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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 
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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.


