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HM Commercial Group is a commercial real estate team that specializes in 

investment properties, land for development, and leasing. Our targeted 

focus provides us with detailed knowledge of market conditions, as 

well as key relationships with wealthy investors, institutions, and REIT’s. 

Over the past few years we have sold over $500 million in transactions.

WE DO THINGS DIFFERENTLY 
AND IT WORKS.
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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.

AQUA

THE SHORE

BROOKLYN

SOPA

THE HM
CRYSTAL BALL

Rendering of

Proposed 

Capri Centre

Redevelopment
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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 

   .ecneirepxe eht ecnahne ot snoitacilppa ygolonhcet decnavda yb detroppus lla ,sesu elytsefil

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. 
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Demand for land remains strong in Kelowna, in core urban 

areas and single-family lots in residential areas further away 

from the centre of the City. 

The municipality is still working to concentrate and densify 

development in the urban areas. Available land for devel-

opment has become incredibly scarce, particularly in the 

Downtown, Pandosy and Lower Mission. 

The developer of Landmark Centre is still active in acquisition, 

creating space for residential units to transform the area into 

more of a village. With almost one million square feet of office 

space and thousands of people commuting to work in the 

area, there is a hope that attracting employees to live there 

will reduce parking and traffic woes. This means converting 

properties around the Landmark buildings. Plans to turn a 

car dealership into a farmer’s market and brew pub have 

been drawn up. 

Another buzzed about project is the Brooklyn Bernard Block. 

The Mission Group acquired the former Bargain Shop lot in 

2017 and filed an application to the city to build a 25-storey 

mixed-use project on St. Paul Street. Condominium sales 

are now underway, and two additional towers are expected.

Another 975 rental apartments are planned or under con-

struction in Kelowna, with over 2,000 new purpose built over 

the last couple of years. The rental vacancy rate is expected to 

settle at about 3% by the end of the year. This is considered 

a healthy vacancy rate although it is still historically low for 

the area. 

LAND & DEVELOPMENT 
REPORT

NEW CONCRETE CONDO
PRICE/SF

AVG LAND $ PSF 
(HIGH DENSITY)

2016: $470+
2017: $600
2018: $700+

KELOWNA’S 
LAND & 

DEVELOPMENT  
MARKET
Q3 2018

SINGLE FAMILY
BUILDING PERMITS

WOOD FRAME CONDO
PRICE/SF

2016: $335+
2017: $475
2018: $550+

AVG LAND $ PSF 
(LOW DENSITY)

2016: $5.05
2017: $5.42
2018: $5.87

 AVG LAND $ PSF 
(MEDIUM DENSITY)

2016: $13.34
2017: $32.00
2018: $37.82

MULTI-FAMILY
BUILDING PERMITS

PURPOSE BUILT 
RENTAL UNITS

2015-2016: 481
2016-2017: 1,159
2017-2018: 975

2016: $174.00M
2017: $253.78M
2018 YTD: $68.79M

2016: $76.90M
2017: $179.04M
2018 YTD: $53.99M

2016: $52.04
2017: $68.26
2018: $100+

One Water Street

NEW MULTI-FAMILY DEVELOPMENTS

PROJECT STOREYS UNITS

One Water Street 36 & 29 408
Ella 20 116
115 1 Sunset Drive 21 117
Ellis Parc 14 91
Robson Mews 4 22
18 00 Richter Street 4 to 5 443
SOPA Square 14 101
The Shore 5 103
Aqua 18 350
Cambridge House 5 192
Westcorp Hotel 33 55
414 & 42 0 Cedar Avenue 15 35
Brooklyn 25 178
Caban 6 130
72 6 & 8 16 Clement Ave 6 149

Government intervention has created some uncertainty among developers. Westcorp’s proposed 33-storey downtown 

hotel has been put on hold until the province releases more information on its proposed speculation tax, a tax directed 

at vacant housing worth more than $400,000.  According to the government, the tax is meant to deter foreign speculator 

investment and increase the rental pool. Market reaction has resulted in the delay of some projects, and the slower uptake 

of units in others.  Some buyers have also been thrown off by the property transfer tax which charges  owners a percentage 

of a property’s value when it changes hands as a means of combatting house flipping.

Some developers are drawn to Kelowna, though, due to quick project approval by city council. In Vancouver, approval of 

re-zoning for a proposed development can take 3-4 years. In Kelowna, that timeline is shortened to 5-7 months and on 

Westbank First Nation approval comes even faster. This presents a significant advantage of doing business in the Okanagan. 

Increased construction costs and a shortage of tradespeople have created fierce competition among developers. Some 

recruitment tactics include a shuttle service to and from the site, and a hot breakfast before work.

John Hindle Drive, the new access from Glenmore to UBC’s Okanagan campus, will drastically change the face of 

transportation in the City. It presents a significant shortcut for students and staff and easy access to other areas of the City 

for those who live near the airport and in Lake Country.

This has been a year of political changes that we at HM Commercial believe will have the opposite effect the provincial 

NDP government claims it wants to achieve. The proposed speculation tax, which is really a tax on wealth, has missed the 

mark. It is intended to reduce property flipping, allow for more affordable housing and increase the rental pool. Instead, 

introducing a tax on homes over $3 million is a tax grab on properties that will never see the rental market. The speculation 

tax is driving investment away from B.C., which means less development and fewer new affordable rental units. This is 

leaving new homebuyers and renters in a worse position entering the market.

Jobs are another factor negatively impacted by these changes. With developers shying away from new projects, a drop 

in construction jobs is likely. Both skilled and unskilled workers will be pushed out of a market already struggling to hold 

on to tradespeople. The tourist-based economy of Kelowna requires outside investment and spending. Driving away 

that investment, and those who visit our communities, will have a negative impact on everyone, especially those most 

vulnerable in the market. Bottom line - less supply creates higher prices ultimately. 
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SINGLE FAMILY LOTS

PROJECT LOT SIZES (SF) PRICE RANGES

Prospect at Black Mountain 9,583-13,939 $264,900-$435,000
Kirschner Mountain 9,365-15,420 $345,000-$415,000
Highpointe 7,405-19,689 $299,900-$490,000
577-6 03 Clement Avenue 6,098-9,801 $450,000-$635,000

LAND SALES - 2 017-2 018

ADDRESS SITE SIZE (AC) USE SALE PRICE $ PER ACRE $ PER DOOR

52 9 Truswell Road 0.717 Multi-Family $3,721,542 $5,190,436 $177,216
1940 Underhill Road 4.00 Mixed-Use $8,500,000 $2,125,000 $10,059
332 6  Lakeshore Road 1.15 Mixed-Use $4,900,000 $4,260,870 TBD
56 0 Bernard Avenue 1.5 Mixed-Use $9,400,000 $6,266,667 $52,809
1187 Sunset Drive 2.84 Multi-Family $9,200,000 $3,239,437 $22,549
191 Hollywood Road S 1.31 Mixed-Use $2,300,000 $1,755,725 $26,136
3854-3858 Truswell Rd 1.295 Multi-Family $7,100,000 $5,482,625 $126,786
1730 Ethel Street 0.44 Multi-Family $1,935,000 $4,397,727 $74,423
3101 Lakeshore Road 0.916 Commercial $5,105,000 $5,573,144 TBD
16 2 0-16 40 Water Street 0.44 Mixed-Use $2,900,000 $6,579,375 TBD
16 6 0 Water Street 0.28 Mixed-Use $1,900,000 $6,696,117 TBD
Glenrosa Road 30 Single Family $10,500,000 $350,000 $54,452

SINGLE FAMILY HOMES

PROJECT FLOOR AREA (SF) SALE PRICE RANGE $ PER SF

Solstice at Tower Ranch 1,510-2,832 $480,000-$795,000 $218-$497
Blue Sky at Black Mountain 2,939-3,121 $945,000-$950,250 $303-$323
The Ponds 2,134-4,210 $849,524-$1,425,000 $316-$362
Woodland Hills 3,663-4,550 $1,490,000-$2,409,524 $327-$586
Highpointe 2,572-3,615 $920,000-$965,000 $266-$358

Central Green 775 Academy Way Cambridge House 935 Academy Way

$2,000.00

$2,500.00

$1,500.00

$1,000,00

$500.00

$0

NEWER BUILDING RENTAL RATES

$3,000.00

ONE BEDROOM

TWO BEDROOM

THREE BEDROOM

3842  Gordon Drive 1585 Abbott Street 1088 Sunset Drive 797 Leon Avenue

$2,000.00

$2,500.00

$1,500.00

$1,000,00

$500.00

$0

OLDER BUILDING RENTAL RATES

$3,000.00

ONE BEDROOM

TWO BEDROOM

THREE BEDROOM

CONDO AND MICROSUITE SALES PRICES

PROJECT TYPE UNIT SIZES (SF) SALE PRICE RANGE $ PER SF

Live at Ella Steel 311-1,377 $289,900-$925,900 $622-$932
Siena at Sarsons Wood Frame 693-1,051 $339,900-$485,900 $462-$560
U-District Apartments Wood Frame 532-1,137 $265,000-$515,000 $445-591
Cambridge House Wood Frame 313-946 $172,000-$385,000 $550-$757
Sole Downtown Wood Frame 390-771 $268,500-$373,000 $484-$695
Central Green Wood Frame 513-942 $265,900-$485,900 $454-$544
SOPA Square Concrete 680-1,435 $470,000-$960,000 $609-$691
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The investment market remains incredibly tight, largely due 

to a constricted supply and continued demand. Of all the 

markets in the Okanagan Valley, Kelowna is seen as a safe 

haven for investment, one that will weather the economic 

cycles.

Investment opportunities remain limited for a number of 

reasons:

1. Capital gains payable on dispositions

2. Weaker ROI from alternative investments like GIC’s 

3. A handful of landlords who had the foresight to acquire 

and build commercial properties for the past 40 years, 

and have typically maintained a hold-forever philosophy

Estate planning has proven to be the biggest niche for 

opportunities as some investors do not have families wanting 

to take over the family assets.  

Over the past year, the rise in interest rates had started to 

nudge cap rates up, this despite a lack of investment offerings.

Investors are now heavily considering retail centres with 

increased density in mind. A Vancouver group recently 

bought Dilworth Centre and Vernon Square for $85 million, 

with plans to densify the site with future residential towers.

INVESTMENT REPORT MARKET SECTOR CAP RATE RANGE
Retail 5.5-6.25%
Office 5.5-6.5%
Industrial 5.5-6.5%
Multi-Family 3.25-5.0%

MAJOR INVESTMENT TRANSACTIONS – OKANAGAN VALLEY - 2017-2018

PROPERTY SALE PRICE GLA TYPE CAP RATE
515 Harvey Avenue $4,100,000 12,222 Retail 6.10%
376 Totom Avenue $3,250,000 21,320 Industrial 5.75%
14 56 St Paul Street $2,400,000 8,184 Retail/Office 5.58%
Fruit Union Plaza $17,500,000 35,988 Retail 5.50%
8860 Jim Bailey Crescent $5,090,000 42,768 Industrial 6.52%
Plaza 33 Shopping Centre $24,250,000 84,654 Retail 5.53%
Dilworth Centre / Vernon Square $85,000,000 295,465 Retail 5.45%

NOTABLE MULTI-FAMILY SALES – OKANAGAN VALLEY - 2017-2018

ADDRESS SALE PRICE # OF UNITS CAP RATE PRICE/UNIT

14 69 Bertram Street $4,950,000 26 4.00% $190,385
888 Fairview Road, Penticton $5,800,000 46 5.00% $126,087
1310-1314  Lawson Avenue $10,500,000 64 4.00% $164,063
1979 Pandosy Street $4,475,000 27 4.83% $165,741

1469 & 1451 Bertram Street

RETAIL
CAP RATES

RENTAL APARTMENT
VACANCY RATES

2016: 5.0-6.5%
2017: 5.0-6.25%
2018: 5.5-6.25%

KELOWNA’S 
INVESTMENT 

MARKET

Q3 2018

INDUSTRIAL
CAP RATES

2016: 5.5-7.0%
2017: 5.5-6.25%
2018: 5.5-6.5%

OFFICE
CAP RATES

2016: 5.5-7.25%
2017: 5.5-6.5%
2018: 5.5-6.5%

APARTMENT RENTAL
RATES PSF

MULTI-FAMILY
CAP RATES

2016: 5.0-6.0%
2017: 4.5-6.0%
2018: 3.25-5.0%

2016: 0.6%
2017: 0.7%
2018: 0.4%

2016: $1.47
2017: $1.78
2018: $2.24
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RETAIL REPORT

VACANCY RATES

RETAIL STRATA

2016: 5.03%
2017: 4.91%
2018: 6.16%

KELOWNA’S 
RETAIL 

MARKET

Q3 2018

DOWNTOWN  
LEASE RATES

Class A: $25-$35
Class B: $17-$24
Class C: $12-$16

HARVEY AVE 
LEASE RATES

Class A: $35-$50 *
Class B: $25-$34
Class C: $13-$24

NOTABLE 
TRANSACTIONS

Starbucks (Highway 97)
Freshii (Pandosy Street)

Craft Brewery/Tim  
Hortons (Downtown)

ABSORPTION

2016: 85,000 SF
2017: 77,000 SF
2018: -60,200 SF

NEW
CONSTRUCTION

2016: 91,000 SF
2017: 9,100 SF
2018: 60,600 SF

PANDOSY/MISSION
LEASE RATES

Class A: $32-38
Class B: $22-$31
Class C: $15-$21

New Shell Product: $425+
Existing Class A: $500+
Existing Class B: $300+

RETAIL MARKET SNAPSHOT Q3 2018
Inventory 6,394,000 SF
Vacant Space 394,000 SF
Net Absorption 2017-2018 -60,200 SF
Vacancy Rate 6.16%**
Under Construction 60,600 SF

** Higher 2018 % due to Orchard Park Mall vacancies.

RETAIL LEASE RATES LEASE RATE RANGE
Downtown 200 Block $23-$35
Downtown 300 to 6 00 Block $16-$30
Neighbourhood Centres
(Brandt’s Creek / Kelowna Crossing / Mission Park Shopping Centre)

$18-$35

Power Centres (Central Park) $23-$40
Specialty Boutique (South Pandosy) $23-$37

Retailers in Kelowna are reporting that customers still have 
a desire to shop in person, which is good news for local 
businesses. The perception that retail is dead is proving 
false, with approximately 7% of purchases being made 
online and the rest being made in store.

Retail businesses in the City are becoming more and more 
sophisticated, with a push for culture and experience in 
contrast to traditional retail plazas and big box stores. 
Mixed-use developments are a continuing trend in Kelowna, 
with a focus on live, work and play. 

The Shore, One Water Street and Ella, which were all in the 
queue last year, are now under construction. Each of them 
will offer office, retail and housing units. “The District” on 
Bernard Avenue is establishing as a redevelopment of the 
former Towne Centre Mall, with a focus on experiential retail. 

As far as major centres  go, Orchard Park Mall has reportedly 
leased a portion of the vacancy left behind by Sears however 
new tenants have yet to be announced.  Capri Centre is 
actively leasing spaces made available by the relocation of 
Winners and the departure of BMO, and it is also reporting 

  .decnuonna eb ot stnanet wen htiw ,ecalp ni era slaed wen taht
Capri is preparing for a long term mixed-use redevelopment, 
however is open for leasing business as that initiates on 
the far east side of the site (with no immediate impact on 
existing retail/office components).

Another significant trend is the strong emerging craft beer 
scene in the city. Craft Beer Market is now open Downtown 
in the former Paramount Theatre in the 200 block of Bernard. 
It has joined newly opened Red Bird Brewing, Kettle Valley, 
Tree Brewing Beer Institute and Vice & Virtue.

THE GREEN RUSH

The rush to secure locations for recreational cannabis 
dispensaries is on in the Okanagan as Canada moves 

The Shore The District on Bernard

toward federal legalization October 17th. While the subject 
was previously very taboo, high-profile locations are now 
being secured by large cannabis retail corporations. These 
companies are looking all over Kelowna for spaces that suit 
their needs. 

Most cannabis retailers are gravitating to more traditional 
retail strip centres. There is reluctance among landlords to 
offer them spaces in mix-used developments, due to fears 
about selling residential units above. 

Those private companies are also competing with B.C.’s 
provincial government, which plans to open its own cannabis 
concepts. 

There is still uncertainty around cannabis in some areas of 
the province. Although there are provincial guidelines, the 
government is allowing municipalities to dictate part of the 
process. Many have not released their plan. This means some 
companies are securing locations in a City that they might 
not be allowed to operate in. 

The City of Vernon is allowing cannabis retailers to operate 
under the radar, pre-legalization. Others, like Kelowna 
and Penticton, are being much more strict, shutting down 
locations operating early. 

Cannabis is expected to continue to make its mark on the 
retail market in Kelowna, along with the rest of the country.

District Market at 1717 Harvey Avenue

*High end of range applicable to drive thrus.
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OFFICE REPORT

OFFICE MARKET SNAPSHOT Q3 2018
Inventory 3,850,400 SF
Vacant Space 251,300 SF
Net Absorption 2017-2018 248,900 SF
Vacancy Rate 6.53%
Under Construction 57 ,800 SF

VACANCY RATES

OFFICE STRATA

2016: 10.33%
2017: 11.78%
2018: 6.53%

KELOWNA’S 
OFFICE 

MARKET

Q3 2018

DOWNTOWN  
LEASE RATES

Class A: $19-$25
Class B: $15-$18
Class C: $9-$14

LANDMARK CENTRE  
LEASE RATES

Class A: $18-$23
Class B: $13-$17
Class C: N/A

NOTABLE 
TRANSACTIONS

Investor’s Group
WorkSafe BC
London Life

ABSORPTION

2016: 78,400 SF
2017: 173,500 SF
2018: 248,900 SF

NEW
CONSTRUCTION

2016: 274,000 SF
2017: 52,500 SF
2018: 57,800 SF

PANDOSY/MISSION
LEASE RATES

Class A: $22-$27
Class B: $16-$21
Class C: $13-$15

New Shell P roduct: $360+
Existing Class A: $300+
Existing Class B: $200+

It was a productive year in Kelowna when it came to the 

absorption of office spaces.

Landmark 6 is nearing 100% occupancy, as is the Innovation 

Centre, Downtown. The planning of Landmark 7  is progress-

ing because of the success of its predecessor. 

McIntosh Centre on Leckie Road, which was completely 

vacant last year, is now confirmed to be 60% leased, with 

WorkSafe BC as the anchor tenant..

One year in advance of completion, The Shore (which is 

located across from Gyro Beach) has fully leased its 20,000 

square feet of office space.

With reduced supply and increasing demand, along with 

increasing construction costs, landlords are expected to start 

increasing their rates on both strata and lease. It is expected 

that new developments will struggle to do deals at the rates 

that have existed because of the construction costs.

Office rates in Kelowna previously experienced downwards 

pressure. The market is now amid a transition from favouring 

the tenant to favouring the landlord. 

Tenants in the tech industry, and those that support the 

industry, are driving the office market. 

Kelowna was recently voted the most entrepreneurial city 

by the Canadian Federation of Independent Business, so 

there is plenty of demand for small offices under 2,000 

square feet in size. 

Demand is also high for co-working concepts, which work 

well for start-up style businesses, allowing people to gain 

Demand is High for Co-working Concepts Innovation Centre nearing 100% Occupancy 

and share office space, with flexible lease terms.

At this time, there is still a drive among businesses to be 

Downtown, especially when it comes to the tech sector and 

small businesses. 

Office culture is a lot more relevant and important than it was 

in the past. Many businesses want to be in the Innovation 

Centre because of its mixed use and unique design, with 

services below, and tenants are in walking distance of coffee 

shops, pubs and the waterfront. For employees, this is an 

incentive and can make a difference for businesses when 

they are recruiting talent. 

The medical field continues to gravitate towards the Mission, 

while when it comes to financial and legal services, the trend 

is to occupy the Landmark buildings.

McIntosh Centre - Now 60% Leased
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INDUSTRIAL REPORT

INDUSTRIAL MARKET SNAPSHOT Q3 2018
Inventory 10,413,350 SF
Vacant Space 148,000 SF
Net Absorption 2017-2018 400,300 SF
Vacancy Rate 1.42%
Under Construction 264,900 SF

VACANCY RATES

INDUSTRIAL STRATA
PSF

2016: 5.35%
2017: 3.07%
2018: 1.42%

KELOWNA’S 
INDUSTRIAL 

MARKET

Q3 2018

Class A: $12-$14

Class B: $8-$11

BUILD TO SUIT  
LEASE RATES

2016: $14-$16
2017: $12-$13.50
2018: $12.50-$15

NOTABLE  
TRANSACTIONS
Doja Cannabis
Okanagan Tire

Drexan Energy Services
United Rentals

ABSORPTION

2016: 123,400 SF
2017: 309,900 SF
2018: 400,300 SF

NEW
CONSTRUCTION

2016: 66,100 SF
2017: 219,500 SF
2018: 264,900 SF

EXISTING LARGE FORMAT 
LEASE RATES

Class A: $8.50-$12

Class B: $6-$8.50

Existing: $148-$247

New: $190-$259

MAJOR INDUSTRIAL TRANSACTIONS 2017-2018

PROPERTY SALE PRICE ZONING SIZE (SF) PRICE/SF
555 Adams Rd / 4290 Hwy 97 $10,000,000 I2 88,000 $113.64
376 Totom Avenue $3,250,000 I2 21,320 $152.44
1540 Innovation Drive $4,800,000 CD15 22,400 $214.29
8860 Jim Bailey Crescent $5,090,000 I3 42,768 $119.01

NOTABLE INDUSTRIAL LAND SALES 2017-2018

ADDRESS SALE PRICE ZONING ACRES PRICE/ACRE

9640 McCarthy Road $2,500,000 I2 1.942 $1,287,333
2085 Pier Mac Way $1,872,000 CD15IN 1.436 $1,303,621
Lot 1 - 8960 Grigg Road $1,695,000 I3 2.51 $675,299
2065 Pier Mac Way $1,601,248 CD15IN 1.186 $1,350,125
9360 Balser Court $864,150 I2 1.221 $707,740
140 Adams Road $875,000 I2 0.746 $1,172,922

Kelowna is struggling to keep up with demand when it 

comes to industrial spaces, continuing on with the trend 

from last year.

The industrial sector has the lowest vacancy rate of all the 

sectors.

Increasing land values has led to new developments reducing 

offerings of yard space. This has created a heightened 

demand for anything that offers abundant compound land.

Due to the pinched supply in Kelowna, demand is being 

pushed north towards Winfield, to an area now coined the 

North Kelowna Industrial Park. There, a 32,000-square-foot 

strata development sold out in advance of the completion 

of construction.

New industrial build-to-suit lease deals are available at Reid’s 

Corner on the east side of Highway 97.

Land is also available at the Airport Business Park.

These developments on the outskirts of the City are attracting 

large format tenants with bigger requirements of land that 

you don’t find in Kelowna any more.

A new central City development, or former ‘Enterprise Steel’ 

site, has sold a big parcel of land to the Ford Dealership on 

the corner of Enterprise Way and Dilworth Drive.

Industrial spaces still come with a historically high price tag. 

Last year, small and light industrial bays began to sell for 

over $200 (and in some cases up to $250) per square foot. 

This precedent setting price point has steadied out, with 

some at about $210 per square foot. 

The emergence of the cannabis sector is spilling over into the 

industrial market as well, with large format growing facilities 

and research and development facilities looking for space. 

There is active discussion about encouraging the government 

and land commission to allow marijuana facilities on ALR land, 

which makes up over 40% of the land in Kelowna. The basis 

of the cannabis relies on agricultural production, although 

it is now industrial in nature, and some say this would help 

alleviate the pinch on the industrial sector. 

EXISTING SMALL FORMAT 
LEASE RATES
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MEET THE TEAM NICOLE MCDERMOTT**
Service Manager/Client Relations
Nicole McDermott joined the real estate industry upon graduating in 2008 .

Nicole has a background in both marketing and administrative roles, previously work-
ing at an international commercial real estate firm where she then helped develop the 
HM Commercial Group brand with Jeff  Hudson and Marshall McAnerney.

Nicole facilitates brand and marketing functions with a strong focus on client relations 
and networking including sales projects, campaigns, events, brand initiatives and  
database management. 

MARSHALL MCANERNEY*
Principal/Co-Founder
Marshall McAnerney brings over 30 years of  sales, marketing and management expe-
rience, including Senior VP of Sales with Cenzeo, a $2 Billion printing conglomerate 
in the USA, and Founder of  Earnest Images.

Specializing in investment properties, foreclosures and development land including 
shopping centres, office buildings, mobile home parks and apartment buildings, Mar -
shall has been involved in over $500 million dollars in transactions since relocating 
to Kelowna.  

Marshall has been instrumental in some of the most notable transactions that have 
taken place within the City of  Kelowna including the sale of  one of  Kelowna’s most 
prestigious apartment buildings; the largest mixed-use development in Pandosy Vil-
lage, development lands for large multi-family/apartment building assemblies and 
many others.  

JEFF HUDSON*
Principal/Co-Founder
Jeff  Hudson has over 27  years of  experience in the sales & marketing field, with the 
past 15 years in commercial real estate.

Jeff  specializes in sales of  income producing properties, foreclosures and devel-
opment analysis for retail, multi-family office & industrial properties.  He has been  
involved in more than $500 million in real estate transactions.

This includes some of the most notable transactions in the valley including The Con-
servatory Apartment Building, Anderson Crossing Shopping Centre in Vernon, the  
Paramount Theatre and more than 200 multi-family units in Kelowna.   

MEGHAN O’MARA*
Vice President of Sales and Leasing
Meghan O’Mara brings 11 years of  business experience, with the past 7  years as one 
of  the top leasing agents in the Okanagan Valley.

Since entering brokerage in 2011, Meghan has facilitated hundreds of  transactions in 
  .noillim 08$ revo fo eulav denibmoc a dna desael teef erauqs noillim-flah a fo ssecxe

She has a clear understanding of  commercial real estate trends and an intimate knowl-
edge of the BC Interior markets, coupled with an education in marketing & technology.

KATIE MARTIN**
Marketing & Research
Katie has been working in the commercial real estate industry since 2010, specializing 
in property marketing and market research.

Katie has a diverse background in marketing, graphic design, and research. She assists 
the team with all brand and marketing functions including proposals, brochures, email 
campaigns, web and print design/advertisements, project signage, and social media 
platforms. 

DEBBIE HUDSON**
Accountant/Bookeeper
Debbie is the team’s Accountant and Bookkeeper. She ensures all our suppliers and 
valued partners are paid in a prompt and orderly manner.

Debbie also assists the team with administrative duties.

*Personal Real Estate Corporation
**Unlicensed Assistant
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HM COMMERCIAL RIDE FOR AUTISM

HM Commercial Group believes in the power of supporting our community, and we are proud to be the title sponsor for 
the HM Commercial Ride for Autism. Taking place Sunday, September 16th in Kelowna, the 2018 HM Commercial 
Ride for Autism will build on the charitable success of the last four years, once again raising vital funds for 
Canucks Autism Network. The event promotes healthy outdoor activity, while building brand awareness for local 
wineries and community sponsors.

In this day-long cycling and fundraising event, teams of two or three will receive a map of South East Kelowna 
guiding them through pre-selected local wineries. Cyclists are encouraged to visit as many wineries as possible 
while completing fun challenges within the allotted time.

The event is designed for riders ranging from novice to expert, including a family category, with courses ranging 
from 30 minutes to four hours, and prizes awarded to the top teams in each classification.

The ride portion will be followed by a beautiful dinner catered by Urban Fare paired with live music and a silent 
auction at the scenic Summer Hill Pyramid Winery in South Kelowna.

september 10, 2017

in support of

RIDE FOR AUTISM

COMMUNITYNOTABLE TRANSACTIONS

SOLD
SOLD

SOLD
SOLD

SOLD
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SOLD
SOLD

LEASED

LEASED

LEASED

LEASED

2 APARTMENT BDGS 
WITH SURPLUS LAND
1469 & 1451 BERTRAM ST
• 2 buildings w/ 26 rent-

al units in Kelowna
• Potential for increased 

density

INDUSTRIAL WAREHOUSE
1540 INNOVATION DRIVE
• 22,400 SF industrial 

building
• Large corner lot

HIGH RISE SITE
1187 SUNSET DRIVE
• 2.84 acre high density 

development site
• Now the planned “One 

Water Street” develop-
ment

RESIDENTIAL  
DEVELOPMENT LAND
GLENROSA ROAD
• 30 acres of lakeview 

SF/MF development 
land

HIGH RISE  
DEVELOPMENT LAND
560 BERNARD AVENUE
• 6 property assembly 

totaling 1.5 acres
• Now the “Brooklyn” 

development

INCOME PRODUCING 2 
STOREY BUILDING
1456 ST PAUL STREET
• 2 storey retail/office 

building Downtown
• Income producing

MULTI-FAMILY  
DEVELOPMENT LAND
3623 ELLIOTT ROAD
• 2.64 acres with lake 

views possible from 
upper floors

• FAR 1.84

MIXED-USE  
DEVELOPMENT LAND
3326 LAKESHORE ROAD
• 1.15 acres of develop-

ment land
• Suitable for mixed-use

MIDTOWN MALL
2707 43RD AVENUE
• 14,000 SF leased to 

Habitat for Humanity 
Restore Okanagan

• Mall is now fully leased

INNOVATION CENTRE
460 DOYLE AVENUE
• Pre-leased and leased 

space at the Innovation 
Centre, now nearing 
full lease up

THE SHORE
3461 LAKESHORE ROAD
• Pre-leased retail and 

office space, with office 
now 100% leased

WAREHOUSE & OFFICE 
SPACE IN REID’S CORNER
3334 SEXSMITH ROAD
• 7,200 SF of warehouse 

space leased
• Yard space also  

negotiated

2018
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2700 Richter St. Kelowna, BC V1Y 2R5

T   (250) 712-3130
F   (250) 860-1600
E   info@hmcommercial.com

HMCOMMERCIAL.COM
Macdonald Realty Kelowna

LEADERS IN 

C O M M E R C I A L 
REAL ESTATE

This document/email has been prepared by HM Commercial Group (Macdonald Realty Kelowna) for advertising and general information only. HM 
Commercial Group makes no guarantees, representations or warranties of any kind, expressed or implied, regarding the information including, but 
not limited to, warranties of content, accuracy and reliability.


