 
residents, single-detached dwellings 
comprised the largest share of 
purchases made by NPR, with the 
exception of those in Vancouver 
and Montreal where condominiums 
were their most frequent purchase. 
In general, a greater share of NPR 
purchased condominium properties 
compared to permanent residents, 
which was especially true for the 
youngest cohorts of NPR. For other 
home types, such as semi-detached 
or townhomes, NPR purchasing 
behaviour matched that of residents.

The value of properties acquired by 
NPR tended to be more expensive.  
In Toronto the average single-detached  
property value purchased by NPR was  
$1,088,477 compared to $901,938 for 
permanent residents. In Vancouver 
that figure was $1,652,596 for NPR and  
$1,422,277 for permanent residents.  
Condominium tenured properties 
purchased by NPR were on average 
roughly 13% more expensive in 
Toronto, and approximately 20% 
more expensive in both Montreal 
and Vancouver. Part of this was 
compositional, as NPR were more 
likely to reside in more expensive 
parts of these population centres.

Interestingly, in Edmonton and 
Calgary the average value of homes 
purchased by NPR was fairly similar 
to that of permanent residents.  
In some cases, such as condominiums 
in Edmonton, the average property 
value was higher for permanent 
residents at $253,604, compared  
to $229,154 for NPR.
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Within the sample of mortgages obtained by CMHC, we were also able to ascertain the number of mortgages 
held by non-residents. These were individuals that resided outside of Canada at the time of purchase. It was 
observed that the share of mortgages held by these individuals was low in most CMAs. The highest share was  
in Vancouver at 2.6%, followed by Toronto (1.1%), and Montreal (0.5%) in 2016. 

The share of non-resident mortgages saw modest growth as a share of total mortgages at the chartered  
banks over the period of 2014 to 2016 (see Figure 5). Vancouver and Toronto showed the biggest change as  
their shares increased 0.3 percentage points over this time. However, other major population centres saw  
very little change.

The data on non-resident mortgages also showed that, similar to NPR, non-residents were more likely  
than permanent residents to purchase condominium apartment structures. Non-residents also tended to  
buy properties that had a higher value than those of permanent residents. The average value of property 
purchased by non-residents was also higher than that of the homes purchased by non-permanent residents.

Non-resident Mortgages Held at Chartered Banks
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Figure 5

Share of Mortgage Held by Non-Residents, Select CMAs, 2014-2016
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Appendix
Table 1 – NPR Mortgages as a Share of Total Mortgages, Select CMAs

CMA 2014 2015 2016

Calgary 2.5% 2.4% 2.4%

Edmonton 2.8% 2.9% 2.9%

Montreal 1.6% 1.7% 1.9%

Toronto 2.0% 2.1% 2.7%

Vancouver 3.3% 3.9% 3.9%

Source: Select Canadian chartered banks

Table 2 – NPR Mortgages as a Share of Total Mortgages by Age
CMA Age Group 2014 2015 2016

Calgary
18-44 3.2% 3.3% 3.0%

45+ 1.5% 1.4% 1.7%

Edmonton
18-44 3.6% 3.8% 3.8%

45+ 1.6% 1.6% 1.6%

Montreal
18-44 2.2% 2.4% 2.4%

45+ 1.0% 1.0% 1.4%

Toronto
18-44 2.9% 3.1% 3.4%

45+ 1.0% 1.2% 2.0%

Vancouver
18-44 4.5% 5.0% 4.7%

45+ 2.0% 2.8% 3.0%

Source: Select Canadian chartered banks

Table 3 – Distribution of Mortgages by Dwelling Type, NPR vs. Permanent Residents, 2016

Dwelling Type
Calgary Edmonton Montreal Toronto Vancouver

NPR Perm. 
Residents NPR Perm. 

Residents NPR Perm. 
Residents NPR Perm. 

Residents NPR Perm. 
Residents

Single-detached 69.0% 67.2% 62.1% 65.6% 37.2% 55.9% 50.8% 56.8% 40.3% 48.5%

Condominiums 15.2% 18.1% 18.0% 18.7% 46.1% 24.6% 30.7% 23.4% 42.9% 37.0%

Other 15.8% 14.7% 19.8% 15.8% 16.8% 19.5% 18.5% 19.8% 16.8% 14.5%

Source: Select Canadian chartered banks
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Table 4 – Average Property Value by Dwelling Type, NPR vs. Permanent Residents, 2016
CMA Borrower Type Single-detached Condominiums Other

Calgary
NPR $557,856 $331,774 $383,343

Perm. Residents $539,654 $312,364 $388,568

Edmonton
NPR $454,464 $229,154 $320,629

Perm. Residents $452,800 $253,604 $331,546

Montreal
 NPR $551,886 $353,863 $535,563

Perm. Residents $369,504 $290,691 $415,186

Toronto
 NPR $1,088,477 $443,217 $640,404

Perm. Residents $901,938 $391,389 $583,298

Vancouver
 NPR $1,652,596 $535,715 $654,760

Perm. Residents $1,422,277 $447,144 $641,865

Source: Select Canadian chartered banks

Table 5 – Non-Residents Mortgages as a Share of Total Mortgages, Select CMAs
CMA 2014 2015 2016

Calgary 0.4% 0.3% 0.4%

Edmonton 0.2% 0.1% 0.3%

Montreal 0.4% 0.4% 0.5%

Toronto 0.8% 0.9% 1.1%

Vancouver 2.3% 2.5% 2.6%

Source: Select Canadian chartered banks

Table 6 – Distribution of Mortgages by Dwelling Type, Non-Residents vs. Permanent Residents, 2016

Dwelling 
Type

Calgary Edmonton Montreal Toronto Vancouver

Non-
Residents

Perm. 
Residents

Non-
Residents

Perm. 
Residents

Non-
Residents

Perm. 
Residents

Non-
Residents

Perm. 
Residents

Non-
Residents

Perm. 
Residents

Single-
detached 59.6% 67.2% 63.0% 65.6% 25.0% 55.9% 51.2% 56.8% 48.0% 48.5%

Condominiums 28.8% 18.1% 24.1% 18.7% 57.8% 24.6% 34.5% 23.4% 42.6% 37.0%

Other 11.5% 14.7% 13.0% 15.8% 17.2% 19.5% 14.3% 19.8% 9.4% 14.5%

Source: Select Canadian chartered banks
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Table 7 – Average Property Value by Dwelling Type, Non-Residents vs. Permanent Residents, 2016
CMA Borrower Type Single-detached Condominiums Other

Calgary
Non-Residents $537,340 $335,196 $453,685

Perm. Residents $539,654 $312,364 $388,568

Edmonton
Non-Residents $643,200 $377,625 $376,333

Perm. Residents $452,800 $253,604 $331,546

 Montreal 
Non-Residents $777,829 $400,090 $686,684

Perm. Residents $369,504 $290,691 $415,186

 Toronto 
Non-Residents $1,329,099 $472,325 $785,469

Perm. Residents $901,938 $391,389 $583,298

 Vancouver 
Non-Residents $2,199,903 $671,903 $848,122

Perm. Residents $1,422,277 $447,144 $641,865

Source: Select Canadian chartered banks
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DEFINITIONS 
Non-Permanent Residents 
Foreign nationals temporarily residing in Canada.

Non-Residents
Those whose primary residence is outside Canada.

Permanent Residents
Those whose permanent residence is inside Canada, including those with Canadian and non-Canadian citizenships.
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