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Despite current economic uncertainty, the long term future of the Okanagan continues to shine.
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WE ARE COMMITTED TO PROVIDING CLIENTS WITH 
AN ELEVATED EXPERIENCE AND TO DELIVERING 

EXCEPTIONAL SERVICE AND RESULTS.

WE DO THINGS 
DIFFERENTLY 
& IT WORKS!

HM Commercial Group is a commercial real estate team that specializes in invest-
ment 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 bro-
kered over $1.3 Billion in transactions.
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WHAT A DIFFERENCE A YEAR MAKES...

THE COVER OF OUR FALL 2021 REPORT 
ASKED IF WE’RE IN OUR “ROARING 20’S”. 
THAT UNBRIDLED OPTIMISM HAS BEEN 
TEMPORARILY REPLACED WITH CAUTION 
& UNCERTAINTY. INTEREST RATES, WHILE 
STILL HISTORICALLY LOW, INCREASED 
EXPONENTIALLY IN 2022 WHICH CAUSED 
HAVOC WITH FINANCING.

As a result, several development projects and acquisitions have stalled, 
which means the new supply of housing stock is not keeping pace with 
the predicted growth. This is a golden opportunity. In Kelowna, it is 
projected that we will require +/- 2,000 homes built per year in order to 
keep up with population growth in the area.

Competitive bid scenarios are becoming rare and vendors are showing 
increased flexibility. With this in mind, developers should be seizing this 
opportunity to procure sites and begin the development cycle, so they can 
start construction in 2024 when interest rates are projected to be lower.

Warren Buffett once said, “Be fearful when others are greedy, be 
greedy when others are fearful.” In other words, take advantage of this 
opportunity.

INTRODUCTION
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Kelowna is going through one of its biggest transfor-
mations in its history and we at Northland are proud 
to be a part of it. In the next 5 -7 years, regardless of 
the current economic conditions, Northland will be in-
vesting over $500MM in the region between projects in 
Kelowna and Revelstoke Mountain Resort. Why? It is 
worth contextualizing a couple of the macro-economic 
drivers we believe are directly and indirectly contribu-
ting to recent investment activity. Putting a voice to 
these drivers helps focus public policy and further rein-
forces long term investment within the community.

So why Kelowna? 

It’s Rare. There is a shift of international and domestic 
investment, at all levels, to seek out rare geographically 
accessible regions that offer a unique range of recrea-
tional and cultural activities. These work-life balance 
regions appeal to youthful populations that become 
the economic engine for future growth. Kelowna pos-
sesses this rare offering and is achieving a critical mass 
that is being recognized well beyond its Western Cana-
dian popularity.

Proximity. Kelowna resides in one of the most coveted 
time zones in the world, just a few hours drive to some 

of the world’s largest technological hubs. Competition 
for educated labour is at an all time high and employers 
follow where these people want to live. Combine this 
with one of the most business friendly immigration po-
licies in the modern world, one has a strong argument 
for the continued employment growth in the region. It 
is by no accident that Amazon plans to open a regional 
headquarters in Vancouver next year that will employ 
over 6,000 high skilled tech jobs. We expect this trend 
to continue, and the rare attributes that Kelowna offers 
should translate into further high paying employment 
for the region.

A city possessing strong attributes does not ensure 
success. It only happens with broad based civic and 
community leadership with a shared vision. We are ex-
tremely impressed with the leadership exhibited in Ke-
lowna, which further reinforces our belief that Kelowna 
has a very bright future ahead of it.

THE HM 
CRYSTAL BALL

In the last 12 months we have shifted from tal-
king about the break-neck pace of development, 
a buying frenzy and smashing our permitting re-
cords, to a place of uncertainty and justified cau-
tion. Inflation is at a 40 year high, labour is scar-
ce and provincial policy making is shifting the 
landscape. These factors are affecting all forms 
of real estate and development, however, the re-
sidential market warrants deeper consideration.

This market may be one where traditional fun-
damentals, such as the cost of financing and shortage of labour, aren’t quite as 
pronounced as they would be in a stable market scenario. Here’s why: (1) Supply 

DESPITE CURRENT ECONOMIC CHALLENGES, WHAT’S THE LONG-TERM VIEW OF THE OKANAGAN? 
OUTLINED BELOW AND ON THE FOLLOWING PAGES ARE THE THOUGHTS FROM THIS YEAR’S     

PANEL OF INDUSTRY EXPERTS.

– the availability of housing (units per person) in Canada remains one of the 
lowest in the G7, and with a period of slower development in 2023, the pent-up 
housing demand coming out of the anticipated economic slowdown will be even 
greater. Perhaps this suggests that now is precisely the time to dig deep on land 
assemblies, planning and project design work. (2) Government Policy – all three 
levels of government are relatively aligned on housing supply as a top priority. 
This is something not seen in a generation and it will, in varied forms, result 
in the opening of many doors for the development and construction industry. 
We may not know the form this will take, but those poised to take advantage 
of incentives, financing programs, streamlined approvals, etc., will be rewarded. 
(3) Post-Pandemic Movement – the Okanagan region, as the fastest growing in 
Canada, continues to be well positioned for the post-pandemic migration phe-
nomenon that sees people with means moving to livable mid-sized centers such 
as Kelowna. 

Today might not be as exciting as yesterday, but wait until you see tomorrow!

DOUG GILCHRIST   City of Kelowna

SCOTT THOMSON   Northland Properties Corp.

MOVALA • 3326 Lakeshore Road, Kelowna
HM Commercial Group facilitated a disposition on behalf of the City , crea-
ting a development opportunity as well as a new linear park and extension 
of Lanfranco Road.

UBC OKANAGAN DT CAMPUS • 550 Doyle Avenue, Kelowna
HM Commercial Group represented the buyer for the land aquisition that 
will be part of the new UBCO downtown campus and future High Density 
development from Mission Group.

YLW AIRPORT HOTEL
5533 Airport Way, Kelowna

HM Commercial Group faciltated 
a sealed bid process on behalf of 
YLW Kelowna International Air-
port for the purpose of creating 
a new on-site hotel and 1000 car 
parkade. Northland Properties 
Corp. was the selected proponent.
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The growth of Kelowna continues to exceed ex-
pectations. The latest census data (that provi-
des metrics on growth and population changes 
between 2016 and 2021) show that the Kelowna 
CMA grew at a rate of 13.5% over the five-year 
period, almost double the pace of the provincial 
growth. More than 150,000 people now call Ke-
lowna home, just over 279,000 people claim the 
Central Okanagan as their place of residence.

What is most interesting about numbers are the 
stories that they can tell and the affirmation they 

provide for what we see occurring in a region. The Central Okanagan area grew by 
6,000 people and on average the area became younger and a little more diverse.

When we think of housing demand, we often think predominantly about new 
entrants to a region, to immigration and the demand for housing that those arri-
ving to a region create. Inarguably those arriving be it from other parts of Canada 
or other parts of the globe create an instant need for housing. The pressures of 
our housing market and the demand for homes is often most intense from those 
already living within the community.

The simple act of aging creates demand for housing. In our twenties we move 
out of the family home, we move in together and then move up into housing that 
suits growing households in families. Sadly, some of those households split to 
form two and as we age our needs for housing shift again.

The greatest change in the Kelowna (and Central Okanagan) population over the 
past five years was not caused by the Boomers. In fact the population of people 
over the age of 60 did not shift as dramatically as that of younger age cohorts. The 
most significant shift in the region has been in the formation of people under the 
age of 50 years. As an example, there are 7,000 more people between the ages of 
30 and 39 years of age and 6,000 more school aged children.

Understanding the impact of a growing population, particularly one that is also 
defined by its youth, is critical to forecasting the demand for housing, for works-
pace, for social infrastructure, as well as places to play and recreate. Current eco-
nomic challenges may slow that growth in the short term, but it is highly unlikely 
to redirect it permanently. Over the course of the next year we anticipate slowed 
housing sales, delays to construction starts and reduced confidence, be it in the 
business community or in the mind of the consumer, so the horizon is important. 
Interest rates are likely to moderate and stabilize through the first half of the 
year. Our rate of employment is expected to remain high (although job creation 
may slow) and migration in 2023 will exceed that of 2022 (the highest on record).

JENN PODMORE   Rennie Group

The one certainty in this industry is to expect 
and prepare for the next downturn and there is 
no doubt that there are some challenging times 
ahead. An economic shift should come as no sur-
prise, but as it is policy induced, we’re blessed 
with the benefit of time to prepare. It’s impor-
tant to remember, that we don’t appreciate the 
“good times” unless we experience the “challen-
ging times”. 

Economic downturns impact our behavior in 
various ways, some more advantageous than we 

may think. Times of uncertainty have a great way of “weeding out” bad behavior 
in the market and are a great opportunity to learn. Category leadership is either 
created or solidified, and it’s the work you do during harder periods that prepares 
you for the next upswing in market conditions. 

Post pandemic, we experienced a level of unprecedented demand. We are now 
transitioning into a period of having to stimulate our own demand. Our short-
term strategy is to reinforce our commitment to our long-term plan, while being 
able to adapt quickly. A proven track record and an adaptable strategy is a hall-
mark for management through challenging times. It’s also a time when you need 
to release “great” and not “average” inventory, as there is always a market for 
special product. 

I will always be optimistic about the Okanagan. I believe we will enter the down-
turn more softly and come out of it quicker than most. A successful investor once 
told me, the greatest security is investing where there is no comparable. That is 
the Okanagan and there is no region like it in Canada and the awareness level is 
only just emerging.

BRAD PELLETIER   Wesbild Homes

TURTLE MOUNTAIN, VERNON

It may seem strange to be optimistic in today’s bu-
siness climate, especially with the degree of gloomy 
predictions on the economic horizon. These ideas can 
be misleading in a region such as Kelowna – especia-
lly when compared to the rest of the world. As part 
of an international business with global partners, we 
are fortunate to see from the perspective of how this 
region is shining and staying strong during the cha-
llenging climate abroad.

What we often remind our foreign stakeholders of is 
the abundance of superlative benefits in the Okana-
gan. Kelowna’s natural environment, clean air, fresh 
water, and quality of life, coupled with its business/
development opportunities, continue to make it a 
desirable region for investment. Considering the re-
gion is a true, four-season destination with a Medi-
terranean climate, our little world is a metaphor to 
‘Swiss life in Kelowna’ – except with better weather. 
This gives the area a unique differentiator in today’s 
often pessimistic economic environment.

While pragmatic about the Okanagan’s economic fu-
ture, Ridge remains buoyant for current and future 
investment in our backyard. The vision is to add value 
through diverse investments in the area, especially in 
housing, tourism and hospitality sectors. We predict 
many good years ahead and use the current climate 
as a time to remind stakeholders to take a step back, 
gain perspective and to take solace in these unique 

regional attributes. It is a time to plan our next stretch of growth for the region, in addition to realizing the 
fruition of exciting current projects. The ‘Kelowna’ three years from now excites me. We are investing $350 
million into the area in planned projects, and actively looking for more opportunities along the way.

What we believe attracts future investment, is ensuring a strong foundation for the Kelowna of tomorrow. 
This can be achieved in unifying as a community – by creating sound infrastructure for all, maintaining and 
improving social imperatives, and a firm stewardship of what makes this place so special – the environment. 
Our goal as a company is to expand this regional thinking both nationally and globally.

We live here, we work here, we have kids growing up here and are excited for the many years of sustainable 
growth ahead in this incredible valley.

PAUL DEUTSCH   Ridge North America

OKANAGAN GONDOLA
Vernon

The Regional District of North 
Okanagan board has now passed 
second reading for the Okanagan 
Gondola proposal. Programming 
includes a Gondola, all ages 
friendly eco-adventures, high 
elevation restaurant and cafes, 
viewing platforms, walking trails 
and more.

DEVELOPMET AT PREDATOR RIDGE – FIRST HOLE: COMING SOON
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JEAN-FRANÇOIS PERRAULT
SVP & Chief Economist  • May 12, 2021

Perrault, J.-F. (2021, May 12). Estimating the structural housing shortage in Canada: Are we 100 thousand or nearly 2 million units short? Scotiabank. Retrieved January 6, 2023, from  
      https://www.scotiabank.com/ca/en/about/economics/economics-publications/post.other-publications.housing.housing-note.housing-note--may-12-2021-.html

ESTIMATING THE STRUCTURAL 
HOUSING SHORTAGE IN CANADA
ARE WE 100 THOUSAND OR NEARLY 2 MILLION UNITS SHORT?

As we have all been made aware through the mass 
media coverage of our country, Canada has a housing 
problem, and it is not going away anytime soon.

Scotiabank SVP and Chief Economist Jean-François 
Perrault explains just how stark the situation has be-
come in his report “Estimating the Structural Hou-
sing Shortage in Canada: Are We 100 Thousand Short 
or Nearly 2 Million Units Short?”

There are many contributing factors to this issue 
like, a structural housing shortage, temporarily exa-
cerbated by pandemic-related impacts, record-low 
mortgage rates and a shift in housing preferences 
according to type and location. However, this is not 
all that is driving our country into crisis. Perrault re-
ports that the conditions for such growth in house 
prices have been in place long before COVID-19 hit 
the world. Heading into the pandemic, the supply 
of housing simply had not kept up with population 
growth, pointing to a shocking imbalance between 
the supply of housing and demand (Chart 1).

“Canada has the lowest number of housing units per 
1,000 residents of any G7 country. The number of 
housing units per 1,000 Canadians has been falling 
since 2016 owing to the sharp rise in population 
growth. An extra 100,000 dwellings would have been 

required to keep the ratio of housing units to popu-
lation stable since 2016 — leaving us still well below 
the G7 average.”

Considering that G7 average shows how far behind 
Canada is in international comparison, the number 
of housing units in Canada falls short relative to most 
other countries as is clear from Chart 2. Nationally, 
there were 424 housing units per 1,000 Canadians in 
2020. Across the G7, the average number of housing 
units per 1,000 residents is 471. It would take another 
1.8 million homes in Canada to achieve a sufficient 
level of supply of housing relative to population.

“Our conclusion is clear: housing construction has 

not kept up with demand and, when looking at in-
ternational comparisons, the shortage of supply is 
even more sharply evident. This suggests that house 
prices are likely to trend upward for the foreseeable 
future given the years it would take to close the gap 
between supply and demand. Much more policy fo-
cus should be devoted to finding ways to increase 
the responsiveness of supply to demand” (Perrault, 
2021).

“Solving our country’s housing crisis should be a 
national priority,” writes Perrault, and we couldn’t 
agree more.

To read the full report please visit scotiabank.com/ca.

SCOTIABANK STATISTICS

Chart 1 Chart 2

AQUA BOAT CLUB • 550 Truswell Road, Kelowna

After several years of careful planning and public input, this master planned development is now 
approved for a boat valet, storage facility and three towers for mixed use development.

WESTRICH BAY • Old Ferry Wharf Road, WFN

HM Commercial Group represented the buyer for the land aquisition of a new luxury villa develo-
pment right on Lake Okanagan.

Our short-term strategy will continue to move 
forward with the planning of new communities to 
be ready to bring new housing to our marketplace. 
We will continue to focus on urban, high-amenity 
locations that are resilient to short-term cycles. 
That said, a market correction can be healthy in the 
long-term as it ensures development is focused on 
fundamentals – well-located, well-designed and 
well-executed communities.

We certainly hope that interest rate and building 
cost pressures will subside at some point in 2023, 

but it’s difficult to predict when, and to what level.

Our long-term outlook of the Okanagan continues to be as strong as ever. Our region 
has matured during this last cycle, emerging into the national spotlight. The pande-
mic only accelerated this trend. We are blessed with some fantastic advantages that 
position the Okanagan as a premier mid-sized destination.

We must hold a long-term view as an industry, as it’s the only approach that crea-
tes lasting value and advances the prosperity of our communities. It seems inevita-
ble that there will continue to be strong housing demand in our region for decades 
ahead. We see purpose-built rental apartments in particular as a key pillar of the 
housing spectrum.

LUKE TURRI   Mission Group

The Canadian and global economies are slowing 
thanks to efforts by the Bank of Canada to curb in-
flation and the combined impacts of a broad range 
of developments outside our border that are critical 
to our economic performance. These factors are li-
kely to lead to a modest recession in the first half of 
2023, something that is more akin to a stall in grow-
th. This is unlikely to throw the Canadian economy 
off track for a sustained period of time, and that is 
particularly true for the Okanagan.

The region is expected to continue to benefit from 
the migration of trade and industrial activity from the Vancouver area given the 
relative abundance of developable land. This, in addition to continued population 
inflows suggest that the area will easily recover from the softness we expect to see 
early this year. And though the housing market continues its correction, which is so 
far reasonably mild in relation to other parts of the country, we remain confident 
that the pronounced supply demand imbalance that existed pre-pandemic and that 
has worsened since then, will lead to a resumption of price increases some time in 
the second half of 2023.

We nevertheless must be mindful of risks. Interest rates have risen a lot and we have 
yet to see the full impact on economic activity. The world outside our borders is 
challenging, and if there is one thing the last couple of years have taught us, is to ex-
pect the unexpected. The region has much going for it thankfully, and that leaves us 
optimistic that these challenges, were they to arise, can be managed by the region.

 JEAN-FRANCOIS PERRAULT   Scotia Bank

DESPITE CURRENT ECONOMIC UNCERTAINTY, THE LONG 
TERM FUTURE OF THE OKANAGAN CONTINUES TO SHINE.
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 NEW MULTI-FAMILY DEVELOPMENTS

PROJECT STOREYS UNITS

MOVALA 14 322
Caban at Gyro 6 134
Springfield at Ambrosi 6 182
Eminence at Knox Mountain 4 277

 CONDO AND MICROSUITE SALE PRICES

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

Brooklyn (Bernard Block) Steel 491 - 1,020 $460,000 - $1,000,000 $795 - $1,144
One Water Street Concrete 434 - 2,753 $388,000 - $3,300,000 $583 - $1,345
Live at Cawston Wood 486 - 991 $350,000 - $675,000 $641 - $814
The Beverly Wood 334 - 981 $333,000 - $527,500 $538 - $997

 SINGLE FAMILY HOMES

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

North Clifton Estates 3,289 - 4,611 $1,620,000 - $2,275,000 $452 - $638
McKinley Beach 1,525 - 3,788 $1,175,000 - $2,400,000 $371 - $749
Black Mountain 3,150 - 4,501 $1,190,476 - $2,070,000 $365 - $490

By the end of June, attitudes began changing. Al-
though interest was still there, high construction 
costs continued to hemorrhage development 
pro-formas and then came the hammer...interest 
rates. From January 2022 to January 2023, the 
Bank of Canada increased the overnight lending 
rate from 0.25% to 4.50%. 

Prices on residential home sales and transaction 
vo lume in all categories have steadily decreased, 
which has created uncertainty for developers 
creating new product.

The good news is that while inventory of existing 
product remains very tight, construction costs 
have stabilized. Kelowna still needs to provide 
housing for an additional 50,000 people that are 
projected to move here in the next 20 years, so the 
demand remains relatively strong.

Over the next 12 to 18 months, we expect the vo-
lume of land transactions to be slightly lower as 
more listings are coming on stream and buyers 
adjust to a new interest rate environment.

LAND & 
DEVELOPMENT 
REPORT

CONSENSUS
WHAT A DIFFERENCE A YEAR - IN 
FACT, A FEW MONTHS - MAKES. 

UP UNTIL MAY ‘22, THE DEMAND 
FOR DEVELOPMENT LAND WAS 

INSATIABLE AS DEVELOPERS 
SCRAMBLED TO FIND ZONED 

LAND TO BRING NEW PRODUCT 
TO MARKET.

KELOWNA’S LAND & DEVELOPMENT MARKET   Q4 2022

2022: $936 2022: 729

2022: $645 2022: $10.83

2022: $264M 2022: $91.00

2022: $182M 2022: $231

2021: $850
2020: $653

2021: 949
2020: 812

2021: $650+
2020: $533

2021: $7.15
2020: $6.00

2020-2021: $232.6M
2019-2020: $138.1M

2021: $76.50
2020: $35.84

2020-2021: $239.3M
2019-2020: $96.9M

2021: $210-$265
2020: $170-$180

NEW CONCRETE CONDO SALE 
PRICE PSF PURPOSE BUILT RENTAL UNITS

WOOD FRAME CONDO SALE 
PRICE PSF AVG LAND $ PSF (LOW DENSITY)

SINGLE FAMILY BUILDING PERMITS AVG LAND $ PSF (MEDIUM DENSITY)

MULTI-FAMILY BUILDING PERMITS AVG LAND $ PSF (HIGH DENSITY)

 SINGLE FAMILY LOTS (Retail Priced, Serviced)

PROJECT LOT SIZES (SF) PRICE RANGES

Raymer Road 5,053 - 6,273 $620,000 - $650,000
Casa Loma Estates 8,276 - 28,314 $480,000 - $1,139,000 

WILTSE FLATS • 850 Wiltse Blvd./160 Crow Pl., Penticton

HM Commercial Group is representing the seller of this land 
sale. The proposed subdivision is pending as of the date of 
this publication.

 LAND SALES  2021-2022

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

2241 Springfield Road 4.42 Mixed-Use $18,200,000 $4,114,854 $44,823
2175 Benvoulin Court 3.01 Multifamily $10,000,000 $3,393,665 $53,476
3547 Skaha Lake Road 2.12 Mixed-Use $9,950,000 $4,693,396 $58,529
1575 Bernard Avenue 1.37 Multifamily $8,300,000 $6,058,394 $55,333
1603-1605 Gordon Drive 1.48 Multifamily $10,500,000 $7,118,644 $54,404
O’Keefe Ranch 2.31 Mixed-Use $26,800,000 $11,601,732 NA
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The exponential rise in interest rates meant 
that buyers who were seeking to leverage values 
with financing, had to change their expectations. 
They can no longer borrow money at sub 3% ra-
tes and now expect cap rates to be higher than 
commercial lending rates (+/- 6% as of the date 
of this report).

Although buyers are expecting cap rates to fo-
llow the upward shift in interest rates, the ma-
jority of sellers seem content to wait for interest 
rates to decrease. Most sellers have their own 
financing in place and unless they have variable 
interest rates, they are likely not feeling the ur-
gency to sell.

Investment transactions are frequently influen-
ced by upside potential, such as development 
potential with increased density in mind.

Notable transactions last year included 294 Ber-
nard (BMO Downtown), 675-683 Dease Road 
(multi-tenant industrial), and 3036 Pandosy 
(RBC-Pandosy Village). However, the big cate-
gory continues to be purpose built rental apart-
ments with transactions of $29.5 Mi-llion and 
$55 Million*. REITs continue to pursue this ca-
tegory due to the diversified income stream and 
the volume of capital seeking yield.

 MAJOR INVESTMENT TRANSACTIONS  OKANAGAN VALLEY  2021-2022

PROPERTY SALE PRICE GLA TYPE CAP RATE

1674 Bertram Street, Kelowna $8,300,000 11,362 Office 4.11%
376-378 Totom Avenue, Kelowna $6,150,000 21,320 Industrial 4.70%
538 Main Street, Penticton $2,400,000 6,841 Retail 5.30%
675 & 683 Dease Road, Kelowna $14,150,000 48,000 Industrial Confidential

 NOTABLE MULTI-FAMILY SALES  OKANAGAN VALLEY  2021-2022

ADDRESS SALE PRICE UNITS CAP RATE $ PER UNIT

Old Okanagan Highway, West Kelowna $63,300,000 NA 5.00% NA
Richter at Clement (PROXIMA), Kelowna $29,500,000 59 4.25% $500,000
Knox Mountain, Kelowna $83,500,000 238 4.20% $350,840
Aurora Crescent, Kelowna $42,750,000 104 4.82% $411,058

INVESTMENT 
REPORT

KELOWNA’S INVESTMENT MARKET   Q4 2022

2022: 4.38-7.38% 2022: 4.25-5.00%

2022: 4.70-9.87% 2022: $2.84

2022: 3.90-4.11% 2022: 0.60%

2021: 4.30-5.37%
2020: 4.25-6.00%

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

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

2021: $2.78
2020: $2.32

2021: 3.50-5.30%
2020: 4.50-5.80%

2021: 2.10%
2020: 2.70%

RETAIL CAP RATES MULTI-FAMILY CAP RATES

INDUSTRIAL CAP RATES APARTMENT RENTAL
RATES PSF (AVG)

OFFICE CAP RATES RENTAL APARTMENT
VACANCY RATES

MARKET SECTOR
CAP RATE CHANGE

2021 - 2022

Retail 4.38 - 7.38%
Office 3.90 - 4.11%
Industrial 4.70 - 9.87%
Multi-Family 4.25 - 5.00%

ONE Water Brooklyn on 
Bernard

SOHO Madora

$2,000

$2,500

$1,500

$1,000

$500

$0

NEWER BUILDING RENTAL RATES

$3,000

1 BEDROOM

2 BEDROOM

3 BEDROOM

Sunset 
Waterfront

Waterscapes Playa Del 
Sol

The Verve

$2,000

$2,500

$1,500

$1,000

$500

$0

OLDER BUILDING RENTAL RATES

$3,000

1 BEDROOM

2 BEDROOM

3 BEDROOM

BROOKLYN, MISSION GROUP

CONSENSUS
SIMILAR TO LAND FOR 

DEVELOPMENT, THE INVESTMENT 
SECTOR HAS SEEN SOME RADICAL 

CHANGES.
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2022: 251,990 SF

2022: 1.95%

2022: 168,060 SF New Shell Product: $669
Existing Class A: $457

New Costco
Structube
King Taps
Bernie’s Supper Club
Canadian Tire

RETAIL REPORT

CONSENSUS
THE RETAIL MARKET IS HEALTHY AND THE 

TOTAL AMOUNT OF OCCUPIED SPACE IN 
KELOWNA CONTINUES TO HIT AN ALL-TIME 

HIGH YEAR OVER YEAR.

KELOWNA’S RETAIL MARKET   Q4 2022

CLASS A: $30 - $40
CLASS B: $17 - $27

CLASS A: $27 - $55
CLASS B: $18 - $26

CLASS A: $23 - $27
CLASS B: $14 - $22

2021: 3.16%
2020: 4.36%

2021: 121,700 SF
2020: 118,450 SF

2021: 198,080 SF
2020: 82,150 SF

VACANCY RATES PANDOSY/MISSION LEASE RATES

DOWNTOWN LEASE RATES ABSORPTION

HARVEY AVE LEASE RATES NOTABLE TRANSACTIONS

NEW CONSTRUCTION RETAIL STRATA $ PSF

RETAIL MARKET SNAPSHOT Q4 2022

Inventory 6,707,200 SF
Vacant Space 130,632 SF
Net Absorption 2021-2022 251,990 SF
Vacancy Rate 1.95%
Under Construction 168,060 SF

Our market also has the least amount of retail space available in years, 
with almost 40% less space available than in 2021.

With an incredibly low vacancy rate of less than 2%, tenants need more 
time and patience when searching for both old and new spaces for their 
businesses. Over twice as much space was absorbed in 2022 than in 2021, 
however the amount of new retail space under construction in 2022 was 
less than the previous year.

In addition, increasing interest rates, the cost of land, and high building 
costs are having a negative impact on new construction, as some develo-
pers are putting a pause on their development plans. If this trend conti-
nues, it is expected that the vacancy rate will continue to decrease, which 
in turn will continue to drive up lease rates.

After being hit hard by the pandemic, the food and beverage sector has 
made a notable comeback with many new unique restaurants opening 
such as Bernie’s Supper Club & Cinema downtown on Bernard, King Taps 
downtown on the waterfront, The Hatching Post Saloon & Smokery on 
the West Side Wine Trail, Snowshoe Sam’s (Big White) and several Quick 
Service Restaurants.

Major staffing shortages and rapidly increasing inflation continue to affect 
the industry. Some businesses are being forced to shorten their hours, clo-
se on certain days and/or reduce their services and product offerings.

Other notable transactions last year include the new Costco opening on 
Baron Road in Spring 2022.  The previous Cost co property has now been 
leased to Canadian Tire, and a new build-to-suit store will be constructed 
on the site. 

BERNIE’S SUPPER CLUB & CINEMA

NEW KELOWNA COSTCO
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2022: 143,490 SF

2022: 6.85%

2022: 170,910 SF New Shell Product: $598
Existing Class A: $535

Wellington Altus
BC Cancer Association
Transport Canada
CTA Architecture and Design

OFFICE REPORT

CONSENSUS
KELOWNA’S OFFICE MARKET IS STILL ACTIVE WITH 

EMPLOYERS EMBRACING THE TREND OF A POST-
COVID REVOLUTION.

KELOWNA’S OFFICE MARKET   Q4 2022

CLASS A: $21 - $28
CLASS B: $16 - $20

CLASS A: $22 - $33
CLASS B: $12 - $21

CLASS A: $30 - $38
CLASS B: $18 - $29

2021: 4.04%
2020: 4.50%

2021: 18,070 SF
2020: 41,200 SF

2021: 325,800 SF
2020: 238,000 SF

VACANCY RATES PANDOSY/MISSION LEASE RATES

DOWNTOWN LEASE RATES ABSORPTION

LANDMARK CENTRE LEASE RATES NOTABLE TRANSACTIONS

NEW CONSTRUCTION OFFICE STRATA $ PSF

OFFICE MARKET SNAPSHOT Q4 2022

Inventory 4,195,290 SF
Vacant Space 287,279 SF
Net Absorption 2021-2022 143,490 SF
Vacancy Rate 6.85%
Under Construction 170,910 SF

Although the Office Vacancy Rate did increase in 2022, it is important to 
note that there is more to the story than meets the eye. The market is con-
tinuing to absorb new space at a positive rate, however the deals are more 
arduous and require far more flexibility. 

Due to Covid-19 and other construction related factors, 2021 saw no new 
office space completed. Landmark 7 received occupancy in October 2022, 
with its 23 storeys and 266,639 square feet of modern shell space it is now 
the biggest office tower in the city. 35% of the space was pre-leased and 
there are multiple lease deals currently pending.  The building features a 
conference and events centre that encompasses the entire 7th floor, with 
an open patio space over the balance of the podium.  A pedestrian connec-
tion provides easy access to the rest of Landmark District, as well as the 
variety of restaurants fronting Harvey Ave. 

Since we now measure our inventory to December 31, the Total New Spa-
ce created (mostly Landmark) has had very little time to absorb, however 
this will occur throughout 2023.  This includes tenant intermigration to 
brand new space, which in turn frees up existing improved units and creates 
opportunities throughout the city for tenants seeking improved office spa-
ce.  The same can be said when Landmark 6 was completed a few years ago.  
This effect is appreciated by tenants who are becoming more hesitant to 
invest substantial capital into shell spaces and instead are seeking turn-key 
office space, as available options are relatively limited and difficult to find. 

The post-COVID office revolution is focused on employee satisfaction, 
space allocation and flexibility in design.  Transitioning back to a more 
office focused workplace aids companies in creating a more cohesive and 
social team, while still allowing for quieter, more focused workspaces. 
Daycares in office buildings are becoming more popular and there’s usua-
lly a waiting list.

Space allocation has also shifted. Where traditionally only 20% of office 
space was for collaborative areas, it is now trending closer to 40%. 

The use of flexible furnishings (acoustic booths for phone/zoom meetings, 
demountable wall systems, etc.) is done so companies can flex, react to 
change and take the furnishings with them when they move.

350 DOYLE AVENUE PROPOSED RENDERING

LANDMARK 7
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 NOTABLE INDUSTRIAL LAND SALES  2021-2022

ADDRESS SALE PRICE ZONING ACRES $ PER AC

2050 Pier Mac Way $25,000,000 CD15 12.98 $1,926,634
858 Ellis St. & 399 Bay Ave. $23,750,000 I4 3.95 $6,012,658
1165 Gordon Drive $16,500,000 I4 6.12 $2,701,818
3953 Highway 97N $12,000,000 I2 4.00 $3,000,000
2906 Appaloosa Road $3,200,000 I6 0.59 $5,442,177

 MAJOR INDUSTRIAL TRANSACTIONS  2021-2022

PROPERTY SALE PRICE ZONING SIZE (SF) $ PSF

2540 Ross Road $2,400,000 I1 10,000 $240
364 Totom Avenue $6,400,000 I2 24,250 $264
9580 McCarthy Road $15,900,000 I2 44,867 $350
675 & 683 Dease Road $14,150,000 I2 48,000 $295
250 Campion Street LEASED I2 28,000 $11

CARRINGTON INDUSTRIAL BUSINESS PARK

Now under construction.

Existing: $372
New: $412

Airport Business Park
9505 Haldane Road
Tierralink
BC Air Filter
Wits Metal Fabrication

2022: 266,370 SF

INDUSTRIAL 
REPORT

KELOWNA’S INDUSTRIAL MARKET   Q4 2022

2022: 1.07% CLASS A: $11-$17
CLASS B: $7-$10

CLASS A: $18-$26
CLASS B: $12-$17

2022: 515,740 SF

2022: $15-$19

2021: 0.93%
2020: 1.81%

2021: 594,220 SF
2020: 162,500 SF

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

2021: 288,601 SF
2020: 367,300 SF

VACANCY RATES EXISTING LARGE FORMAT
LEASE RATES

EXISTING SMALL FORMAT
LEASE RATES ABSORPTION

BUILD TO SUIT LEASE RATES NOTABLE TRANSACTIONS

NEW CONSTRUCTION INDUSTRIAL STRATA $ PSF

200 CAMPION STREET  2840 FENWICK ROAD

INDUSTRIAL MARKET SNAPSHOT Q4 2022

Inventory 12,017,900 SF
Vacant Space 128,273 SF
Net Absorption 2021-2022 515,740 SF
Vacancy Rate 1.07%
Under Construction 266,370 SF

All of the lots at the 130 acre Airport Business 
Park have now been sold by the original deve-
loper. A number of small bay strata-warehouse 
projects, owner-user projects (Caterpillar, Ace 
Plumbing/Harmony Homes) and the Vaults have 
been completed. Stratosphere by Beedie Group, 
a strata-titled project of high-bay warehouse 
facilities, 7,600 sq.ft and up, with dock-height 
loading at rear and consumer parking in front is 
presently in pre-sales mode.

On Beaver Lake Road (north of the airport), large 
format warehouses (20,000 sq.ft.+) were cons-
tructed and mostly pre-leased before construc-
tion was finished. On Haldane Road, Formashape 
closed its operations and the 9.8 acre property 
was acquired by Argus Properties, who is pre-
sently seeking tenants.

When Kelowna’s new Official Community Plan 
was adopted on Jan 10, 2022, Kelowna Springs 
Golf Course (107 acres) became identified for fu-
ture land use as “Light Industrial” with a subse-
quent plan to subdivide into 1 to 4 acre lots. While 
this would bring some welcome relief to inventory 
levels, public feedback generated enough mo-
mentum that the property is now the subject of 
a somewhat controversial proposal to change the 
OCP back to Recreational Commercial.

Lease pricing and strata warehouse pricing hit 
new highs in the first half of 2022, but pricing 
began to moderate in the second half.

CONSENSUS
THE INDUSTRIAL SECTOR HAS 
SEEN SOME BIG SHIFTS IN THE 

MARKET.
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MARSHALL MCANERNEY   Personal Real Estate Corporation

Principal / Co-Founder

LINDSAY MCCLEAN

Operations Manager

JEFF HUDSON   Personal Real Estate Corporation

Principal / Co-Founder

MADELINE GILCHRIST   

Marketing & Research

LINDSEY TERMUL   Licensed Commercial Realtor

Vice President of Sales & Leasing

KATIE WALLIS

Marketing & Research

TESSA NEIL   Licensed Commercial Realtor

Leasing & Sales

DEBBIE HUDSON

Unlicensed Accountant/Bookkeeper

MEET THE TEAM
Marshall McAnerney brings over 30 years of sales, marketing and manage-
ment experience.

Specializing in investment properties, foreclosures and development land 
including shopping centres, office buildings, mobile home parks and apart-
ment buildings, Marshall has been involved in over 1.3 billion dollars in tran-
sactions since relocating to Kelowna.

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.

Jeff Hudson has over 30 years of experience in the sales & marketing field, 
with the past 14 years in commercial real estate.

Jeff specializes in sales of income producing properties, foreclosures and de-
velopment analysis for retail, multi-family office & industrial properties. He 
has been involved in more than 1.3 billion dollars in real estate transactions.

Madeline graduated from McMaster University’s Communications Program 
in 2020 and has just recently moved to, and fallen in love with, the Okanagan.

Madeline has a diverse background in marketing and sales, and will be assis-
ting the team with all brand and marketing functions including proposals, 
brochures, email campaigns, web and print design/advertisements, project 
signage, and social media platforms, ensuring quality for our clients.

Lindsey Termul brings fierce passion and a wealth of knowledge as a Licen-
sed Commercial Realtor, with over 16 years combined sales experience in the 
real estate and finance industries. Prior to obtaining her Real Estate License, 
Lindsey held roles as both Sales Assistant and Operations Manager for the 
HM Commercial team, gaining invaluable experience assisting directly with 
client relations, deal management, and marketing initiatives.

Katie Wallis has over 15 years of experience in the real estate industry, spe-
cializing in property marketing and market research. Katie is an unlicensed 
assistant and assists the team with all brand and marketing functions.

Tessa Neil graduated from UBC Okanagan’s Business Management Program, 
specializing in Finance & Economics. Recently licensed, Tessa is excited to 
step out into the Okanagan Market at this time of continued growth in the 
city. In the past year with HM, Tessa has majorly contributed to the research 
facilitation of all of our listings, while assisting on key valuations and lear-
ning the ins and outs of the market.

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.
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september 10, 2017

in support of

RIDE FOR AUTISM

COMMUNITY

A PERSONAL NOTE FROM MARSHALL MCANERNEY

As many of you know my brother Dave unexpectedly passed away last fall. Dave 
was my most supportive fan and supporter of autism programs for the past de-
cade. Together we raised over $1M in funds over the years, which has helped 
hundreds of families attain programs and support.

Dave originally conceived the idea of a Ride for Autism 8 years ago. He loved his 
nephew MJ and wanted to help. In honour of my brother and best friend, we are 
renaming the HM Ride for Autism to the Dave McAnerney Ride for Autism.

Dave was the CEO of the Stober Group, and The Stober Foundation has graciously 

agreed to continue supporting the event. In fact, they will once again continue to 
match all funds raised, which doubles your impact for donations. Dave had come 
out with the idea of making the Ride, The Landmark District Challenge. This was 
the game changer and last year alone we raised nearly $230,000. We hope to make 
this year the best year ever.

Once again we will continue to support The Canucks Autism Foundation. CAN 
provides programs for individuals on the autism spectrum and their families, 
while promoting acceptance and inclusion through community engagement and 
training initiatives across BC and beyond.

Please save the date May 27, 2023 at Kitsch Winery.

Marshall and Dave McAnerney with the Stober Group. In 2022, Stober Group matched our 
donation with a cheque for $115,000 to Canucks Autism Network.

MJ, Marshall, and Dave McAnerney together at 2022’s HM Ride for Autism. In 2023, to 
honour Dave and his unwavering support of autism programs and his nephew MJ, the event 

will now be called The Dave McAnerney Ride for Autism.

THE DAVE MCANERNEY RIDE FOR AUTISM

LEADERS IN COMMERCIAL
REAL ESTATE

This document/email has been prepared by HM Commercial Group 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.

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

2700 Richter St. Kelowna, BC V1Y 2R5

NOTABLE TRANSACTIONS
2021-2022

Hwy 33 & Barber Road Kelowna, BC

3 lot assembly of 0.82 acres. Corner location on main 
transit route. Holding income ‘til ready for development.

RBC Pandosy 3036 Pandosy Street, Kelowna, BC

0.456 acres (19,863 SF) corner lot in Pandosy Village, 
with RBC as single tenant.

McIver & Gates Road West Kelowna, BC

Proposed single family home subdivision on 9.53 
acres. Phases 3&4 of Glen Eagles subdivision.

1575 Bernard Avenue Kelowna, BC

1.37 acre corner lot, close to schools and Parkinson 
Recreation Centre.  Medium density, multi-family site.

Wiltse Flats 850 Wiltse Blvd. & 160 Crow Place

Projected density of +/- 686 residential units. Largest 
remaining subdivision in Penticton for development.

CONFIDENTIALPENDING

Carrington Road West Kelowna, BC

4.275 acre multi-family site, in the heart of West 
Kelow na’s big box retail corridor.

$5,160,000SOLD

SOLD

YLW Airport Hotel 5533 Airport Way, Kelowna BC

Northland Properties and Sutton Place Hotels were 
awarded the new YLW Kelowna Intl. Airport Hotel.

CONFIDENTIAL

Westrich Bay West Kelowna (WFN), BC

13.1 acre waterfront community of +/- 1,000 homes is 
planned with retail, commercial and restaurants. 

+/- $25,000,000SOLD

7505 Porcupine Road Big White, BC

0.902 acre redevelopment site and current home of 
the Ten Skiers Motel.

$2,450,000SOLD

SOLD

SOLDSOLDSOLD

$8,300,000

$5,650,000 $6,600,000 $4,600,000



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

E   info@hmcommercial.com
W   hmcommercial.com

T   (250) 712-3130  •  F   (250) 860-1600
2700 Richter St. Kelowna, BC V1Y 2R5

LEADERS IN COMMERCIAL REAL ESTATE

WE DO THINGS 
DIFFERENTLY AND
IT WORKS

OVER $1.3 BILLION IN TRANSACTIONS


