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Housing demand from newcomers even stronger than perceived

by Benjamin Tal benjamin.tal@cibc.com 

The narrative is well known. The Canadian government is 
aiming to significantly increase the number of permanent 
residents (PRs) in the coming years, while the number of 
non-permanent residents (NPRs) continues to rise fast. 
The focus now is increasingly on the gap between the rising 
number of newcomers and the ability of the country’s existing 
infrastructure to successfully absorb them.

But what is the real increase in demand and supply of those 
newcomers? It turns out that it’s not as simple as adding up the 
number of new immigrants and new NPRs. As we have argued 
in the past, when measuring new demand, in general, and 
new demand for housing in particular, the focus should be on 
“international arrivals.” And we suggest that in 2022, the actual 
increase in housing demand was notably stronger than official 
published figures suggest due to a growing share of PRs and 
NPRs that arrived from outside Canada. Moreover, a growing 
pool of potential new arrivals from Ukraine and recent proposed 
changes to the treatment of visitor visas might work to notably 
increase that number in 2023.

Fewer new immigrants arriving from Canada
Any discussion regarding the housing market in Canada starts 
and ends with references to the growing number of new 
immigrants and to the government’s aggressive targets that are 
aimed at lifting the number of new immigrants by no less than 
75% relative to pre-pandemic levels by 2025 (Chart 1, left). This 
in an environment in which the rental market is getting tighter 
by the day (Chart 1, right). 

Chart 1: Immigration targets rising (L), tight rental market (R)

Source: Statistics Canada, CIBC

However, to say that Canada will welcome 465,000 new 
immigrants in 2023 does not mean that net population growth 
due to immigration, and thus demand for housing, will rise by 
465,000. To assess the impact on Canadian communities and 
housing, headline official Immigration Canada numbers are 
misleading. Rather, we need to measure international arrivals, 
i.e. visa issuances and arrivals for those visa recipients not 
already in Canada. 

New permanent residents that are already in Canada do 
not create incremental housing demand. Many permanent 
residents now receive their approvals from within Canada. 
This spiked during COVID, with 70% of permanent residents 
“landing” from within Canada in 2021, before falling 
dramatically in 2022 to about 42% (Chart 2). 
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Accordingly, the official numbers suggest that relative to 2021, 
the net increase in the number of new immigrants in 2022 was 
31,000 or 7.6%. However, due to the decline in the share of 
those that landed from within Canada in 2022 (that is, a higher 
share of international arrivals), the actual net increase in 
demand for housing in 2022 was 131,700 or 108%. So, if in 2021 
the dramatic increase in the number of new immigrants did not 
translate into an equivalent increase in demand for housing, the 
opposite was the case for 2022, where the modest net increase 
in the number of permanent residents had a more significant 
impact on the housing (rental) market than perceived (Chart 3).  

NPRs impact is even larger
While the focus is mostly on new immigrants, the reality is that 
NPRs represent a larger share of new arrivals. This segment is 

Chart 2: Share of landing from within Canada

Source: Immigration, Refugees and Citizenship Canada (IRCC), CIBC

Chart 3: Net increase in new immigrants 2022 over 2021: official 
numbers vs new arrivals

Source: IRCC, CIBC

also the most volatile and a significant source of variation in 
population forecasts in Canada. Statistics Canada’s population 
forecast has underestimated NPRs over many years and by 
no less than 100,000 in 2022. As is the case with permanent 
residents, official published sources do not disaggregate 
permits issued to NPRs already residing in Canada. Permanent 
residents and NPRs by country of residence is currently not 
published by IRCC or Statistics Canada. The figures presented 
here are based on special tabulations of arrivals by country of 
residence obtained from IRCC. Notably, during Covid many 
NPRs remained in Canada under expired visas. Many of those 
not obtaining permanent residency in the interim are now likely 
to receive NPR extensions.

And that data reveal that the number of NPRs arriving from 
outside Canada continues to rise fast due to the resumption 
of inbound travel tied to student visas, the worker shortage 
impact on work permit demand by industry, and the CUAET 
(Ukrainian emergency) program. That program is the Canadian 
immigration policy response to the war in Ukraine and has 
resulted in a notable shock to arrival patterns. The CUAET 
program is an emergency temporary entry program, providing 
eligible Ukrainians with temporary residency and an open work 
visa, for up to three years. The CUAET measures also allow 
those already in Canada the option to extend their NPR status 
so that they can live, work, and study in Canada temporarily. 
Ukrainians under this program are not legally considered 
“refugees”, as they are not fleeing persecution in their own 
country. 

Add it up, and you get that NPR arrivals in Canada are 
estimated to have grown from 258,00  in 2021, to no less than 
700,000 in 2022, a 170% increase. About 140,094 of those 
estimated arrivals are Ukrainians in the CUAET program, but 
students and temporary workers from abroad also materially 
increased (Chart 4). 

Chart 4: International arrival of NPRs

Source: IRCC, CIBC
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Approaching one million newcomers
Together, permanent residents and NPR arrivals from outside 
Canada in 2022 amounted to an estimated 955,000, 
representing an unprecedented swing in housing demand in a 
single year that is currently not fully reflected in official figures 
(Chart 5). 

None of these trends are likely to reverse materially in 2023. In 
fact, they might intensify. Note that just under 340,000 CUAET 
visa holders from 2022 have not arrived in Canada, while  most 
of the 300,000 not approved remain outstanding and are not 
yet processed. A large share of those is likely to be approved 
in early 2023, making many newcomers eligible to arrive in 
Canada any time thereafter.

Chart 5: Estimated international arrivals (PRs plus NPRs)

Source: IRCC, CIBC

Moreover, because of the impact of “catch-up”, tied to 
processing the backlog, and most notably the CUAET program, 
there is an exponentially larger gap between visa issuances and 
actual (estimated) arrivals in 2022. The estimated 1.4 million 
visas issued to those residing outside of Canada has increased 
by 180% from the level seen in 2021. The gap between 
issuances and anticipated actual new arrivals in 2022 is close 
to half a million, of which more than 70% are CUAET visa 
holders who have not yet chosen to use their visas and come to 
Canada, but could choose to do so at any time. Current arrival 
rates of CUAET are below 30%, but gradually rising week to 
week. This has potentially significant implications for housing 
demand from international arrivals to Canada in 2023. 

What’s more, the recently reported proposed plans by the 
government to reduce  eligibility rules for visitors (in which 
foreign nationals would not need to establish that they will 
leave Canada when their visa expires), will in all likelihood work 
to add notably to demand for residential housing. While current 
visitor visa numbers amount to more than 1.1 million, that 
change of policy would prompt a spike in applications among 
some visa countries, and create huge incentive to visitor visa 
holders still in the country, wavering on returning, to remain in 
Canada and find accommodation. 

Accordingly, it’s not a stretch to suggest that the number of 
new international arrivals in 2023 might reach one million. This 
kind of inflow suggests that existing policy tools will easily fall 
short of addressing the current and future increase in housing 
demand. At the minimum, short-term housing solutions are 
needed to accommodate the upcoming unprecedented surge in 
the number of new arrivals. 

Note:  
Special IRCC tabulations were obtained from “Integrative Trade 
and Economics”.

In Focus | 3CIBC Capital Markets



CIBC Capital Markets In Focus | 4

Contacts:

Avery Shenfeld
416 594-7356
avery.shenfeld@cibc.com

Benjamin Tal
416 956-3698
benjamin.tal@cibc.com

Andrew Grantham
416 956-3219
andrew.grantham@cibc.com

Karyne Charbonneau
613 552-1341
karyne.charbonneau@cibc.com 

Katherine Judge
416 956-6527
katherine.judge@cibc.com

CIBC Capital Markets
PO Box 500 
161 Bay Street, Brookfield Place 
Toronto, Canada, M5J 2S8  
Bloomberg @ CIBC  

economics.cibccm.com

CIBC World Markets Inc., CIBC World Markets Corp., CIBC World Markets Plc., CIBC Australia Limited and certain other corporate banking and capital markets activities of Canadian Imperial Bank of Commerce operate 
under the brand name CIBC Capital Markets.

This report is issued and approved for distribution by (a) in Canada, CIBC World Markets Inc., a member of the Investment Industry Regulatory Organization of Canada, the Toronto Stock Exchange, the TSX Venture 
Exchange and a Member of the Canadian Investor Protection Fund, (b) in the United Kingdom, CIBC World Markets plc, which is regulated by the Financial Services Authority, and (c) in Australia, CIBC Australia Limited, 
a member of the Australian Stock Exchange and regulated by the ASIC (collectively, “CIBC”) and (d) in the United States either by (i) CIBC World Markets Inc. for distribution only to U.S. Major Institutional Investors 
(“MII”) (as such term is defined in SEC Rule 15a-6) or (ii) CIBC World Markets Corp., a member of the Financial Industry Regulatory Authority. U.S. MIIs receiving this report from CIBC World Markets Inc. (the Canadian 
broker-dealer) are required to effect transactions (other than negotiating their terms) in securities discussed in the report through CIBC World Markets Corp. (the U.S. broker-dealer).

This report is provided, for informational purposes only, to institutional investor and retail clients of CIBC World Markets Inc. in Canada, and does not constitute an offer or solicitation to buy or sell any securities 
discussed herein in any jurisdiction where such offer or solicitation would be prohibited. This document and any of the products and information contained herein are not intended for the use of private investors in the 
United Kingdom. Such investors will not be able to enter into agreements or purchase products mentioned herein from CIBC World Markets plc. The comments and views expressed in this document are meant for the 
general interests of wholesale clients of CIBC Australia Limited.

This report does not take into account the investment objectives, financial situation or specific needs of any particular client of CIBC. Before making an investment decision on the basis of any information contained 
in this report, the recipient should consider whether such information is appropriate given the recipient’s particular investment needs, objectives and financial circumstances. CIBC suggests that, prior to acting on any 
information contained herein, you contact one of our client advisers in your jurisdiction to discuss your particular circumstances. Since the levels and bases of taxation can change, any reference in this report to the 
impact of taxation should not be construed as offering tax advice; as with any transaction having potential tax implications, clients should consult with their own tax advisors. Past performance is not a guarantee of 
future results.

The information and any statistical data contained herein were obtained from sources that we believe to be reliable, but we do not represent that they are accurate or complete, and they should not be relied upon as 
such. All estimates and opinions expressed herein constitute judgments as of the date of this report and are subject to change without notice. This report may provide addresses of, or contain hyperlinks to, Internet 
web sites. CIBC has not reviewed the linked Internet web site of any third party and takes no responsibility for the contents thereof. Each such address or hyperlink is provided solely for the recipient’s convenience and 
information, and the content of linked third-party web sites is not in any way incorporated into this document. Recipients who choose to access such third-party web sites or follow such hyperlinks do so at their own 
risk.

© 2023 CIBC World Markets Inc. All rights reserved. Unauthorized use, distribution, duplication or disclosure without the prior written permission of CIBC World Markets Inc. is prohibited by law and may result in 
prosecution. 

The CIBC logo and “CIBC Capital Markets” are trademarks of CIBC, used under license..

tel:4165947356
mailto:avery.shenfeld%40cibc.com?subject=
tel:4165947356
mailto:benjamin.tal%40cibc.com?subject=
tel:4169563219
mailto:andrew.grantham%40cibc.com?subject=
tel:6135521341
tel:4169566527
mailto:katherine.judge%40cibc.com?subject=
https://www.bloomberg.com/quote/CM:CN
http://economics.cibccm.com



Accessibility Report



		Filename: 

		IF_2023-0125.pdf






		Report created by: 

		


		Organization: 

		





[Enter personal and organization information through the Preferences > Identity dialog.]


Summary


The checker found no problems in this document.



		Needs manual check: 0


		Passed manually: 2


		Failed manually: 0


		Skipped: 1


		Passed: 29


		Failed: 0





Detailed Report



		Document




		Rule Name		Status		Description


		Accessibility permission flag		Passed		Accessibility permission flag must be set


		Image-only PDF		Passed		Document is not image-only PDF


		Tagged PDF		Passed		Document is tagged PDF


		Logical Reading Order		Passed manually		Document structure provides a logical reading order


		Primary language		Passed		Text language is specified


		Title		Passed		Document title is showing in title bar


		Bookmarks		Passed		Bookmarks are present in large documents


		Color contrast		Passed manually		Document has appropriate color contrast


		Page Content




		Rule Name		Status		Description


		Tagged content		Passed		All page content is tagged


		Tagged annotations		Passed		All annotations are tagged


		Tab order		Passed		Tab order is consistent with structure order


		Character encoding		Passed		Reliable character encoding is provided


		Tagged multimedia		Passed		All multimedia objects are tagged


		Screen flicker		Passed		Page will not cause screen flicker


		Scripts		Passed		No inaccessible scripts


		Timed responses		Passed		Page does not require timed responses


		Navigation links		Passed		Navigation links are not repetitive


		Forms




		Rule Name		Status		Description


		Tagged form fields		Passed		All form fields are tagged


		Field descriptions		Passed		All form fields have description


		Alternate Text




		Rule Name		Status		Description


		Figures alternate text		Passed		Figures require alternate text


		Nested alternate text		Passed		Alternate text that will never be read


		Associated with content		Passed		Alternate text must be associated with some content


		Hides annotation		Passed		Alternate text should not hide annotation


		Other elements alternate text		Passed		Other elements that require alternate text


		Tables




		Rule Name		Status		Description


		Rows		Passed		TR must be a child of Table, THead, TBody, or TFoot


		TH and TD		Passed		TH and TD must be children of TR


		Headers		Passed		Tables should have headers


		Regularity		Passed		Tables must contain the same number of columns in each row and rows in each column


		Summary		Skipped		Tables must have a summary


		Lists




		Rule Name		Status		Description


		List items		Passed		LI must be a child of L


		Lbl and LBody		Passed		Lbl and LBody must be children of LI


		Headings




		Rule Name		Status		Description


		Appropriate nesting		Passed		Appropriate nesting







Back to Top
