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VANCOUVER OFFICE  
MARKET REPORT
We’re excited to share the interesting news from the second quarter of 2018 in 
NAI’s Vancouver’s commercial Office Market Report. 

With this report, we’ve included an insert discussing recent changes to 
legislation regarding cannabis retailing and its impact on landlords and retailers. 
As we look back on the quarter, we are already seeing the impact of the 
NDP’s tax policies on the residential market – the $3M+ housing market has 
cooled due to the proposed school tax, and the increase to the property 
transfer tax and the foreign buyers’ tax. Unfortunately, these measures 
may have unintentionally put pressure on affordable housing, with the 
lower end of the market and condominiums still showing price increases.   
(https://www.news1130.com/2018/06/04/metro-vancouver-condo-market-
increase/ ). As to the Province, we remain concerned about the NDP/Green 
alliance and their tax policies. When a school tax has nothing to do with schools, 
a speculation tax has nothing to do with speculation, and a payroll tax hitting 
businesses with new costs essentially without warning, there is a reason for 
concern. In addition to this, there is now effort to move BC to proportional 
representation. Many feel this is an attempt to allow minority control of our 
legislature, encouraging further coalition governments. We suggest exploring 
www.fairreferendum.com and reading the BC Liberals take on the downsides 
of this approach: https://www.bcliberals.com/proportional-representation 
If you have not already done so, take this opportunity to inform yourself on the 
negative impacts of wealth and business taxation and the push for proportional 
representation.

Disclosure
An important industry update is the Real Estate Council of BC’s implementation of 
rule changes regarding disclosure. We appreciate your patience and acceptance 
of these new mandatory procedures. If you have any questions regarding the 
new rules, do not hesitate to ask. As of June 15th, 2018, licensees are required to 
perform the following additional disclosures in dealings: 

 � Disclosure to Sellers of Expected Remuneration: Previously, we disclosed 
remuneration for transactions. Now, a specific form will be provided before a 
represented seller executes any offer to sell.  The form specifies the commission 
paid to a co-operating brokerage and the amount retained by the brokerage. 
Each offer and counter-offer will require a new form; all copies are retained by 
the brokerage.
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Downtown 5.00% 4.60% -8.00% 140 137 -2.19% 185 169 711,415 31 13 182 220,000

Suburban 10.40% 10.70% 2.88% 137 290 45.86% 105 89 321,968 22 23 112 -304,905

Vancouver 
Periphery 6.10% 5.70% -6.56% 36 31 -16.13% 34 32 97,301 1 7 39 38,352

Total -46,553
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Q2 2018: 4.6%
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Downtown Snapshot
Downtown market vacancy dropped further in Q2, from 
5% to 4.6%, making it the 7th consecutive quarter in which 
vacancy rates have dropped.

Class
Availability 

Rate Q4 
(%)

Availability 
Rate Q1 

(%)

Inventory  
Size (SF)

Area 
Available 

(SF)

A 4.9 4.2 15,446,416 648,749

B 4.1 4.5 6,915,762 311,209

C 7.3 6.8 3,335,953 226,845

There was positive absorption of 220,000 SF in the quarter. 137 
spaces were added to the market totalling 530,008 SF, 169 spaces 
were leased with a total area of 711,415, and 13 spaces were 
removed totalling 38,593 SF. The average size of the leased space 
was 4,210 SF, and absorption for the quarter was 220,000 SF.

Significant Transactions
 � Ascenda leased 17,000 SF at 666 Burrard Street

 � Grow Technologies leased 15,000 SF at 1285 West 
Pender Street

 � AirG leased 14,900 SF at 89 West Georgia Street

 � Lighthouse Labs leased 13,300 SF at 401 West Georgia 
Street

 � Groundswell Cloud Solutions leased 11,800 SF at 650 
West Georgia Street

 � Disclosure of Representation in Trading Services: 
This form explains the type of agency relationship that 
will be established between a licensee and a client/
customer. Before providing any specific advice or 
discussing personal information, (ie. creating agency), 
the form explains the available options and duties owed 
in a designated or brokerage agency relationship, or 
when a customer elects to be unrepresented.

 � Disclosure of Risks to Unrepresented Parties: This 
form highlights the risks of choosing to proceed as an 
unrepresented party. It form explains the duties owed by 
a licensee to an unrepresented customer – including the 
freedom to share confidential information and an inability 
to advise on specific circumstances.

 � Agreement Regarding Conflict of Interest Between 
Clients: This form is used if a licensee finds themselves 
in conflict with multiple clients pursuing the same 
transaction. A licensee can choose to act for one 
party or elect to act for neither party (with the option of 
referring the business to a non-conflicted licensee). If the 
license stays involved, they will use this form to release 
one client while continuing to represent the other client. 
Both the released client and the continuing client will 
execute the same form. If either party refuses to execute 
the form, the licensee must stop acting for both clients.  

 � Disclosure of Risks Associated with Dual Agency: 
Dual Agency is now banned in British Columbia except 
in rare circumstances where a property is deemed 
to be in a remote location and where it is impractical 
to have different agents due to a lack of real estate 
professionals. It reviews the risks of dual agency and 
the limited advice and information a licensee can share 
to both parties.  This form requires the managing broker 
to make a signed statement warranting the dual agency.

Ultimately, these new forms do not change how we act. They 
neither change the law nor impose moral obligations that we 
have not already imposed upon ourselves. We appreciate your 
cooperation in reviewing these forms with our licensees and 
acknowledging receipt. These are additional steps that we 
hope will add clarity and structure to our working relationships. 
 

Vancouver Office Market
Last quarter we highlighted twelve new development sites 
in Vancouver that could bring a total of 3,500,000 square 
feet of new inventory to the Vancouver Office market. 
While this may not seem like much compared to other 
cities, when you consider that our downtown core is only 
22,500,000 SF (25,700,000 SF if you include Gastown 
and Yaletown), it equals 13.5% of the total inventory.  
As to activity, Amazon announced that they will continue to 
increase their presence in Vancouver, and have committed 
to more space in addition to the 150,000 SF of new podium 
space at 401 West Georgia Street. They have also committed 
to about 416,000 SF of the proposed office development by 
Quadreal at 349 West Georgia Street, known as The Post.  
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Other future developments have been busy too; 1133 Melville 
Street is rumoured to have a couple of tenants totalling about 
140,000 SF in the mid and upper portion of the building. 
We anticipate 400 West Georgia Street announcing that they 
are approaching full commitment shortly if all goes well with 
three anchor tenants, and Vancouver Centre 2 is apparently 
approaching their first major office deal. Interestingly, around 
half of these new commitments will be new to the market, 
resulting in pure absorption and growth for Vancouver.
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NAI Commercial Office Team 
NAI Commercial appreciates those landlords who have 
asked us to review and assist with their leasing program. 
For tenants who have engaged us to help with their office 
renewals and relocations, we remind you that we remain an 
interested party and are available to answer questions and 
concerns, even after your lease is signed.

Vancouver Office:

Rob DesBrisay 
Managing Partner 
604.691.6602 
rdesbrisay@naicommercial.ca

Langley Office:

 �

 � Don MacDonald
 � Angie MacDonald
 � Gary Niesner
 � Brian Larrivée
 � Ted Weibelzahl
 � Ken Kiers

 � Irene Yung
 � Conor Finucane
 � Jesse Godin
 � Cole Maedel
 � Edward Sim

We continue to appreciate the reminders and suggestions 
of agents to join our team. We have openings in both our 
Vancouver and Langley office and we welcome the referrals 
of agents and teams looking to enhance their career in 
commercial real estate that may be a good fit for our firm.

Suburban Snapshot
The Suburban vacancy rate increased slightly from 10.4% 
to 10.7%. This quarter, a significant 290 new spaces were 
added to the market. The majority of this increase was due to 
availability in City Centre 3 coming online for leasing. Although 
occupancy for City Centre 3 will not be until Q2 2020, 158 of 
the 290 new spaces are attributed to this listing. 290 spaces 
totalling 764,563 SF were added, 89 spaces totalling 321,968 
SF of space were leased, and 32 spaces totalling 137,690 SF 
were removed. 

Due to the significant addition of space, absorption for the 
quarter was negative 304,905 SF and the average size of 
space leased was 3,618 SF.

Class # of 
Buildings

Inventory Size 
(SF)

Total Availability 
Rate (%)

All office classes 346 23,269,772 10.7

A 180 15,443,557 12.0

B 121 6,067,454 9.6

C 45 1,758,761 3.6

Class # of 
Buildings

Inventory 
Size (SF)

Total Availability 
Rate (%)

Burnaby 118 9,938,837 8.9

Langley 4 140,944 11.2

New Westminster 20 1,327,488 13.4

North Shore 39 1,844,205 7.4

Richmond 77 4,654,452 10.4

Surrey 55 342,570 18

Tri-Cities 13 690,346 5.7

Significant Transactions
 � BC Liquor Distribution Board leased nearly 150,000 SF 

at 3383 Gilmore Way

 � Frozen Mountain Software leased 11,500 SF at 5455 
152nd Street

 � Bosa Development Corporation leased 10,500 SF at 
1901 Rosser Avenue

 � Panago leased 10,300 SF at 11 8th Street

Vancouver Periphery 
Snapshot
The vacancy rate in the periphery dropped as well, from 6.1% 
to 5.7%. Fewer spaces were added than in the first quarter, 
with 31 new spaces totalling 110,568 SF, and 32 spaces 
were leased totalling 87,301 SF, with 7 spaces were removed, 
totalling 51,619 SF. The absorption for the quarter was 28,352 
SF and the average size of space leased was 3,041 SF.

Class # of 
Buildings

Inventory Size 
(SF)

Total Availability 
Rate (%)

All office 
classes

144 8,302,317 5.7

A 64 5,121,310 6.4

B 49 2,194,907 4.4

C 31 986,100 5

Significant Transactions
WeWork leased 43,180 SF at 2015 Main Street. This pre-
lease is part of the collaboration between Westbank and 
Ryan Holmes (Hootsuite founder) to redevelop a full block 
of space on Main Street. This new space will also house 
Hootsuite HQ3 and a variety of space for the creative 
industries: 

https://www.pressreader.com/canada/vancouver-
sun/20180627/281956018520589

 � RJC Engineers leased 4,042 SF at 1060 West 8th 
Avenue

 � Provincial Health Services Authority leased 83,500 
SF at 1333 West Broadway

 � BC Assessment leased 24,000 SF at 2925 Virtual Way



Cannabis Considerations
A discussion of changes to the cannabis legislation and the impact on retailers and landlords.

On October 17, 2018, the Cannabis Act comes into effect, legalizing access to non-medical 
cannabis in Canada. The Liquor Distribution Branch (LDB) plans to distribute product to public and 
private retail stores which are provincially licensed by the BC Liquor and Cannabis Regulation Branch 
(LCRB). In this piece, we discuss considerations for retailers and landlords in Vancouver.  
 
Although the province has not limited the number of locations, successful applicants must have the 
support of municipalities. Municipalities approve each cannabis store and can limit the number of 
stores within their jurisdiction or outright ban cannabis sales. As such, the following information only 
applies to the City of Vancouver – we await announcements from other municipalities regarding their 
approach to the legislation.  
 
Retailers must meet three pieces of criteria:

1. Municipal land use approval - Each store must have a development permit approved by the 
municipality, which includes a standard community notification process.

2. Provincial operator business license - The provincial operator business licensing application 
process is overseen by the LCRB. It requires registering the company in BC, finding a store 
location, undergoing thorough background checks for both personal and company information, 
and receiving local government approval. 

3. Municipal business license -  This is a standard license required for any business based in a 
building within a commercial or industrial area of the City of Vancouver. 

Retailer Considerations

 � Only federally licensed producers can sell medical cannabis and must use direct-to-consumer 
online platforms. Retailers advertising as medical cannabis dispensaries must be approved for a 
non-medical retail license after October 17th, 2018. 

 � Stores cannot operate within 300 metres of schools, community centres, neighbourhood 
houses, vulnerable youth facilities, or other cannabis stores.  Stores are also banned in certain 
areas of the city: 
 https://vancouver.ca/doing-business/medical-marjiuana-related-business-regulations.aspx  
(This article still draws the distinction between Medical Marijuana Related Use and other uses. 
However, the City of Vancouver has confirmed this designation is obsolete).

 � Those wishing to open a Cannabis Store must be financially secure enough to either pay rent 
while awaiting approval or forfeit a deposit in the event you are not granted a license. New 
retailers should also anticipate other favourable terms for landlords in order to secure a lease

 � Ensure your potential store is within the parameters listed above to avoid wasting time and 
money leasing an incompatible space. 

By Edward Sim, Associate, NAI Commercial



Landlord considerations

 � To apply for a provincial license, retailers must have proof of ownership or a fully executed lease 
that does not expire for a minimum of 12 months from the date of license approval.

 � Existing retailers must complete the same process as a new applicant, and landlords ought to be 
aware that current stores risk not receiving a license.

 � Retailers are subject to both annual and complaint-driven inspections to ensure adherence 
to compliance. As such, landlords should pay attention to the security they receive should a 
retailer’s license be revoked.

 � The licensing process is lengthy, with many potential pitfalls. A successful application is 
contingent on both local government approval in the form of a development permit (which 
may require community consultation and adherence to municipal bylaws). This could result in 
potentially significant delays, as the province expects a high quantity of applications that must be 
individually reviewed.

 � After receiving a conditional license, but before beginning operations, retailers must complete the 
build out they outlined in their application, pass a store inspection, register and train employees, 
and order product from the LDB. The time to complete this process will be on a case-to-case 
basis and is currently unknown. 

More landlords may consider leasing to cannabis companies given this legitimization in the eyes 
of the law, as the difficulty and length of the application are demonstrated above. A lease must 
be in place for the application to begin, but there is no guarantee of either approval or processing 
time. Landlords will be able to leverage this to input favourable terms but must be aware that the 
stringent guidelines may prevent some applicants from operating. These concerns may be eased 
with favourable terms such as large forfeitable deposits or increased rates. For landlords with existing 
retailers, now is a good time to check your tenant’s progress in the approval process, and ensure 
they are on track to receive a license. The municipality has been relaxed in their approach to policing 
these “grey-area” dispensaries, but we anticipate a more organized crackdown – 62% of stores are 
currently operating outside the city’s land use and business licensing requirements. 
 
The legalization of cannabis presents challenges and opportunities for both retailers and landlords. 
The Catch-22 of requiring a lease to apply for a license will require careful negotiation and flexibility 
from both parties. Regardless, we believe that there is a great opportunity in this sector. We are 
always happy to work with landlords to review and assist with any leasing matters. If you are a 
financially strong retailer that is able to provide fiscal incentives (such as a large non-refundable 
deposit), please contact us to discuss how we can help you secure a lease.

As per the new regulations by the Real Estate Council of BC, we will present each client with a Disclosure of Representation in Trading Services, outlining our duties to our client 
and confirming that the client will be represented under designated agency. This form in no way binds our client to us but makes it clear where our representation stands.

NAI Commercial Ltd. 1075 West Georgia Street, Suite 1300, Vancouver, BC V6E 3C9 | Phone: 604 683 7535 | Fax: 604 691 6688


