
VIEW OUR PREDICTIONS

are these our roaring ‘20s?

�������������
�����������



HM Commercial Group is a commercial real estate team that spe-
cializes 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 qualified investors, 
institutions, and REIT’s. Over the past few years we have sold nearly 
$700 Million in transactions.

WE DO THINGS DIFFERENTLY 
AND IT WORKS.
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4The HM Commercial Report

The Kelowna Commercial Real Estate Market 
experienced an unexpected boom, partly due 
to the pandemic enabling a greater acceptance 
of working remotely.   This caused a wave of 
people choosing to relocate from out of town 
to the Okanagan, selecting quality of life over 
big city living.   Staying at home also spurred 
an investment in home improvements which 
created an economic boom among builders and 
with home improvement stores, furniture and 
household goods.  

Kelowna’s population is projected to grow at 
a rate of 1.43 per cent per annum through to 
2040, which will increase the population to 
around 180,000. To accommodate this growth, 
the projected housing need is for 25,308 new 
units by 2040, of which 19,336 units will be 
Multi-Family. Roughly 73% of this growth will 
occur in the city’s five urban centres and the 
surrounding core area.

Q: Are these our roaring 20’s?

INTRODUCTION
2021
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FIFTH EDITION

This year our HM Crystal Ball focuses on Kelowna’s forecasted 
growth over the next 10 years.

Outlined below and on the following pages are the thoughts from this year’s panel of industry experts.

THE HM CRYSTAL BALL

DOUG GILCHRIST

City of Kelowna

Kelowna has been developing at a 

break-neck pace for many years and 

is noted as one of the fastest growing 

CMA’s in the country. The associated 

“land rush” over the past ~18 months 

has been exciting, but it does put added 

pressure on infrastructure, operational 

services, and housing affordability. 

New ways of addressing these 

challenges, through partnerships, 

will have to emerge in order to 

keep pace. 

We’ve also hit a stage in our maturity 

as a City where we are attracting a 

different type of resident, investor, 

student or company. Perhaps 

a more cultured and diverse 

population/industry than reflected 

in our history. People are no longer 

interested in Kelowna for just the 

golf and wine (or peaches and 

beaches as we used to say), but 

rather because of the economic 

landscape, career opportunities 

or mid-sized city livability. Lifestyle 

will always be part of the “Kelowna 

advantage”, however I believe that 

the next 10 years will see us emerge 

as a more sophisticated destination, 

where arts and culture thrive, tech 

talent develops and sustainable 

industries (such as aerospace and 

emerging health services) choose to 

call home.    

In a post-pandemic world, where wide 

open spaces and access to the outdoors 

may be the order of the day, Kelowna, 

with all our amenities, will look very 

appealing to those who have only just 

discovered our valley.
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Landmark District

DAVE MCANERNEY

Stober Group

The pandemic has impacted how and 
where people work.  The question 
now being asked is “Is office dead?”.  
Initially, people enjoyed working from 
home but as the pandemic dragged 
on, social isolation, Zoom fatigue and 
a lack of separation between work and 
home life began to wear on many.  

Business owners observed that while 
communication was maintained 
throughout the pandemic, productivity 
often declined.   Breakthroughs in 
cyber-security were noted positively 
by certain industries, but where high 
levels of collaboration are required, 

working remotely was problematic.

As public health measures 
relaxed, a return to office has 
been observed in Kelowna. This 
trend, however, may not be the 
case in large urban centers where 
working from home eliminates 
hours of weekly commuting time.  
Essentially, working from home 
is the new competitive threat to 
office landlords.  To counter this 
threat, office space will need to 
be re-envisioned, offering more 
amenities such as dining, fitness 
facilities and pleasant gathering 
spaces.  

In summary, technology 
breakthroughs and openness 
to working from home will likely 
negatively impact absorption 
moving forward, but the impact 
of this shift will depend on location.  
For towns such as Kelowna with 
short commute times, open outdoor 
spaces and a strong and diversified 
business base, the pandemic is 
likely to have a positive impact on 
absorption.
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RANDY LOWE

McIntosh Properties

The decline of bricks and mortar 

retail has been an ongoing theme in 

commercial real estate for well over 

a decade. Indeed, since the start of 

the global pandemic on-line shopping 

trends have accelerated. This is no 

more evident than internet behemoth 

Amazon adding $900 billion in market 

capitalization over the past 16 months. 

Heck, the Amazon founder used 

company profits to fly a, er, funny 

looking space ship to the Karman Line. 

Given this very real trend, the issue of 

re-imaging shopping centres becomes 

even more acute. 

From a hyper-local standpoint, 

mid-market cities such as Kelowna 

may benefit from both the desire 

highlighted over the past year to live 

in less dense urban areas as well as 

advances in technology providing 

the ability to more productively work 

from home. Certainly, the significant 

residential construction in the 

Okanagan throughout 2020 and 2021 

bears this out. This will likely act as an 

offset to the shift to on-line shopping 

and contribute to a more resilient local 

retail environment. Orchard Plaza, 

McIntosh Properties primary retail 

property, has been directly impacted by 

the global retail challenges. Two major 

tenants filed for CCAA in the first 

several months of the pandemic 

lockdowns, and, of course, theatres 

and restaurants have struggled 

through mandated closures since 

March 2020. And yet, Okanagan 

retail continues to backfill space. 

Properties that are well located 

will continue to attract retailers 

who believe that selling through 

physical stores is an important 

part of their omnichannel sales 

and brand strategy. In addition, 

retailers that require face-to-face 

contact, such as personal care 

and wellness and of course food 

service, will play a more prominent 

role in Kelowna over the next 10-

year period. 
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BRENT SAWCHYN

PC Urban Properties Corp.

We believe the industrial sector in 

Kelowna will continue to outperform 

over the next 10 years, and we fully 

expect to see rising lease rates and 

land values over this period. Kelowna 

is a great place to do business for 

many reasons, one of which is a 

forward-thinking City Council and 

planning department that is open to 

economic change. Kelowna is now the 

major economic driver for the Central 

Okanagan area and benefits from 

strong population growth, significant 

transportation links including the 

international airport and UBCO. Where 

once Kelowna seemed reliant on the 

Alberta energy market – and suffered 

economic swings as a result – we 

are now seeing the boom of Metro 

Vancouver radiating to Kelowna. The 

trends that began to emerge before 

the pandemic have now accelerated: 

significant immigration to Canada, 

and as a consequence Vancouver and 

Kelowna; distribution of goods as a 

result of the internet and the growth 

of e-commerce; and a desire for a 

balanced lifestyle. With Kelowna’s 

population growth and increased 

demand for industrial space, the 

industrial market will only tighten. 

We don’t see this changing over 

the coming decade, and we remain 

confident in the market.

SAM SAMMADAR

Kelowna International Airport

Kelowna International Airport (YLW) is 

your link to the world with over 60% 

more direct domestic destinations 

than 2019, including Canada’s major 

cities and airport hubs. Prior to COVID 

19, YLW’s total economic impact was 

4,545 jobs and $789 million in total 

economic output to the province of 

British Columbia. Throughout the 

COVID 19 pandemic YLW operated 

as Canada’s 6th busiest airport, and 

as airports across the country recover, 

we will return to being the 10th busiest 

airport and the top Tier 2 airport 

in Canada. During the 2021 COVID 

19 recovery, YLW has been one of 

Canada’s fastest recovering airports, 

nearing 850,000 annual passengers 

and offering more than 60 daily non-

stop commercial flights with seven 

airlines. Airport traffic will continue to 

strengthen in 2022, with full recovery 

at YLW forecasted by 2023, resulting 

in over 2 million passengers annually. 

Passenger volumes are expected to 

continue to grow over the next 25 

years, reaching 3.5 million passengers 

by 2045. Annual aircraft movements 

are forecast to increase to 100,000 per 

year by 2045, up from approximately 

75,000 in 2015. Most of this growth 

is expected to originate from 

commercial air carrier movements, 

alongside a growing demand in air 

cargo and e-commerce.

With a planned terminal building 

expansion, we are implementing 

our long-term growth plan on over 

35 acres of land with opportunities 

to expand commercial land 

developments to include businesses, 

fixed based operators, restaurants, 

light industrial, and an on-site 

hotel with conference and meeting 

facilities. All of which will provide 

opportunities for the citizens of the 

region to engage in destination retail, 

commercial and leisure facilities.
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KYLE NIXON

Nixon Hospitality Group

We are very bullish on Kelowna, and in 

particular, the downtown core where 

we have three (3) establishments: 

BNA (our flagship), Skinny Duke’s 

Glorious Emporium and our most 

recent acquisition, Doc Willoughby’s 

on Bernard.

Location is a driving force for all our 

locations as they are all within walking 

distance of the lake and surrounded 

by new highrise towers that bring 

more residents to the downtown. The 

abundance of new micro-breweries 

and cideries is creating incredible 

variety for consumers and the 

increased competition ensures that 

we need to sharpen our game.

Beyond the obvious concept of strong 

locations, the importance of a strong 

team cannot be overstated.  Covid 

created unprecedented challenges 

for our industry but having a strong, 

talented group means we can 

overcome these obstacles. I believe 

over the next few years, we as an 

industry will have to become even 

more innovative in two key areas: 

service and quality.

AUBREY KELLY

UBC Properties Trust

Each time I visit Kelowna on business 

(which is usually bi-monthly) I’m 

surprised at the pace and quality of 

changes I see everywhere.  I go home 

I’m excited to find new ways to enhance 

our staff’s working experience through 

proper training and thoughtful 

individual enhancements that have 

been rarely used. I hope as an industry 

we can work together to attract new 

vibrant engaging staff that want to 

learn and practice true hospitality.

Also, “mobile-ordering” is no longer 

a trend (it’s here to stay) and I think 

the more restaurants that can master 

innovative and quality foods to create 

the “Wow Factor” will benefit the 

industry as a whole.

raving about the latest coffee shop/

restaurant/craft brew to my family 

so much so they think we’re moving 

here.  There is a palpable excitement 

I sense as I talk to locals about the 

future of not just downtown Kelowna 

but the city in general.   

The recent investment that UBC 

Properties Trust has made in 

Downtown Kelowna is proof that 

we believe the future is there and 

we want to be a big part of it.  But it’s 

not just an exciting re-emergence of 

downtown…with UBC’s interests both 

anchored in the north and downtown, 

I feel there will be better connectivity 

(physically and technologically) that 

will start to emerge to link these two 

educational hubs.  The effects will be 

felt in Glenmore and Rutland too as 

these communities are what connect 

our two major investments in the area.  

I’d be remiss if I didn’t commend the 

City of Kelowna for creating the stage 

where such an exciting drama can play 

out.  Each time I deal with the Mayor/

Council/staff, I’m impressed by the 

level of cooperation and openness 

to practical business-like approaches 

to our challenges ahead.  Exciting 

times…seatbelts fastened…cleared 

for take-off!
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The pandemic did nothing to weaken our real estate market. 

In fact it strengthened the desire for people to live and work in 

Kelowna which fueled the rise in pricing for condos, townhomes 

and single-family homes.  We have evolved from a small town 

to a mid-sized city.

Five years ago, the average home price in Kelowna was $650,000. 

The household income required to purchase that home was 

$98,000/annum. Today, the average price is $830,000, a 27% 

increase.

The extreme demand fueled by the need for new housing doubled 

our land pricing over the past 3 years.  This has increased the 

need for densification in core urban centres and we’ve seen a 

noticeable increase in the number of Developers coming from 

Vancouver, Toronto and all the prairie provinces.

Land for the creation of purpose-built rental units is one of the 

biggest influencing factors in this market.  The vacancy rate 

decreased to 2.1% despite the addition of 949 new rental units.

The New 2040 OCP should be adopted before the end of the 

year. This will usher in guiding principles for maximum building 

heights throughout the city and new zoning bylaws will follow a 

few months after. 

In markets like West Kelowna, 70% of projected new residential 

units will be on leasehold land and because of extended land 

leases (125 years), CMHC financing is readily available.  

LAND & DEVELOPMENT 
REPORT

NEW CONCRETE CONDO
SALE PRICE/SF

AVG LAND $ PSF 
(HIGH DENSITY)

2019: $633
2020: $653
2021: $750-$950

KELOWNA’S LAND 
& 

DEVELOPMENT  
MARKET
Q3 2021

SINGLE FAMILY
BUILDING PERMITS

WOOD FRAME CONDO
SALE PRICE/SF

2019: $560
2020: $533
2021: $650+

AVG LAND $ PSF 
(LOW DENSITY)

2019: $3.92
2020: $6.00
$2021: $7.15

 AVG LAND $ PSF 
(MEDIUM DENSITY)

2019: $32.35
2020: $35.84
2021: $76.50

MULTI-FAMILY
BUILDING PERMITS

PURPOSE BUILT 
RENTAL UNITS

2019: 563
2020: 812
2021: 949

2018-19: $177.1M
2019-20: $138.1M
2020-21: $232.6M

2018-19: $245.2M
2019-20: $96.9M
2020-21: $239.3M

2019: N/A
2020: $170-$180
2021: $210-$265
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Aqua

NEW MULTI-FAMILY DEVELOPMENTS

PROJECT STOREYS UNITS

Brooklyn 25 178
Bertram 34 257
1319-1329 Bertram 16 133
1405 St Paul 35 335
2020 46 276
Water Street by the Park 24-42 600
Dilworth Shopping Centre 6 466
Aqua 13-17 385+

SINGLE FAMILY LOTS (RETAIL PRICED, SERVICED)

PROJECT LOT SIZES (SF) PRICE RANGES

Black Mountain 7,841-15,682 $250,000-$550,000
McKinley Landing 5,837-19,602 $163,000-$779,000

LAND SALES - 2020-2021

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

2980 Gallagher Road 190.00 Single Family $22,000,000 $115,789 $31,884
5100 Gordon Drive 54.217 Single Family $19,000,000 $350,444 -
550 Doyle Avenue 1.64 Commercial $12,100,000 $7,378,049 -
350 Doyle Avenue 0.875 Commercial $7,100,000 $8,000,000 -
Pacific Ave/Pasnak St 1.41 Multifamily $8,310,000 $5,893,617 $75,545

SINGLE FAMILY HOMES

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

The Ponds 1,841-4,540 $835,000-$2,400,000 $275-$552
McKinley Beach 955-5,220 $715,000-$2,815,000 $371-$749
Black Mountain 2,360-5,353 $722,500-$1,381,414 $254-$474

CONDO AND MICROSUITE SALE PRICES

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

Ellis Parc Concrete 682-1,131 $420,000-$740,000 $612-$672
ELLA Concrete 312-1,377 $280,000-$959,000 $581-$990

Aqua Waterfront Village Concrete 312-2,100 $369,000-$3,250,000 $1,000+

Bertram (Bernard Block) Concrete 312-950 $249,000-$969,000 $825
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Similar to land, the demand for investment properties remains 

insatiable.

Quality assets with strong tenants and secure cashflow remain 

in fierce demand.   This is true of all categories including Retail, 

Office, Industrial and Multi-Family.

The compression of bond yields meant that cap rates followed 

suit.   Because of this, we’ve seen an emergence of investors 

considering 3-4% cap rate deals that offer upside through 

redevelopment and densification.  And the yields are better 

than what’s offered by GIC’s and term deposits.   

Liquidity is near precedent setting levels as billions of dollars are 

looking for a home.   The majority of REITS and big institutional 

companies have Kelowna solidly on their radar screen.

Some notable transactions have occurred including Anderson 

Crossing Retail Centre in Vernon’s big box retail corridor, that 

sold for $19.1 Million.   The Brick, Red Robin, Bulk Barn are a few 

of the tenants here with Home Depot, Superstore and Walmart 

in the neighbourhood.  Strong covenants and 96% of the Tenants 

having at least 4.5 years left on their term provided security and 

generated a 5.35% cap rate, a record for a non-food anchored 

retail centre in this city.

INVESTMENT REPORT

RETAIL
CAP RATES

RENTAL APARTMENT
VACANCY RATES

2019: 4.00-6.25%
2020: 4.25-6.00%
2021: 4.30-5.37%

KELOWNA’S 
INVESTMENT 

MARKET
Q3 2021

INDUSTRIAL
CAP RATES

2019: 5.00-6.25%
2020: 5.00-6.00%
2021: 4.75-6.17%

OFFICE
CAP RATES

2019: 4.00-7.00%
2020: 4.50-5.80%
2021: 3.50-5.30%

APARTMENT RENTAL
RATES PSF (AVG)

MULTI-FAMILY
CAP RATES

2019: 4.00-6.00%
2020: 4.50-5.50%
2021: 4.00-5.25%

2019: 1.9%
2020: 2.7%
2021: 2.1%

2019: $2.04
2020: $2.32
2021: $2.78
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MARKET SECTOR CAP RATE RANGE
Retail 4.30-5.37%
Office 3.50-5.30%
Industrial 4.00-5.25%
Multi-Family 4.30-5.61%

MAJOR INVESTMENT TRANSACTIONS – OKANAGAN VALLEY - 2020-2021

PROPERTY SALE PRICE GLA TYPE CAP RATE
Anderson Crossing - Vernon $19,100,000 42,749 Retail 5.35%
Penticton Plaza - 1301 Main Street $15,600,000 51,148 Retail 5.75%
171 Hollywood Road S, Kelowna $11,950,000 12,119 Retail 5.32%
478 Bernard Avenue, Kelowna $6,450,000 25,424 Office 5.06%
2775/2805 Acland Road, Kelowna $5,300,000 11,770 Industrial 5.30%
2305-2315 Enterprise Way, Kelowna $4,500,000 13,782 Industrial 5.44%
Canterbury Court, Vernon $39,875,000 151,843 Retirement Confidential
West Kelowna Industrial Park (Kyle Rd) $10,100,000 34,707 Industrial Confidential

NOTABLE MULTI-FAMILY SALES – OKANAGAN VALLEY - 2020-2021

ADDRESS SALE PRICE # OF UNITS CAP RATE PRICE/UNIT

200-220 Nickel Road, Kelowna $8,888,000 19 4.30% $467,789
1094 Government Street, Penticton $2,065,000 12 4.37% $133,167
3703 32nd Avenue, Vernon $2,250,000 21 5.61% $107,143
135/143 Front Street, Revelstoke $4,100,000 15 TBD $273,333

ONE Water Ellis Parc ELLA Central 
Green

$2,000

$2,500

$1,500

$1,000

$500

$0

NEWER BUILDING RENTAL RATES

$3,000

ONE BEDROOM

TWO BEDROOM

THREE BEDROOM

Palisade 
Apartments

Waterscapes Pinnacle 
Pointe

Playa Del 
Sol

$2,000

$2,500

$1,500

$1,000

$500

$0

OLDER BUILDING RENTAL RATES

$3,000

ONE BEDROOM

TWO BEDROOM

THREE BEDROOM
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RETAIL REPORT

VACANCY RATES

RETAIL STRATA

2019: 5.56%
2020: 4.36%
2021: 3.16%

KELOWNA’S 
RETAIL 

MARKET
Q3 2021

DOWNTOWN  
LEASE RATES

Class A: $25-$40
Class B: $17-$24
Class C: $10-$16

HARVEY AVE 
LEASE RATES

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

NOTABLE 
TRANSACTIONS

Bad Tattoo Brewing
OEB Breakfast Co.

PetSmart
Planet Fitness

Bed Bath & Beyond

ABSORPTION

2019: 84,400 SF
2020: 118,450 SF
2021: 121,700 SF

NEW
CONSTRUCTION

2019: 110,500 SF
2020: 82,150 SF
2021:198,080 SF

PANDOSY/MISSION
LEASE RATES

Class A: $32-$40
Class B: $22-$31
Class C: $15-$21

New Shell Product: $400+

Existing Class A: $500+

RETAIL MARKET SNAPSHOT Q3 2021
Inventory 6,531,100 SF
Vacant Space 206,500 SF
Net Absorption 2020-2021 121,700 SF
Vacancy Rate 3.16%
Under Construction 198,080 SF

*High end of range applicable to drive thrus
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With the turn of the calendar, some buoyancy returned to the retail market 
in Kelowna. Retail was, in large part, frozen at the start of the pandemic and 
absorption was limited  in 2020. As COVID fatigue set in, and a new year began, 
people were ready to get back to business.

Mixed-use developments with retail on the ground floor and housing above are 
still popular, with a healthy uptake seen throughout the year. In fact, despite 
the pandemic, the retail vacancy rate is now coincidentally the lowest it’s been 
in years.  That is partly due to the trend of absorption following the completion 
of new product, as has been seen over the last year.

Key restaurants have secured spaces in mixed-use developments. This includes 
Bad Tattoo Brewing at Packers Junction, OEB Breakfast Co at Ella and a yet-to-
be-announced anchor tenant at ONE Water Street.

The greater retail market continues to trend away from big box stores, however, 
there were a few notable transactions in this area. PetSmart relocated from 
Spall Plaza to Kelowna’s Central Park Power Centre (Walmart, Home Depot, 
Cactus Club). Its old location along Highway 97 is reported to have been taken 
over by a similar use.

Orchard Park Shopping Centre is in the process of demising the former Sears 
Home location for Planet Fitness (30,000+ sf) and Structube.  The long-term 
future of Hudson’s Bay remains unclear.

Steve Nash Fitness was a casualty of the pandemic and closed its doors at 
Orchard Plaza,  but this space has reportedly been leased to Bed Bath & Beyond.

After opening on Harvey Ave and Bertram Street, Starbucks closed its long-stand-
ing Bernard Ave location which is being backfilled by Deville Coffee out of 
Calgary. This is evidence of a growing trend towards more boutique retailers 
and there has been an increased general demand for quick service restaurants 
under 2,000 square feet.

When it comes to clothing, consumers are shopping online now more than 
ever before. Le Château and other chains fell victim to this over the past year.  
That said, it has been reported that retailers in certain shopping centres along 
Highway 97 are performing well, and achieving sales superior to pre pandemic 
levels.

Downtown and the Mission are still the popular spots when it comes to retail. 
Rutland also has new retailers coming to the market and is experiencing a 
very low vacancy rate.

Last but not least, Costco Wholesale is on the move. After 2 years of negotiations, 
Costco’s relocation is now under construction at the corner of Leckie and 
Springfield Road.   The new location will be 167,000 square feet plus a fuel 
bar on 17 acres, compared to the departing warehouse of 136,226 square 
feet on 11.1 acres.   The departing property has been sold to an undisclosed 
buyer with a closing date to coincide with the Spring 2021 opening of the new 
warehouse.   Price has not yet been disclosed, nor have the Buyer’s intentions. 
There are rumours about the future of the site, and it will be very interesting 
to see what’s in-store for this property. 

Downtown Retail

Ella

One Water Street

The Shore
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OFFICE REPORT

OFFICE MARKET SNAPSHOT Q3 2021
Inventory 3,923,100 SF
Vacant Space 158,580 SF
Net Absorption 2020-2021 18,070 SF
Vacancy Rate 4.04%
Under Construction 325,800 SF

VACANCY RATES

OFFICE STRATA

2019: 4.95%
2020: 4.50%
2021: 4.04%

KELOWNA’S 
OFFICE 

MARKET
Q3 2021

DOWNTOWN  
LEASE RATES

Class A: $20-$28
Class B: $12-$19
Class C: $9-$12

LANDMARK CENTRE  
LEASE RATES

Class A: $16-$25
Class B: $13-$20
Class C: N/A

NOTABLE 
TRANSACTIONS

Wellington-Altus-Landmark 7
Fortis - North End

Ecora - 2045 Enterprise Way

ABSORPTION

2019: 106,100 SF
2020: 41,200 SF
2021: 18,070 SF

NEW
CONSTRUCTION

2019: 312,600 SF
2020: 238,000 SF
2021:325,800 SF

PANDOSY/MISSION
LEASE RATES

Class A: $20-$27
Class B: $15-$21
Class C: $13-$15

New Shell Product: N/A
Existing Class A: $470+
Existing Class B: $200+
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This year has proven that office space is not dead, despite 
the emotional upheaval of 2020. That said, globally, there 
has been a compression of office space as it has certainly 
been disrupted during the pandemic.

Kelowna seems to be bucking the trend and, despite 
COVID, is not seeing a major influx of existing office 
space vacancies.

The ‘work from home’ trend isn’t making office space 
obsolete but a hybrid model is expected to catch on in 
most places, with every corporation having their own take 
on it. COVID has shaken up the 9 to 5 work-day and most 
companies are still transitioning to a post-COVID world.

Companies are now looking at different office configu-
rations and how they want their workspaces to flow as 
people return to the office.  Office spaces where companies 
have to invest in long term commitments and significant 
capital expenditure are now fewer and further between 
as the world continues to recalibrate.

There is still a draw to Kelowna for people who work from 
home and can choose their ideal living situation, as well 
as for companies that want an attractive location to help 
bring in talent. One engineering firm is leasing more space 
than it needs because the company is expecting that staff 
from Vancouver will want to relocate to Kelowna.

When it comes to major developments with office space 
in the city, “The Block” continues on in its pre-leasing 
efforts. The new downtown UBCO campus will also bring 
more office space to market once it is open.

Landmark 7, which offers 200,000 square feet of space, is 
approaching completion. The development will be ready 
to welcome tenants in early spring 2022. Wellington Altus 
has signed on for the penthouse floor. Generally speaking, 
Landmark buildings have a very low vacancy rate however 
the market continues to await further announcements 
regarding Landmark 7 confirmed tenancies.  It has been 
reported that approximately 25% of the project is spoken 
for.

Planning is underway for the redevelopment of the RCMP 
station at 350 Doyle, which will offer more than 20,000 
square feet of office space.  Fortis has secured 40,000 

The Block

350 Doyle Avenue Proposed Rendering

square feet downtown by Sandhill Winery, that will soon 
introduce quality office space in the North End district.

Overall, office culture has encountered a shake up during 
the pandemic. Moving forward, in order to get people 
back to work companies are starting to realize they have 
to offer more. On the other hand, some people have felt 
isolated working from home and are eager to work in the 
same space as colleagues again. For many, office spaces 
aren’t just for work, and the culture and experience is 
now more important than ever before.

Landmark 7
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INDUSTRIAL REPORT

INDUSTRIAL MARKET SNAPSHOT Q3 2021
Inventory 11,480,350 SF
Vacant Space 106,460 SF
Net Absorption 2020-2021 594,220 SF
Vacancy Rate 0.93%
Under Construction 288,601 SF

VACANCY RATES

INDUSTRIAL STRATA
PSF

2019: 0.76%
2020: 1.81%
2021: 0.93%

KELOWNA’S 
INDUSTRIAL 

MARKET
Q3 2021

Class A: $12-$18

Class B: $11-$14

BUILD TO SUIT  
LEASE RATES

2019: $12-$18
2020: $12-$18
2021: $13-$17

NOTABLE  
TRANSACTIONS
Auction World

Airport Business Park
45th Ave, Vernon

Breathe
Hexagon

ABSORPTION

2019: 351,850 SF
2020: 162,500 SF
2021: 594,220 SF

NEW
CONSTRUCTION

2019: 179,850 SF
2020: 367,300 SF
2021: 288,601 SF

EXISTING LARGE FORMAT 
LEASE RATES

Class A: $11-$15

Class B: $7-$10

Existing: $200-$225

New:      $245-$300

EXISTING SMALL FORMAT 
LEASE RATES
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MAJOR INDUSTRIAL TRANSACTIONS 2020-2021

PROPERTY SALE PRICE ZONING SIZE (SF) PRICE/SF
8955 Grigg Road $7,500,000 I3 50,000 $150.00
123 Penno Road $7,500,000 I2 6,300 $1,190.47
3510 Spectrum Court $7,450,000 CD15 21,595 $344.99
2648 Kyle Road, West Kelowna $10,100,000 I1 34,707 $291.01

NOTABLE INDUSTRIAL LAND SALES 2020-2021

ADDRESS SALE PRICE ZONING ACRES PRICE/ACRE

9375 Balser Court $3,800,000 I2 4.423 $859,145

2030 Matrix Crescent $2,572,800 CD15 1.92 $1,340,000
833 McCurdy Place $1,700,000 I2 0.988 $1,720,648
3580 Edwards Road $1,600,000 I2 0.97 $1,649,485
2950 Acland Road $2,900,000 I2 1.68 $1,726,190

The industrial sector is still the shining star of Kelowna’s com-

mercial real estate market. It continues to be a bullish class, 

with fierce demand.

The 20-year forecast for Kelowna suggests the city will need an 

additional 320 acres of industrial land and 3.476 million square 

feet of new industrial space to fill the growing need.

Strata title warehouse units remain very popular due to a strong 

demand from owner-user groups and lenders wanting to lend 

money on very preferential terms.

Absorption continues to be strong, with multiple light industrial 

projects with small bays selling out before completion.

Airport Business Park is completely sold out, with recent deals 

achieving $1.7 million per acre. A new development has popped 

up north of the airport with distribution centres and production 

studios , while 14.7 acres on Pier Mac Way is under contract for 

large format distribution space.

Carrington Industrial Business Park - now Under ConstructionAirport Business Park
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MARSHALL MCANERNEY*   Partner

Marshall McAnerney brings over 30 years of sales, 
marketing and management experience. Specializing in 
investment properties, foreclosures and development 
land including shopping centres, office buildings, mobile 
home parks and apartment buildings, Marshall has been 
involved in over $700 million dollars in transactions since 
relocating to Kelowna.

JEFF HUDSON*   Partner

Jeff Hudson has over 30 years of experience in sales and 
marketing, with the past 18 years in commercial real es-
tate. Jeff specializes in sales of income producing prop-
erties, foreclosures and development analysis for retail, 
multi-family, office and industrial properties. He has been 
involved in over $700 million in real estate transactions.

MEGHAN CORTESE (O’MARA)*   Partner

Meghan Cortese brings over 12 years of industry experience 
and is established as one of the top agents in the Okanagan 
Valley. Since entering brokerage, Meghan has facilitated 
hundreds of transactions in excess of a half-million square 
feet leased/sold and a combined value nearing $100 million.  
She is passionate about deal making and the community 
impact of commercial real estate. Her clients include local, 
regional and national tenants and landlords and she has 
also maintained a focus on key broker relationships across 
Canada.

LINDSEY TERMUL   Licensed Commercial Realtor

Lindsey Termul brings a wealth of knowledge as a Licensed 
Commercial Realtor, with over 16 years combined sales 
experience in the real estate and finance industries.  
Lindsey enjoys all aspects of commercial sales and leasing, 
and excels at sourcing off market opportunities for her 
clients.  Prior to obtaining her Real Estate License, Lindsey 
held roles as both Sales Assistant and Operations Manager 
for HM Commercial.

MEET THE TEAM
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*Personal Real Estate Corporation
**Unlicensed Assistant

TESSA NEIL  Research & Sales
Tessa Neil graduated from UBC Okanagan’s Business 
Management Program in Finance and Economics in 2020. She 
spent 2 years working for a modular interior construction 
company based out of Calgary which exposed her to many 
aspects of the construction industry. It is also where she saw 
the direct impact of COVID on commercial spaces, the education 
sector as well as healthcare.

KATIE WALLIS**   Marketing & Research

Katie Wallis has over 10 years of  experience in the real estate industry, 
specializing in property marketing and market research. Katie is an 
unlicensed assistant and assists the team with all brand and marketing 
functions.

DEBBIE HUDSON**  Accounting/Bookkeeper

Debbie Hudson is the team’s  Accountant and Bookkeeper. 
She ensures all our suppliers and valued partners are paid in 
a prompt and orderly manner.  Debbie is unlicensed and also 
assists the team with administrative duties.

LINDSAY MCLEAN**  Operations Manager

Lindsay McClean comes with 10 years of experience working 
in the insurance industry and managing small-medium sales 
teams. She studied Business at SIAST and was a Licensed 
Insurance Agent.  Lindsay currently works as the Operations 
Manager at HM Commercial Group, handling and overseeing all 
in-office duties
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NOTABLE TRANSACTIONS
2020-2021

The Shore
3461 Lakeshore Road
• Pre-leased and leased retail and 

office space in this new mixed-use 
development, now almost 100% leased 
or pending

LEASED

ELLA
1580 Ellis Street
• Represented the Landlord in pre-

leasing retail space, now with only 
1 unit remaining

LEASED

Reid’s Corner Industrial
3190 Sexsmith Road
• Represented the Landlord in leasing 

multiple industrial bays in this modern 
building

LEASED

Mill Creek Crossing
1912 Enterprise Way
• Assisted the Landlord with leasing retail 

and office space, with the building now 
100% leased

LEASED

Former RCMP Site
350 Doyle Avenue
• Leased site for a 6,000 SF cultural space 

within the development, a new civic 
plaza, and extend the Artwalk 

$7,000,000LEASED

Anderson Crossing
5601 Anderson Way
• National tenants with long secured 

leases
• 42,749 SF GLA on 3.34 acres

$19,100,000SOLD

BC Tree Fruits
858 Ellis Street & 399 Bay Avenue
• 89,000 SF industrial building on 3.95 

acre corner site just north of the 
Downtown core

ConfidentialPENDING

Future UBC Okanagan Downtown
550 Doyle Avenue
• Former Daily Courier site sold to be 

redeveloped for UBCO Downtown 
Campus

$12,1000,000SOLD

Industrial Investment Property
2305-2307 Enterprise Way
• 13,782 SF multi tenanted industrial/ser-

vice commercial property

$4,500,000SOLD
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HM COMMERCIAL RIDE FOR AUTISM

Thank you to everyone who donated and participated in this year’s HM Commercial Ride for Autism, presented by 
Nicola Wealth. Thanks to you it was another huge success!

This year we had a number of riders who joined in on a fun-filled day of cycling at Kitsch Winery. Cyclists had the 
opportunity to explore up to 10 local wineries and chose any route or distance. Following the ride, attendees settled 
in for an orchard picnic, featuring prizes, a silent auction and live entertainment.

Thanks to generous participants and charitable donors, this year’s event helped to raise a total of $151,200 for the 
Canucks Autism Network. Big thanks this year go to the 88 riders who spent weeks fundraising and to  the Stober 
Foundation for matching their efforts with a $75k donation!

Thank you for your continued support, and we look forward to seeing everyone next year!

september 10, 2017

in support of

RIDE FOR AUTISM

COMMUNITY
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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.


