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COVER Demand for commercial strata growing but few developers are willing to sell retail or office space 

Please see Brewery page A13

FRANK O’BRIEN

WESTERN INVESTOR

hen  the  BC Col l ege  o f 
Physicians and Surgeons 
purchased nearly three floors 

– about 25,000 square feet – in Delta Land’s 
Hotel Georgia office tower this year it 
revealed the height of the frustration – and 
demand – in the commercial strata sector. 

“I get five calls a week from doctors look-
ing for strata office space,” said Matt Walker, 
senior associate at Avison Young in Vancouver. 
Doctors, he said, are among the professional 
tenants tired of paying landlords’ operating 
costs and ever-higher lease payments. He 
said most of the doctors calling are looking 
for space along the Broadway Corridor where 
“they are captive tenants” due to the proximity 
of the Vancouver General Hospital. 

The office vacancy rate on the Corridor is 
around 5.5 per cent and lease rates for Class 
A space are as high as $30. Add in gross occu-
pancy costs and the price rises to nearly $40 per 
square foot. This may explain why Lululemon 
Athletica bought 1818 Cornwall Avenue in the 
Corridor recently for $65 million.

At the Georgia tower, the doctors would 
have paid north of $500 per square foot for 
7,000-to-8,000-square-foot floor plates in one 
of the top mixed-use office towers in the city. 
Their bulk purchase took nearly a third of the 
71,000 square feet of Class AAA space in the 
tower. 

The Jameson House mixed-use tower on 
West Hastings, by Bosa Properties, has 
already sold out half of its 61,000 square feet 
of offices in a building that won’t complete 
until next year. 

In North Vancouver,  Up Country 

Developments, owners of the Westmark 
building on West 1st Avenue, changed the 
125,000-square-foot office space to strata when 
the anchor tenant moved out. 

Still, of the 700,000 square feet of sub-
stantial new office space being built in Metro 
Vancouver, less than 135,000 square feet is 
strata space, and the ratio in the retail sector is 
even lower. Yet, the demand for commercial 
strata has been apparently outstripping demand 
for years.

Last September, business mogul Thomas 
Fung sold $80 million worth of retail and office 
space in his expanded Aberdeen Centre mega-
mall in Richmond in three days. The lineup of 
mostly Asian buyers stretched for a half a block 
on the sale’s opening day.

And Fung showed another side to the 
strata angle: the Royal Bank of Canada is 

Aberdeen Centre’s anchor tenant. The bank 
signed a lease for 5,000 square feet of space 
in a unit that Fung then sold to an unidentified 
investor.

In fact, estimates are that more than half the 
Aberdeen space sold went to investors, not 
owner-users.

If the harmonized sales tax (HST) should sur-
vive a public vote this year, it could prove a 
boon to those selling commercial space, Fung 
noted. “The HST does not apply to commercial 
properties like strata units in malls or office 
units,” Fung said, “Right there, that’s a saving 
of 12 per cent. You have to pay the HST on 
commercial leases.”

There are very good reasons why there is 
not a lot of strata commercial space, accord-

ing to Walker. “There is not a deep market of 
buyers,” he said.

Most office tenants, he said, like the flex-
ibility offered by leasing and “would rather 
spend money on their business than on bricks
and mortar.”

Also, he said, a cost analysis of buying ver-
sus renting often favours leasing, even with the 
potential of equity returns. “The net rent is less
under a lease,” he said.

Walker doubts that there is much demand for 
smaller investors in the commercial strata 
market, because the high prices for commer-
cial property – around $400 to $700 per square 
foot depending on location – make it difficult
to achieve positive cash flow.

(ABOVE) Sales and marketing agents Sarah McPhee and Allan De Genova at Wesgroup Properties’ Brewery District in New 
Westminster: doctors, medical specialists and investors have bought 70 per cent of the strata office space. (RIGHT) Jameson House by 
Bosa Properties in downtown Vancouver: half of its 61,000 square feet of office space has already been pre-sold as strata units. 
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Your specialist in PRIME income-generating 
and redevelopment opportunities:

www.danpreston.ca
Personal Real Estate Corporation

C O M M E R C I A L 
R E A L  E S T A T E  S E R V I C E S

SENIOR'S DEVELOPMENT SITE  
SALE: $2,800,000 

Foundation in place, tendered plans, 
permits, ready to complete.

WANTED EST. BUSINESS
10-20 MILLION GROSS SALES

WILL PAY TOP DOLLAR

LOWER MAINLAND
 Fully Operating Seniors Building

1 Year Old - $39 Million

30 ACRES 
Residential Mountain Top
20 Estate Homes - $3.5M

Mixed Development New Westminster
39 Apartment Units, 7 Townhouse Units

$2.85 Million

10 Acre Mixed Use Development Site
Appraised $8.2M Offer $6M or joint venture 

RAY LEWIS
604-812-9733West Coast Realty  

L A N G L E Y

Tony Alves 604 889-7008
Sutton Centre Realty

Gorgeous hotel units, “strata” not time share. In one of the 
top hotels in the city. Located in the best and priciest city 
location of Coal Harbour, with water and mountain views, 

steps to new convention 
centre, Robson St. & Stanley 
Park. A very healthy return of 
8-9% on this carefree and 
headache free investment 
by sharing in the total revenue 
of this destination four star 
hotel.    $212,800K

8-9% 
NET RETURN 

Townhome Development Site
Morgan Creek Heights

Unique & Sound Investment
Marriott Pinnacle Hotel

Excellent location King George & 24th 
Ave. Build townhomes or hold for future 
development with neighbours. 
Good spacious rental home plus 
large garage shop and sheds 
on property now.
Asking 
$1,550,000

INVESTOR ALERT
Lotto 649, Turn 4.9 mill to 12.5 + mill, 18 lot subdivi-
sion zone SR-1 zoned for 1 acre in Langley BC, New 
sewer line is only a couple block away, this property 
is fl at, gravel based, 10,000 sq ft building has poten-
tial income, only asking $4.9 Mil, email for details. 
31 acres blueberry farm with 8 bed rm house 15 year 
old plant, last year crop was over 250,000.00 only 
3.2 mill.

Great investment 16.44 acres blueberry farm with 
7200 sq ft new house made for 2 family only 2.5 mill.

5 acres out of ALR with over 8547 sq ft house and 2nd 
house have B & B potential income from 2nd property 
over $4500.0 per/ M,  asking $3.9 mill.

AMARJIT GILL 

604-614-7101 Global Force Realty
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Distribution Warehouse   

Warehouse in Chilliwack 4600 sq. ft. warehouse 
for lease in central location in Chilliwack. Permitted use 
includes light manufacturing, retail, offi ces, storage etc. 
The CSM Zone permits a wide variety of uses. This is at 
Harvard Business Park and has easy and quick access to all 
transportation routes. For sale or lease available at $7 NNN.

Corney Les 604-795-6938 

RE/MAX Corney Les Realty 
www.morechilliwackrealestate.com 

Located at Duke Point near Nanaimo this 35000 sq. ft. warehouse is ideally 
situated for distribution of goods to Island locations. Just 5 years old this 
building has 22 ft. ceilings, fi ve loading bays, 1800 sq. ft. of offi ce space as 
well as a 3 bedroom caretaker suite. Now available for sale at $4.3 million or 
for lease at $9 NNN.

OFFICE STRATA 
UNITS 

1050 PACIFIC ST (Main Office Entrance) 
Unique opportunity to own a dual use strata 
consisting of a 613 sf office with street entrance 
+ a 870 sf 2 bdrm suite above. 2nd entrance 
2J – 1033 Marina side.  $1,049,000

2132 ALBERTA (Near 6th & Cambie) 
2357 sf 2 level C1 Zoned building. Rebuilt 
10 yrs ago. Lower level is vacant, 2nd level 
is a private 2 bed, 2 bath residence. Bonus: 
1200 sf 3rd fl roof deck. $1,690,900

COMMERCIAL DEVELOPMENT 
SITE - LANGLEY

21427 83rd AVE near 216 St. proposed 
interchange in Willoughby Heights in Lan-
gley. 1.51 acres for sale (65,000 sq ft) + 
Properties on either side may also be avail-
able (for another 3 acres). Currently zoned 
SR-2. Suburban Residential with 4200 sq 
ft house & a few outbuildings on property. 
Potential future re-zoning to Highway Com-
mercial once interchange finished in 2013 
(strip mall, hotel?)  $1,999,000

11880 – 11920 96A AVE
4 lots with 275 ft frontage & 36,000 sf 
of land, zoned single family. Most proper-
ties currently rented. Great holding prop-
erty! Go to web for info package and area  
video.  $1,921,000

8810 TEXAS CREEK RD – LILLOOET
(8km south of Lillooet) 17+ acres – view lot on 
a knoll, drilled well, sweeping views of val-
ley, mountains & river. Golf course nearby. 
Build your dream home.  MUST BE SOLD
 $139,000

YALETOWN  
DOG BOUTIQUE

1146 PACIFIC BLVD The Dog & Hydrant, 
Speciality Dog Pet Products, located on a 
busy street in the heart of Yaletown.  800 sq/
ft of space with average sales of $15,000/
month.  Leased at $4,300/mo (all in). Po-
tential to expand to dog grooming at this 
location – Call for more info. $125,000

To view listings please visit:

 www.6717000.com/biz

1428 W 7th Ave.,  
Vancouver, B.C.

Crest Realty  
(Westside)

NORTH SURREY 
LAND ASSEMBLY  LILLOOET LAND FOR SALE - 17 ACRES  

1.5 HRS NORTH OF WHISTLER

 LES TWAROG
(604)671-7000

APR 2011

from A11
As well, unlike a residential unit, it can take 

months, not days, to lease out an office or retail 
space if a tenant vacates. Also, financing for 
strata commercial can be difficult to access. 
Lenders often require a down payment of from 
30 per cent to 40 per cent. On a $500,000 com-
mercial strata, for example, an investor would 
have to put at least $150,000 down and also pay 
for an appraisal, building inspections, loan fees 
and other costs. 

There are also tax issues to consider. 
Businesses routinely can deduct the full amount 
they pay in rent. Owners of rental property can 
write off repairs immediately, but improve-
ments to commercial real estate have to be 
deducted over a number of years, the same with 
depreciation on commercial buildings. The 
buyer can deduct interest on the purchase loan, 
property taxes and other qualifying expenses, 
however.

Large developers see commercial buildings 
as providing steady, long-term income from 
leases, not the quick cash of strata sales, which 
will likely keep stratas a niche opportunity. 

For doctors and dentists, however, who need to 
improve premises to specific needs and want 
to secure a precise location, buying rather than 
leasing can be attractive. 

This is seen in New Westminster, where 
Wesgroup Properties is selling office space 
in its new nine-acre Brewery District. The 

under-construction site includes retail, offices 
and condominium residences.

Due to its proximity to the Royal Columbian 
Hospital, the strata space is dedicated to the
medical community, offering a mix of flexible 
spaces, exclusive doctor parking and direct
access to the hospital. Allan De Genova of 
Focus Real Estate Marketing, which is han-
dling sales, said one medical specialist bought
an entire floor, and other doctors have taken
800-square-foot-to-2,000-square-foot spaces. 

De Genova said his last six sales were all
investors, who took smaller office spaces that 
share a central lobby and reception area. This 
space will likely be leased to doctors. “Investors 
see it a a blue-chip play,” he said. 

He added that it is not only physicians who 
are buying space, but those providing medical
supplies and services. Prices for the Brewery 
office strata are around $680 to $700 per square
foot for fully fixtured offices, and 70 per cent of
the 50,000-square-foot building is sold out.

Yet Gino Nonni, president and CEO of
Wesgroup Properties, does not see a lot of
strata commercial in Wesgroup’s future. “The
Brewery District offered a niche opportunity 
for the medical community,” he said, adding
Wesgroup will still lease out the bulk of its 
commercial space. 

For instance, the 280,000-square-foot BC 
Transit offices being built at the Brewery will 
be leased space, a deal brokered by Avison
Young, and will be owned by Wesgroup, as
will the 30,000-square-foot Thrifty’s grocery 
store and other leased retail space.◆

Each office is independently 
owned and operated.

Each office is independently 
owned and operated.

F O R  S A L E
Successful Branded 

Coffee Roasting 
Company

Selling due to retirement.  
Over $800,000 in equipment is 

included in the price.  
Does not include inventory.   

Price: $2,000,000  
(including equipment)
Viewing by appointment only.

www.bestgourmet.com
Please call  

MITRA or SANNI at: 604-465-5112
Best Gourmet Coffee 

Maple Ridge, BC

Property Investor?

Contact Bill Babcock
604-230-9392 

BBabcock@telus.net

Are you looking for an  
Investment (Suite) In Vancouver?

We can find the right suite for you 
& manage the rental for  
trouble free ownership.

Contact: Alana Bertini at
604-437-1123 (Bus.)  604 -341-6220 (Cell)
bertini@telus.net • www.alanabertini.com Westburn Realty Ltd

Two free standing buildings completely 
renovated with Ford Dealership as  
tenant. 15,400 sqft of buildings, 9 
grade loading doors and 1.4 acres 
of land with Full Hwy 99 Sea to Sky 
exposure. Located in Downtown 
Squamish. Near 6.6% Cap Rate  
Reduced to $4,490,000

SOLID INVESTMENT OPPORTUNITY Squamish BC
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