
THE AMAZON EFFECT

E-commerce is driving innovation in land use & planning, even 

development as a whole.

Bricks and mortar retail needs to adapt as CNN predicts 25% of 

shopping centres could go bankrupt in the next 5 years. 

What risks and opportunities are we going to see moving forward?

We may not have a crystal ball, but we’ve turned to the 

experts to ask for their opinions on the future of our City...

KELOWNA IS CHANGING.     
HERE IS WHAT WE SEE FOR     

THE FUTURE.
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AVTAR BAINS
President • Premise Properties

Brick and mortar retail assets are NOT dead, they are evolving, as is the case with all 
real estate asset classes. It’s in the court of the market to deliver goods and services 
in a manner which meets the expectations of the consumer and user.  Undoubtedly, 
e-commerce has changed the outlook and landscape of the retail business which in 
and of itself is not necessarily a bad thing, as the changing environment provides the 
market with opportunity! Many retail assets reside on the very best locations in their 
sub-markets, particularly from a transportation perspective.  Master-planned, mixed-use 
communities at Lougheed, Brentwood, and Richmond Centre are prime examples of 
where retail has evolved in harmony with its community. The quick to adapt will be 
able to identify these opportunities and deliver quality product that consumers and 
users want! For Premise Properties, our recent acquisition in Kelowna is our bet on the 
“art of the possible”. 

GARRY FAWLEY
CEO • Denciti Developments

In defining “The Amazon Effect”, it is important to recognize this trend is occurring at 
a time of strong urban growth in major cities. Increased density fuels e-commerce, 
thereby increasing the impact on shopping patterns and forcing a re-evaluation of 
the retail development industry. For future retail concepts, “quality” is necessary, and 
success will require the retailer and developer to provide a memorable “experience” 
for the shopper. The redevelopment of Park Royal, West Vancouver, and the emerging 
high streets of Lower Lonsdale, North Vancouver, are contemporary examples of 
creating an experience. By contrast, “power centres” evolved to provide selection and 
value for its category killers are now dying as millennials choose to purchase on-line 
and avoid an unnecessary trip to a large parking lot. In growth cities, low density retail 
centres become opportunities to create dense, mixed use centres that provide focus 
and life to aging communities. And successful emerging urban retailers (i.e. Whole 
Foods/Amazon) will provide “last mile” solutions for rapidly growing e-commerce. 

GREG APPELT
President • Rise Commercial Developments

Real estate development is all about identifying the opportunities and then mitigating 
the risks associated with those opportunities.  In the case of the retail vacancy issue, 
the vacancy is the opportunity and the re-tenanting of the space without disrupting 
the balance of the property is the mitigation strategy.

There is no doubt that the seismic shift in retail will create opportunities for those with 
the vision and courage to fill or densify the property.  Shopping malls and box store 
developments will be the hardest-hit but these are the sites that tend to have the best 
locations and the largest parking ratios.  These large parking ratios are not needed 
for many other uses.  So if you can figure out a use for the retail space you may also 
capture an opportunity to densify the site. 

Our niche is healthcare development and shopping centre conversions are definitely 
on our radar.

MICHAEL NYGREN
President and CEO • District Group

The digital marketplace has had a very real effect on the way people shop and how they 
interface with traditional forms of commerce. Despite continued transformation and resulting 
closures, physical stores are not obsolete. Bricks-and-mortar retailers doing it right are 
offering better in-person customer experiences, in-store technology, increased convenience, 
coupled with a strong digital presence. Failing brands have found themselves stuck in the 
past, affecting change far too slowly due to stifling organizational structures and leadership 
who refuse to acknowledge that the balance of power has shifted toward the consumer.

Conversely, as a result of retailers closing doors or downsizing, exceptional pieces of 
urban property are becoming available. Convenience and experiential-driven retail and 
new housing are driving redevelopment in existing retail focused areas. Kelowna will not 
be immune, in fact it will benefit tremendously. The city will trend toward concentration in 
the downtown, midtown, Landmark and Pandosy urban centres, generating extraordinary 
redevelopment and repositioning opportunities throughout the city satisfying a strong 
demand for new housing.

GRAHAM LEE
President • GSL Holdings

With innovation and strong marketing, Class A malls will continue to grow. However, E-com-
merce and more specifically, the Amazon effect, is certainly a disruption of the retail market 
and forcing evolution of retail properties. With greater choice, more convenience and lower 
prices, e-commerce has forced retailers, and therefore retail property owners to reconsider 
how they do business.  The opportunity is to reposition properties to reflect the priorities of 
the marketplace. The demand for retail may be down, but the demand for “experiences” and 
convenience is up. Converting a retail shopping centre into a mini-village is an opportunity to 
revitalize an area, to use unwanted or unnecessary land and space for a better purpose. You 
can build a place to live, work, and play, complete with services, entertainment, amenities and 
experiences that define and create a community. 

We envision the reimagined Capri to be that type of centre, with a significant residential 
component to support the retail and services provided on site, including multiple restaurants, 
theatres, an NHL sized ice rink, bowling alley, leisure and fitness,  as well as office, health and 
lifestyle uses, all supported by advanced technology applications to enhance the experience.   

PATRICK SULLIVAN
COO •Primaris Management Inc.
 
Over the past 25 years, there have been few enclosed malls developed in Canada 
and during this period retailers have been steadily reducing their store count in most 
markets, focusing on locating within the dominant property in the marketplace, such 
as Orchard Park Shopping Centre.  During the past few years, large tenant failures, 
such as Target and Sears, coupled with the growth of e-commerce has accelerated this 
movement.  While e-commerce has increased its retail market share in Canada, retailers 
have realized the importance of operating an on-line presence while maintaining bricks 
and mortar.  Recognizing that market coverage in a specific market can be achieved 
by operating fewer stores and having an on-line presence, dominant retail projects 
will continue to strengthen and increase in value while other retail developments 
must develop strategies that differentiate themselves from competing projects, either 
through the introduction of alternative uses, such as food and entertainment, or by 
creating a mixed use project. 


