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Population growth in British
Columbia is mostly the result of
net migration, as opposed to natu-

ral increase (births minus deaths).
In the fourth quarter of 2001, B.C.

gained 2,854 residents from net migration
from all sources.  For the year as a whole,
net migration was 23,188.  B.C.’s popula-
tion is estimated at 4,108,000 as of
January 1, 2002. The current population
growth rate is about 0.9% per year, as of
the fourth quarter of 2001.

Population losses through net inter-
provincial migration, which has been nega-
tive since late 1997, are slowing. In the fourth quarter, there was a net outflow of residents
from B.C. to Alberta and Ontario, but a net inflow to B.C. came from the rest of Canada. The
net outflow to Alberta is currently at its lowest level in five years. Net inter-provincial migration
totalled -1,900 people in the fourth
quarter of 2001, and –8,991 for all
of 2001.

Net international migration to
B.C. was positive in the fourth
quarter and for the whole year,
although the net inflow of immi-
grants to B.C. and to Canada
slowed in the last half of 2001.
B.C.’s share remained at 15% in
the fourth quarter. Net immigration
to BC totalled 4,754 people in the
fourth quarter and 32,179 for the
whole year.

Net migration to B.C. 
forecast to rise in 2002
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B.C. Population Growth - Fourth Quarter

Population on Oct 1, 2001

plus interprovincial arrivals

Minus interprovincial departures

Plus immigrants

Minus total net emigrants

Net change in non-permanent residents

Plus births

Minus deaths

Population on January 1, 2002

Source:  BC Stats

4,102,838

9,254

-11,154

7,821

-2,547

-520

9,581

-7,242

4,108,031



BC Stats is forecasting net migration to B.C. from all sources at 28,000 people in 2002.
This represents an increase from 2001, resulting from smaller net outflows to other
provinces.

The Federal Government’s planned level of immigration to Canada for 2002 is set at
210,000 to 235,000 people, up 10,000 from last year’s level. The government affirmed its
long-term objective to reach immigration levels equal to 1% of Canada’s population per
year.

BC Stat’s forecast for B.C.’s share of international migrants is 16% in 2002. Net immigra-
tion to B.C. is forecast at 31,800 in 2002, down slightly from 32,200 in 2001.

Short-term changes in inter-provincial migration depend on differences between the
unemployment rates in B.C. and Alberta and differences in economic growth rates in B.C.
and Canada. The 2002 forecast predicts the net outflow to Alberta will slow, which is consis-
tent with a narrowing gap in provincial unemployment rates. Net inter-provincial migrants
from the rest of Canada are forecast to rise slightly in 2002, consistent with B.C.’s economic
growth rate under-performing Canada as a whole. Net inter-provincial outflow is forecast at
3,000 people in 2002, down from 9,000 in 2001.

Note that these population estimates and forecasts depend on preliminary data, which is
subject to material revision. Even so, it is fair to say that B.C.’s population growth is unlikely
to weaken in 2002.

House-building expansion spreads

Builders continue ramping up production in response to improving market conditions,
according to the latest housing starts report. March housing starts climbed to a seasonally
adjusted 1,856 units in urban B.C., up from 1,366 in the previous month and from a month-
ly average of 1,332 units in the prior 12 months. A 25%-plus rise in sales volume in the
face of existing low supply levels in the new and existing markets is pushing prices higher
and making new construction more profitable. Sales are significantly higher on account of
very low mortgage rates.

Most of the recent construction gains are coming from the single-detached sector. In the
past six months, single starts are up 35% to a short-term monthly trend level of about 800
units and rising, while multi-unit starts are up about 5%. This indicates that markets outside
of the two metropolitan areas are beginning to participate in the construction recovery.
Single-detached starts are up about 25% over the past six months in the Vancouver metro
area, while starts are up over 70% in markets outside metro Vancouver and Victoria. 

Multi-unit starts activity has levelled out recently after a sizable run-up between late 2000
and mid-2001. However, there is every expectation that the trend will turn upward in the
near future. In this market, the demand for affordable new housing units is high and the
cost advantage offered by multi-unit dwellings
over single- detached units is considerable.
Multi-unit construction will eventually take a
larger share of the new construction market as
the housing recovery phase matures.

CUCBC Economics is raising its B.C. housing
starts forecast to 21,500 units this year from
the previous forecast of 20,000. The market is
gaining momentum and demand is expected to
remain high, with many renters shifting to
home-ownership and existing homeowners
more able to trade for another unit owing to
these low mortgage rates. The economic



recession in B.C. is nearing an end, if not already over, though there are sectors facing con-
siderable difficulty and market weakness. Nonetheless, housing construction will stay on its
recovery path and is one engine of economic growth for B.C.

New housing prices rising

Rising sales volume and low available supply
on the market is creating price pressure, par-
ticularly in the Vancouver metropolitan area.
Prices are increasing at an annual rate of
about 3% and will likely hit 5% by year-end.
This is the first sustained period of rising new
housing prices since the 1991-94 market.

The demand-supply balance in the Victoria
metro area is not generating the same price
increases as in Vancouver. Victoria new hous-
ing prices are rising at just under 1%. A weak-
er labour market and lower population growth
are contributing to less growth in demand
growth than in Vancouver.

Non-residential building activity slowing

B.C.’s economic recession and government cutbacks are putting a dampener on capital
investment in non-residential buildings. The value of seasonally adjusted non-residential
permits issued in February fell and maintained the downtrend in effect since mid-2001. No
turnaround in market-driven building activity is expected this year. That will only occur after
the economy is expanding, current excess capacity is more fully utilized, and company prof-
its are higher. These conditions will probably exist in 2004.

The recent decline in activity is broad-
based, although it initially began in the large
commercial sector in early 2001. Government
spending on new buildings began its decline
after mid-2001 when the new provincial gov-
ernment implemented its spending curbs. The
smaller industrial sector saw a short-term
peak in late 2000.

The total value of non-residential permits is
forecast to decline 10% this year and it could
be closer to 20%. Last year saw a small 2%
overall increase, owing to a 48% jump in gov-
ernment building activity. Market-driven build-
ing is set to decline for the second year in a
row. 
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