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Executive Summary 
aŜǘǊƻ ±ŀƴŎƻǳǾŜǊΩǎ hŦŦƛŎŜ 5ŜǾŜƭƻǇƳŜƴǘ LƴǾŜƴǘƻǊȅ ŀƴŘ ¢ŜŎƘƴƛŎŀƭ wŜǇƻǊǘ was prepared in late 
2022 and early 2023, and is an update of the 2018 edition. The report explores the factors that 
influence regional-scale office development and occupancy decisions, and identifies challenges 
and opportunities for office growth in Metro VancouverΩs Urban Centres. It identifies key issues 
and trends affecting office space to better inform government policies. Although the COVID-19 
pandemic has had a significant impact and disruption on office occupancy matters, this report 
looks beyond the pandemic to longer term implications and considerations.  

Advancing Regional Planning Goals 

Actions to encourage office development in Urban Centres and areas well served by transit are 
key elements of the Metro Vancouver regional growth strategy. Regional policy directs office 
development and associated activities to Urban Centres, as promoting significant new office 
development outside of Urban Centre locations such as in suburban office parks can have 
negative impacts on land use and transportation patterns for the region.  
 
Office space accommodates growth of businesses and employment within the local community 
and larger region. These accommodations, in the form of office buildings, are built by 
developers who respond to market signals such as demand and supply. 
 
Focusing office development in Urban Centres benefits the regional transportation system and 
livability in a number of ways: by supporting the development of complete and walkable 
communities, reducing vehicle commutes and employee transportation costs, protecting lands 
for other uses, complementing commercial and residential land uses, and increasing the 
vibrancy and success of ǘƘŜ ǊŜƎƛƻƴΩǎ Urban Centres. 
 
Planning policy and market forces are partially aligned. Office tenants increasingly desire 
locations that are well-served by rapid transit and urban amenities, while still in some cases 
highway access and suburban sites are also needed by other tenant types. There have been 
significant new office development projects in downtown Vancouver, responding to the strong 
tenant demand, especially by the growing number of tech companies that need to be by urban 
amenities to attract and retain talented workers. However, office growth in many other Urban 
Centres has been limited. 
 
The report was informed through an investigation of the market and planning factors that 
influence the location, type, and amount of office development and occupancy in Metro 
Vancouver. Information about the office market and office development was gathered through 
a review of relevant publications, compilation of a comprehensive inventory database of office 
buildings1, and in-depth interviews with experienced industry participants2, including major 
office developers, and brokers, and municipal planning and economic development staff. 

                                                      
1 Note that this report and associated inventory statistics should replace previous reports, as the inventory has been further 
refined with every subsequent edition. 
2 The preparation of the earlier edition of this report was informed by other interviews at that time, including with office 
tenants. Comments that are still relevant are retained in the updated edition of this report. 
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Office Inventory Summary 

Based on the comprehensive inventory prepared by Metro Vancouver, at the end of 2022, 
there were 78 million sq ft of office space in the region located within 1,338 buildings with 
10,000 sq ft or more of office space. Individual buildings with less than 10,000 sq ft of have 
been excluded from the inventory, as they are challenging to measure and likely comprise only 
a small component of the total inventory. Summary findings from the analysis of the office 
building inventory data: 
 

¶ Approximately half (47% of buildings and 55% of floor space) of the office inventory was 
located in Vancouver/UBC, with other notable sub-regions being Burnaby/New 
Westminster (at 16% and 17% respectively), Surrey/White Rock (14% and 12%), and 
Richmond (7% and 6%). 

¶ Slightly over three-quarters (77%) of the office inventory was located on lands regionally 
designated 'General Urban', which are intended to accommodate a wide variety of land 
uses. Of the balance, 20% was located on 'Mixed Employment' lands which can 
accommodate various commercial uses, and 3% on ΨIndustrialΩ lands. 

¶ Of just the office inventory in Urban Centres, 69% was located in the Metro Core 
(downtown Vancouver and the Broadway Corridor), 16% in Regional City Centres, 9% in 
Municipal Town Centres, and 6% in the Surrey Metro Centre. The balance, 22.6 million sq 
ft, was not located in Urban Centres. 

¶ Most of the office inventory in the Metro Core and the Regional City Centres (90% and 
79%, respectively) was within 800 metres of rapid transit stations, whereas 46% of the 
office space in Municipal Town Centres was near rapid transit. 

¶ Relative to the Frequent Transit Network (FTN), 51 million sq ft (65%) of office space was 
located within 800 metres (10-minute walk) of a rapid transit station, and 18.8 million sq 
ft (24%) was located within 400 metres (5-minute walk) of FTN bus only. The balance, 8.4 
million sq ft (11%) of office space, was located beyond the FTN service area.  

¶ Of the inventory not within Urban Centres (22.6 million sq ft), 21% was within 800 
metres of rapid transit service and 46% was within 400 metres of FTN bus only.  

¶ Of the total inventory, 7.6 million sq ft (10%) was neither in an Urban Centre nor near 
FTN transit (either bus or SkyTrain). 

¶ The 55 million sq ft of office space located in the 26 Urban Centres was distributed 
predominately in the Metro Core with a total of 38 million sq ft or 69% of the total office 
space in Urban Centres in the region. The next largest Urban Centres (at less than one-
tenth the size) are Metrotown City Centre and Surrey City Centre at approximately 3 
million sq ft each, and Richmond City Centre at 2 million sq ft.  

¶ The average amount of office space in the seven Regional City Centres was 1.3 million sq 
ft  each, while the seventeen Municipal Town Centres contain relatively limited amounts 
of office space (6% of the regƛƻƴΩǎ ǘƻǘŀƭύΣ ǿƛǘƘ ŀƴ ŀǾŜǊŀƎŜ ƻŦ нулΣллл ǎǉ Ŧǘ ƻŦ ƻŦŦƛŎŜ ǎǇŀŎŜΦ  

¶ Most office buildings (86%) are under 100,000 sq ft in size, and 11% in the 100,000 to 
250,000 sq ft range. There are very few buildings (43 of 1,338) over 250,000 sq ft; 3% of 
buildings, representing 21% of the total floor space.  
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¶ Of the entire inventory, the average size is 58,000 sq ft and the median size is 31,000 sq 
ft. 

¶ There is a gradual upward trend in the size of office buildings over recent decades, with 
some years being skewed by a few very large building completions. 

Recent Office Development Growth 

Office development is impacted primarily by market demand. The office development process 
(approvals, design, financing, marketing, permitting, construction, and occupancy) is often 
complex and lengthy, and cannot always be fully completed within a single economic / market 
cycle. Analysis of the newer building stock completed between 1990 and 2022, which totalled 
41 million sq ft, is summarized as follows: 
 

¶ Office building completion rates and distribution patterns vary considerably from year-
to-year.  

¶ A large proportion of existing and newer office space is located in the Metro Core, 
centred in downtown Vancouver, and at other locations with rapid transit service. 
Smaller Urban Centres are generally attracting only limited office development activity.  

¶ There was significant office development between 1990 and 2002. For the 2004-2012 
period, development was considerably lower (except for 2009), with another cycle 
peaking in 2015. 

¶ During the 2003-2012 period, the completion of new office projects was considerably 
lower. In years with higher levels of completion, a large proportion of that occurred in 
the City of Vancouver, mostly in the form of large new buildings in the downtown core. 

¶ Non-Urban Centre development peaked in the 1990-2009 period, while from 2014 to 
2022 the proportion of office space development in Urban Centres and particularly 
Metro Core increased. 

¶ 63% of the newer office stock was built within Urban Centres (compared to 71% for the 
entire stock). The balance of office development was located outside of Urban Centres.  

¶ 60% of the newer stock was located within 800 metres of rapid transit stations, with 41% 
located within the Metro Core (all with access to FTN transit). Of the newer inventory, 
15.3 million sq ft or 37% was located outside of Urban Centres. 

¶ 60% of newer office development was located within 800 metres of rapid transit, and 
23% within 400 metres of FTN bus only. The balance, 17%, was located in areas not 
accessible to the FTN.  

Market Trends 

A variety of types of office buildings in diverse locations are required for different types of 
office tenants. The region has relatively few large office tenants (e.g. corporate headquarters) 
and many smaller ones, which challenges the development of new large-scale office buildings. 
Although in the last few years there has been significant growth of tech sector tenants. 
Ultimately, businesses make individual decisions and consider the trade-offs regarding 
accommodation costs and features.  



Office Development in Metro Vancouver: 2022 Inventory and Technical Report | v 
 

Market Conditions and Developments 

¶ Prior to the COVID-19 pandemic starting in early 2020, the ǊŜƎƛƻƴΩǎ office market was 
very strong with low vacancy rates and increasing lease rates, spurring considerable new 
major office developments, especially in downtown Vancouver.  

¶ There was significant growth in the tech sector, with large companies occupying large 
blocks of office space and seeking premium accommodations and amenities found in the 
Metro Core. 

¶ Although there are a number of large high-profile office projects coming to market, there 
are also many smaller or mid-sized office buildings. These buildings serve local areas and 
may be located throughout the region, and not necessarily in Urban Centres or near 
transit. Demand is limited in smaller Urban Centres with less accessibility and lower 
levels of transit service. 

¶ More recently, due to the COVID-19 pandemic and associated rapid growth in remote 
working, the amount of office space needed, its utilization, and design have been greatly 
impacted. The long-term implications of this on office space demand are not yet known.  

Tenant Preferences 

¶ Office tenants increasingly prioritize accessibility to rapid transit service and urban 
amenities, and developers are responding accordingly, which is a change from the more 
suburban development patterns of earlier decades. 

¶ Not all tenants wish to locate in Urban Centres, as some businesses prioritize highway 
access or other features, including lower costs. 

¶ Some tenants may prefer an architecturally unique and high-profile building; however, 
these buildings can be less efficient and cost more. Some businesses seek a high prestige 
central business district office location (i.e. downtown Vancouver) and are able and 
willing to pay a premium. Proximity to urban amenities is strongly desired by tech 
tenants, such as Mt. Pleasant in Vancouver.  

Trends 

¶ There was significant growth in co-working facilities prior to the pandemic, namely 
WeWork and Regus / Spaces, that provide spaces and services to a range of tenant types, 
responding to the desire for flexibility by business occupants.  

¶ There has been an apparent increase of strata development projects, rather than 
conventional lease rental tenure. From a development perspective, strata values can 
drive up residual land prices to the point where non-strata / lease development is no 
longer financially viable. That noted, the extent of strata development is limited, and 
some of that space is ultimately leased. 

¶ There was a trend towards open concept office design to encourage collaboration and 
achieve space efficiencies. Due to the COVID-19 pandemic being a communicable disease 
and the increase in remote working and online meetings, desired office space designs are 
changing. 
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Key Considerations for Office Development 

Office market characteristics such as demand, rental rates, preferences, scale, design, and 
development potential vary greatly by sub-market. The strengths of the Metro Vancouver 
regional economy, particularly relating to the office market, include: a ΨVancouverΩ brand that is 
internationally recognized, a boom in the tech sector with large American companies that are 
locating operations in Vancouver to access an international and educated workforce subject to 
/ŀƴŀŘŀΩǎ immigration policies, the region being a livable and desirable place with many 
amenities, and a strong education system that fosters talent. Challenges or weaknesses include 
the high cost of housing and living, as well as high land and construction costs for development, 
and long and uncertain development approval processes that increase risk for projects. 
 
The main office market of the region, the Metro Core, experienced strong office demand, 
leading to increasing lease rates and spurring development of additional office space supply in 
the years leading up to the pandemic. This growth was largely driving by demand from 
expanding tech companies, such as software and animation, that desired locations in the Metro 
Core to attract and retain talented employees. With the completion of some buildings that 
started before COVID-19 ŀƴŘ ǘƘŜ ǇŀƴŘŜƳƛŎΩǎ continued influence on the office market, the 
number of new office development projects in the immediate future is expected to be limited.  
 
As the population, economic activity, and workforce grows in the outer parts of the region it is 
expected that the demand for office space in those areas will also grow. However, this may take 
a long time, as small communities still have limited scale in terms of population and economic 
throughput and thus limited office demand. Building new office space in a sub-market without 
adequate demand may simply steal or re-locate tenants from one part of that sub-market to 
another, not actually attracting new tenants (i.e. zero-sum). 
 
The best effort to attract tenants to outer Urban Centres may be as a value proposition (e.g. 
lower rents, and offering some urban features / amenities, at a location that is closer to a 
segment of the workforce). However, from a development perspective, construction costs are 
high in all locations. As such, it is difficult to make projects financially viable in outer Urban 
Centres that experience low office rents. Consequently, developers are concerned about being 
'forced' rather than 'encouraged' by municipalities to build office space in locations with weak 
demand, which may lead to long-term vacancies. 

Future Considerations for Office in Urban Centres 

Based on the research and interviewees, the report outlines various actions for consideration 
by different parties to support office space in Urban Centres. These are organized into two 
parts in the final section of the report: priority actions that can be acted on immediately, and a 
list for further exploration. 
 
The issues of concern most consistently expressed by interviewees and supported by research, 
and which can be undertaken in the shorter term with relatively high potential of effectiveness 
are: 
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¶ Development Approval Process - Streamline the development review / approval 
process, reduce the uncertainties and risks, and manage municipal charges / fees. 

¶ Land Use Planning - Encourage, but do not mandate, mixed-use projects with office 
components; rather, allow market demand to inform the supply of office development in 
specific locations.  

¶ Zoning Definition - Allow general office uses, rather than overly specific /  limiting types 
of office business uses. This would improve tenanting flexibility and decrease landlord 
risk. 

¶ Tenant Permits - Shorten and simplify the permitting process for basic interior 
improvements / renovations needed when new office tenants occupy a premise and 
operate a business. 

¶ Municipal Incentives - Explore financial or regulatory incentives to encourage office 
development, and reduce policy and regulatory barriers. 

¶ Research - Undertake further relevant research and case studies / best practices / 
innovation profiles into topics such as integrating office space into mixed-use or multi-
use projects, and also identify where office components may or may not be warranted. 

Developers and tenants want to work with municipalities to build and occupy new projects. 
Generally, the private sector desires the flexibly to build the type of office space that is in 
demand, where warranted, and to allow for increased development densities to take advantage 
ƻŦ ΨǎǘǊƻƴƎΩ ƭƻŎŀǘƛons. In turn, municipalities want new projects to advance economic goals and 
the private sector to help create spaces for jobs that advance complete community objectives, 
while also ensuring that development matches infrastructure and amenity investments.  
 
Municipalities in the region continue to make various efforts to attract office development to 
their communities. In some cases, these efforts match market forces, such as in the Metro Core 
and surrounding areas where there is consistent and strong demand, especially for tech tenants 
that seek to locate in areas rich with rapid transit and urban amenities. In other places, market 
demand is spurring office development at SkyTrain station locations that are not necessarily in 
Urban Centres. In some locations, however, municipalities are encouraging mixed-use 
development with office space components where developers state that there is limited office 
market demand. Where this occurs, some developers feel that this approach introduces office 
supply in the hopes of generating demand that may not materialize and the space remains 
vacant.  
 
Nevertheless, as local populations and associated workforces grow, and smaller-scale Urban 
Centres develop capacity and scale over time, the opportunity for providing population-serving 
office space will increase in these locations. Substantially, it is market forces rather than 
government policies that produce office development; prioritizing growth to target areas 
requires both market demand and public sector investment.  
 
Ultimately, office development is a large investment decision, with the main factors being land 
values, construction costs, and lease rates. There is little that local governments can do to 
significantly impact those factors; other items that municipalities may have influence over tend 
to be less impactful.   
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1.0 Lb¢wh5¦/¢Lhb 

1.1. wŜǇƻǊǘ tǳǊǇƻǎŜ 

The purpose of this report3 is to explore the factors and trends that influence office 
development and occupancy decisions in the Metro Vancouver region, and identify challenges 
and opportunities for office potential in Urban Centres. The report is informed through an 
investigation of the market and policy factors, as well as ongoing trends, which influence the 
location, type, and amount of office development and occupancy in Metro Vancouver. This 
research includes detailed analysis of office building development patterns in the region over 
the past century, and particularly the last few decades, supplemented with key informant 
interviews and literature review.  
 
The report was prepared in late 2022 and early 2023. Although the COVID-19 pandemic has had 
a significant impact of office occupancy matters, this report looks beyond the pandemic to 
longer term implications and outcomes. 
 
Actions that encourage office development in Urban Centres and areas well-served by transit 
are key elements of the regional growth strategy. While residential development in Urban 
Centres has been robust in recent years, office development has been limited primarily to 
certain locations. This report identifies areas for further exploration and opportunities for 
Metro Vancouver, member municipalities, developers, and other organizations to work 
together to advance office development in Urban Centres. 

1.2. wŜǎŜŀǊŎƘ vǳŜǎǘƛƻƴǎ 

Three main methods were used in preparing this report: 1) information about the office market 
and the office development process was gathered through a review of relevant publications; 2) 
compilation of a comprehensive inventory database of office buildings in the region; and 3) in-
depth interviews with key industry participants, including major office investors, developers, 
brokers, and municipal staff.  
 
The following section addresses the state of the office market in Metro Vancouver, policy 
considerations, office development and tenancy issues and trends, as well as possible actions 
by the public and private sectors. These research questions are explored and answered in the 
balance of the report.  

1.2.1. ²Ƙŀǘ ŀǊŜ ǘƘŜ ǊŜƎƛƻƴŀƭ ŘƛǊŜŎǘƛƻƴǎ ŀƴŘ ǘǊŜƴŘǎ ŦƻǊ ƻŦŦƛŎŜ ŘŜǾŜƭƻǇƳŜƴǘ 
ƭƻŎŀǘƛƻƴΚ 

Metro 2040, the regional growth strategy, adopted in 2011 (and updated as Metro 2050), 
directs office development to Urban Centres, continuing the direction established in past 

                                                      
3 This report is an update of the earlier edition completed in 2018. 
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regional plans. Focusing office development in ǘƘŜ ǊŜƎƛƻƴΩǎ Urban Centres benefits the regional 
transportation system and livability in a number of ways, by: encouraging transit usage and 
reducing vehicle commutes, employee transportation, costs and associated greenhouse gas 
emissions; complementing commercial and residential land uses; increasing the vibrancy, 
livability, and success of Urban Centres; and protecting lands for other uses such as industrial. 
Some population-based, local serving office tenants located outside of Urban Centres are also 
considered appropriate to serve the needs of area residents.  
 
Planning policy and market forces are partially and increasingly aligned. The market tends to 
respond to locations that are well served by rapid transit and urban amenities, while still some 
tenants need highway access with ample vehicle parking. In the past, access to highways was a 
priority for many office tenants, and office developers built accordingly. However, increasingly 
office tenants recognize the benefits to their businesses and employees of being located near 
transit (particularly rapid transit stations) and amenities in ǘƘŜ ǊŜƎƛƻƴΩǎ Urban Centres.  
Specifically, ongoing market trends include: 

¶ The Metro Core (downtown Vancouver and Broadway Corridor) experienced significant 
growth in new supply of large office buildings, with strong demand especially from tech 
sector tenants; 

¶ In other Urban Centres, the supply of new office space is limited or varies; 

¶ Some rapid transit station locations outside of Urban Centres are attracting office 
development and tenants, as they can offer the transit accessibility of an Urban Centre, but 
at lower costs;  

¶ Reflecting market demand, there are few new office parks in the region outside of Urban 
Centres in locations that have poor transit service and limited amenities; and 

¶ Evolving growth of new forms of office tenure, specifically strata and co-working. 

 
While rapid transit station accessibility is increasingly desirable, the value of transit is not 
universal. Adjacency to a rapid transit station (i.e. SkyTrain) is beneficial, but those rapid transit 
station locations alone do not always provide a mix of supporting land uses and the presence of 
urban amenities. Furthermore, the connectivity of transportation systems is better within a 
network, than at the ends or edges of the network. Urban Centres can offer the full range of 
functions and amenities that stand-alone transit station locations may not provide.  

1.2.2. ²Ƙŀǘ ŀǊŜ ǘƘŜ ōŜƴŜŦƛǘǎ ƻŦ ƭƻŎŀǘƛƴƎ ƻŦŦƛŎŜ ǎǇŀŎŜ ǿƛǘƘƛƴ ¦Ǌōŀƴ /ŜƴǘǊŜǎΚ 

As stated in the regional growth strategy, Urban CentrŜǎ ŀǊŜ ƛƴǘŜƴŘŜŘ ǘƻ ōŜ ǘƘŜ ǊŜƎƛƻƴΩǎ ŦƻŎŀƭ 
points for concentrated growth and transit service, and priority locations for employment, 
higher density housing, commercial, cultural, entertainment, institutional, and mixed-uses. The 
regional growth strategy identifies 26 Urban Centres of varying scale, distributed throughout 
the region. 
 
By locating office space and associated employment in Urban Centres, a number of benefits can 
be achieved, including: 

¶ Improve access and use of public transit;  
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¶ Reduce reliance of vehicle use for commuting and thus less congestion and greenhouse gas 
emissions; 

¶ Reduce transportation costs for workers; 

¶ Complement surrounding retail, residential, and institutional uses; 

¶ Improve access to various amenities for office workers, such as area shops and services; 

¶ Support workforce attraction and retention; 

¶ Contribute to surrounding businesses by locating additional employees in the immediate 
area; 

¶ Contribute to the general vibrancy, livability, and success of Urban Centres; and 

¶ Support the development of complete communities. 

1.2.3. ²Ƙŀǘ ŀǊŜ ǘƘŜ ǇǊƻōƭŜƳǎ ǿƛǘƘ ƭƻŎŀǘƛƴƎ ƻŦŦƛŎŜ ǎǇŀŎŜ ƻǳǘǎƛŘŜ ƻŦ ¦Ǌōŀƴ 
/ŜƴǘǊŜǎΚ 

Despite longstanding regional policy to direct office growth to Urban Centres, the market 
pattern during the 1990s was defined by significant new office development in suburban office 
parks outside of Urban Centres. Although that trend has since changed, that pattern and those 
older buildings remain. 
 
Typically, these office parks are located in areas far from transit services, and have a much 
higher proportion of employees who drive to work. This dispersed pattern is challenging from a 
regional perspective for several reasons, particularly to provide an efficient transportation 
system. Secondly, more driving means more traffic congestion and makes it difficult to meet 
ǘƘŜ ǊŜƎƛƻƴΩǎ climate actions and greenhouse gas emission reduction targets. Thirdly, the 
creation of office parks came ŀǘ ǘƘŜ ŜȄǇŜƴǎŜ ƻŦ ǘƘŜ ǊŜƎƛƻƴΩǎ ƭƛƳƛǘŜŘ ƭŀƴŘ ǎǳǇǇƭȅ, often built on 
land that was once used or designated for industrial purposes. Finally, locating jobs and 
activities in office parks can ƘŀƳǇŜǊ ǘƘŜ ƎǊƻǿǘƘ ƻŦ ǘƘŜ ǊŜƎƛƻƴΩǎ ¦Ǌōŀƴ /ŜƴǘǊŜǎΦ ¦Ǌōŀƴ /ŜƴǘǊŜǎ 
need all types of activities to thrive, with employment contributing to their vibrancy and 
success. For employees, being in an Urban Centre is also preferable to working in an office park, 
in terms of both the amenities and transportation options. Office tenants are increasingly 
selecting desirable urban locations in order to attract and retain a talented workforce, 
especially notable for the tech sector. 

How are office market trends evolving? 
The Metro Vancouver office market is diverse, segmented and represents a variety of regional 
locations and different tenant needs. Office development occurs at different types of locations, 
ranging from the Metro Core to other Regional City Centres, Municipal Town Centres, rapid 
transit stations, and elsewhere.  
 
Office tenants and employees increasingly prefer transit-accessible locations, namely rapid 
transit stations (i.e. SkyTrain); that demand is demonstrated through consistently lower 
vacancies and higher rents at those locations. Responding to the strong office demand before 
the COVID-19 pandemic, a number of major office developments were recently completed and 
are underway in downtown Vancouver, and in some other growing centres.  
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Downtown Vancouver, other Urban Centres, SkyTrain stations, and auto-oriented office parks, 
all continue to serve different types of business needs and office markets. However, there is an 
overall and growing trend towards new developments locating near ǘƘŜ ǊŜƎƛƻƴΩǎ SkyTrain 
stations, which fills an important need in the office market. 
 
Despite development activity indicating that transit-accessible locations are increasingly in 
demand, there exists office parks outside of Urban Centres that are poorly connected to the 
transit system. Although there has been limited office park development in the past decade, 
these locations can offer larger sites, which allow for low rise buildings with larger floorplates, 
better access to the highway network with ample parking, and other features desired by certain 
types of tenants.  
 
Past office designs striving for increased efficiencies in terms of reduced space per worker and 
shared work spaces are being reconsidered due to infection spreading concerns associated with 
the pandemic. These changes in utilization rates will have transportation impacts in terms of 
the amount of required parking, transit demand, and building design, as well as on the amount 
and type of onsite amenities.  

1.2.4. ²Ƙŀǘ ǘƻƻƭǎ Řƻ ƎƻǾŜǊƴƳŜƴǘǎ ƘŀǾŜ ǘƻ ǎǳǇǇƻǊǘ ƻŦŦƛŎŜ ŘŜǾŜƭƻǇƳŜƴǘ ƛƴ 
¦Ǌōŀƴ /ŜƴǘǊŜǎΚ 

The regional growth strategy requires municipalities to prepare Regional Context Statements 
identifying how local plans will direct office development to Urban Centres and support the 
regional employment targets. Through Official Community Plans (or equivalents), local area 
plans, zoning bylaws and other policies, and as the local approving authority, municipalities can 
advance and support this important objective. Supplementing market trends, municipal policies 
can encourage office development proposals within and discourage projects in locations 
outside of Urban Centres. Additionally, to support office development in desired locations, 
municipalities can explore reducing barriers and incent investment through tools such as: pre-
zoning land for office use and density; expediting the development application and permitting 
process; introducing regulatory and financial incentives; and other possible means, financial 
and otherwise, appropriate for local circumstances.  
 
Beyond land use plans and tools, governments at all levels can provide signals to the market 
about appropriate locations for office investment. Providing transportation and other 
infrastructure at the right locations to support Urban Centre development is important to the 
health and vibrancy of the regional economy and communities. Businesses want 
accommodations that best meet their needs in terms of location, accessibility, facilities, design, 
amenities, costs, and other features. By improving the transit service, urban amenities, and 
infrastructure offerings in Urban Centres, these locations can become more attractive to office 
developers and office tenants as locations for investment. Yet those lands can also be very 
expensive, which is a major aspect of project viability. Decisions by public agencies, including 
the location of educational, medical institutions, and other government office facilities in Urban 
Centres can also spur further market and development interest. 
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1.3. wŜƎƛƻƴŀƭ DǊƻǿǘƘ {ǘǊŀǘŜƎȅ /ƻƴǘŜȄǘ 

The Metro Vancouver region is forecast to grow by approximately one million residents and 
рллΣллл Ƨƻōǎ ōŜǘǿŜŜƴ нлнм ŀƴŘ нлрмΦ ¢ƻ ǇǊƻǘŜŎǘ ǘƘŜ ǊŜƎƛƻƴΩǎ ŀōƛƭƛǘȅ ǘƻ ŀǘǘǊŀŎǘ ƛƴǾŜǎǘƳŜƴǘ ŀƴŘ 
jobs, the regional growth strategy establishes regional land use designations and overlays that 
the member municipalities must consider and advance through local planning. The Urban 
Containment Boundary limits encroachment into lands regionally designated as 'Agricultural', 
'Rural', and 'Conservation & Recreation'. The 'Industrial' and 'Employment' designations protect 
lands for industrial and employment uses. Office and commercial uses are encouraged to locate 
in Urban Centres and Frequent Transit Development Areas (FTDA), generally located on lands 
regionally designated 'General Urban', which allows for a variety of uses. 
 
wŜŦƭŜŎǘƛƴƎ ŎƻƴǘƛƴǳƛƴƎ ǇƻǇǳƭŀǘƛƻƴΣ ŜƳǇƭƻȅƳŜƴǘΣ ŀƴŘ ŜŎƻƴƻƳƛŎ ƎǊƻǿǘƘ ƻƴ aŜǘǊƻ ±ŀƴŎƻǳǾŜǊΩǎ 
limited land base, focusing and densifying development in Urban Centres is an important 
element of the regional growth strategy. To build vibrant and livable communities, the regional 
ƎǊƻǿǘƘ ǎǘǊŀǘŜƎȅΩǎ {ǘǊŀǘŜƎȅ мΦн ƛƴŎƭǳŘŜǎ ǎǇŜŎƛŦƛŎ ǇƻƭƛŎƛŜǎ ŀōƻǳǘ ƻŦŦƛŎŜ ǎǇŀŎŜΣ ƛƴŎƭǳŘƛƴƎ ƎǳƛŘŜƭƛƴŜǎ 
for the land use and transportation characteristics of Urban Centres and FTDAs. There are 
identified three different types of Urban Centres: Metro Core, Regional City Centres, and 
Municipal Town Centres.  
 
The 26 Urban Centres identified in the regional growth strategy are intended as priority 
locations for transit-oriented employment and services, higher density housing, commercial, 
cultural, entertainment, institutional, and mixed-uses. Urban Centres are intended to 
emphasize place-making, with enriched public realm, where transit, cycling, and walking are the 
preferred modes of transportation. Orienting growth and development in this way helps to:  

¶ Support an efficient land use pattern and transportation network; 

¶ Protect natural areas, agricultural and industrial lands by focusing growth in urban areas;  

¶ Provide jobs closer to where people live; 

¶ Create complete communities that are accessible, promote transit, walking and cycling, 
provide access to a range of housing options, employment, social and cultural 
opportunities, parks, greenways and recreational opportunities, and promote healthy living; 
and 

¶ Expand the opportunities for transit, multiple-occupancy vehicles, cycling and walking, 
reduce expenditure on transportation, energy use, and greenhouse gas emissions, and 
improve air quality.  

 
For reference, Map 1.1 shows the locations of Urban Centres as well as the Frequent Transit 
Network (rail and bus) (FTN) in the region. 
 
As an important part of the regional growth strategy, 50% of all employment growth 
(forecasted to be 500,000 jobs between 2021 and 2051) is to be directed to Urban Centres, 
with different Urban Centres anticipated to grow at different rates, plus 27% of growth located 
in FTDAs. 
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Map 1.1: Regional Growth Strategy Urban Centres and Frequent Transit Network 

1.4. {ǘŀƪŜƘƻƭŘŜǊ tŜǊǎǇŜŎǘƛǾŜǎ 

There are a number of different public and private sector stakeholders that influence office 
development patterns in the region. These groups have different interests and priorities. 
Government agencies and municipal plans can guide the market and reinforce the benefits of 
locating office development and employment in Urban Centres, with policies reinforcing 
positive market trends. 
 
Metro Vancouver, as the regional government, implements the regional growth strategy so 
that the long-term projected growth is managed, lands are used efficiently, and employment 
opportunities are distributed appropriately throughout the region, reflecting investments in 
transportation networks, infrastructure, and key centres. This goal also means encouraging 
office development in locations that support transit usage, coordinating with other agencies 
and initiatives, with complementary land uses, amenities and facilities, where infrastructure can 
best support high job density. This development pattern also helps support a prosperous and 
growing economy with office-based employment as an integral part of the functioning of the 
larger overall economy. Metro Vancouver has other complementary strategies, such as 
protecting and intensifying industrial lands, increasing affordable housing, supporting 
sustainable transportation choices, and attracting and growing economic and employment 
activity.  
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TransLink provides regional transportation services, including transit service, bike lanes and 
pedestrian facilities, and in conjunction with municipalities is responsible for the Major Road 
Network. Transit service supports commuting workers, while the Major Road Network is 
needed for regional people and goods movement. TransLinkΩǎ ƛƴǾŜǎǘƳŜƴǘ ŀƴŘ ǊŜƎƛƻƴŀƭ 
transportation strategies also support office development in Urban Centres because these 
areas provide higher concentrations of riders and can be more effectively served by transit and 
more readily accessed by walking and cycling, as compared to other locations. 
 
Municipalities wish to attract high-quality development to their communities and are the 
approving authority for office development projects. From a municipal perspective, office 
development offers employment opportunities for the resident workforce and property 
taxation revenues, and supports the ŎƻƳƳǳƴƛǘȅΩǎ commercial vibrancy, especially in Urban 
Centres. 
 
Provincial and Federal Governments ŀŘǾŀƴŎŜ ƎŀǘŜǿŀȅ ƻōƧŜŎǘƛǾŜǎ ǘƘǊƻǳƎƘ ǘƘŜ ǊŜƎƛƻƴΩǎ 
transportation system supporting provincial and national economic and trade interests, and 
invest in major infrastructure, including rapid transit lines. These senior levels of government 
also encourage and benefit from economic growth through tax revenue and employment 
levels. Additionally, government departments and agencies are major employers and tenants. 
 
Office tenants need space that is functional and affordable, in terms of size and shape, location, 
access, and other attributes. Office tenants balance their location preferences and building 
needs, along with workforce retention and recruitment issues, operational needs, and financial 
considerations.  
 
Office developers want to build projects that are successful, profitable, have manageable risks, 
are desirable by office tenants, and readily absorbed by the market. Viable investments 
necessitate balancing the development costs and revenues of the project, including land and 
construction costs, with land uses, building designs, market demand, and rent levels. 
Developers want to optimize the potential of a site, such as leasable space, while achieving a 
reasonable project schedule, approval requirements, and expectations of office tenants. 

1.5. LƴǘŜǊǾƛŜǿ tŀǊǘƛŎƛǇŀƴǘǎ 

Major office developers, commercial brokers, and municipal planning and economic 
development staff were interviewed to learn about Metrƻ ±ŀƴŎƻǳǾŜǊΩǎ ƻŦŦƛŎŜ ƳŀǊƪŜǘ (see 
Appendix A for a list of interviewees). The objective was to gain insights about the changing 
nature of the Metro Vancouver office market and sub-markets, location preferences, and the 
criteria and decision-making process for selecting office locations and developing office space. 
24 interviews, involving 48 interviewees, were conducted between mid-September and mid 
November 20224. Discussion questions were sent to the interviewees in advance of the 
meetings (see Appendix B for a list of the questions).  
 

                                                      
4 Note: The preparation of the earlier edition of this report was informed by other interviews at that time, including with office 
tenants. Comments that are still relevant are retained in the updated edition of this report. 
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The developers and brokers interviewed had significant experience building or leasing large-
scale office projects in the region, while municipal staff provided additional perspectives. There 
were three different groups of interviewees: 

¶ Office developers / landlords - experience both in downtown Vancouver and markets in 
other parts of Metro Vancouver, as well as in other North American cities.  

¶ Office brokers - extensive knowledge of the office market with specialized knowledge of 
aŜǘǊƻ ±ŀƴŎƻǳǾŜǊΩǎ ƳǳƭǘƛǇƭŜ ǎǳō-markets. The brokers provided a unique perspective, 
being knowledgeable about the needs of both the developer and tenant, as well as 
changes over time.  

¶ Municipal staff - provided the local government perspective (both planning and 
economic), outlining their role in the process of attracting investment and development 
to their communities and the trends being seen from local businesses and developers. 
They also provided insight on the experience of policies and tools to encourage and 
retain office tenancy, and the development approvals process. 
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2.0 a9¢wh ±!b/h¦±9w hCCL/9 /I!w!/¢9wL{¢L/{ 
Compared to other large North American markets, Metro Vancouver has fewer headquarter 
companies and has many smaller-sized office tenants. The Metro Vancouver market has a range 
of different business sectors, which is healthy and beneficial should one sector experience a 
decline. In the past, the resource sector (e.g. forestry, mining, energy) drove much of the office 
growth in the Vancouver office market and supporting services such as accounting, finance, and 
legal firms. More recently, there has been significant growth in the tech sector as a major office 
tenant type. However, trends seen in the office market, labour force, and general economy 
have been significantly disrupted by the COVID-19 pandemic. 

2.1. /h±L5πмф LƳǇŀŎǘǎ ŀƴŘ wŜǘǳǊƴ ǘƻ hŦŦƛŎŜ 

The COVID-19 pandemic upended the office market and business accommodation decisions. 
Starting in early 2020 and lasting for a varied period, many office-based employees were 
working from home rather than at the office. While some stakeholders and employers never 
ōŜƭƛŜǾŜŘ ΨǘƘŜ ƻŦŦƛŎŜ ƛǎ ŘŜŀŘΩ headlines when the pandemic started, many employees continue to 
want flexibility and the ability to work at home, at least part time. 
 
The opinions and facts about the impacts and implications, depth and durability, of the 
pandemic experience range widely, from those who believe work can be effectively completed 
remotely, saving employees a daily commute and reducing greenhouse gas emissions, to others 
who believe it has reconfirmed the need for in-person interactions and team collaboration at 
the office. Some recognize the nuance of the matter, noting that different types of employees 
have different roles and complete different tasks, thus the optimum work space design and 
location should vary by function. There is widespread agreement that some level of increased 
flexibility with working at home and at the office will be a long-ǘŜǊƳ ǊŜǎǳƭǘ ŦǊƻƳ ǘƘŜ ǇŀƴŘŜƳƛŎΩǎ 
forced and sudden experiment of remote working.  
 
COVID-19 accelerated many pre-existing trends such as use of remote technology and flexible 
working arrangement, some of which have long been discussed but not materialized, like tele-
working and paperless offices. With the proper technology and high speed internet, remote 
work can be easily accommodated. As the impacts of the pandemic carry on, the full-scale 
return to the office has been much delayed.  
 
To attract employees back to the office, many employers commenced with gentle 
encouragements before applying firmer requirements for in-person work. Such incentives are 
ŘŜǎŎǊƛōŜŘ ŀǎ ŀ ǿŀȅ ǘƻ ΨŜŀǊƴ ǘƘŜ ŎƻƳƳǳǘŜΩ ƻŦ ŜƳǇƭƻȅŜŜǎ ς i.e. the office work space and 
associated building amenities and locational attributes must be adequately desirable and 
appealing to induce employees from their home to the office. The belief is that employees will 
increasingly want to come to the office when they feel it is needed and valued.  
 
This has spurred many landlords to upgrade on-site amenities of existing buildings, and 
incorporate such design features and amenities such as rooftop patios, bike parking and end of 
ǘǊƛǇ ŦŀŎƛƭƛǘƛŜǎΣ ŘƻƎ ΨōŀǊƪƛƴƎ ƭƻǘǎΩ ŦƻǊ ŜƳǇƭƻȅŜŜǎ ǿƛǘƘ ǇŜǘǎΣ ŀƴŘ ǇǊƻƎǊŀƳƛƴƎ ǎǇŜŎƛŀƭ ŜǾŜƴǘǎ into 
new buildings. This has resulted in redesigns of some office spaces, varying by situation, 
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including adapting open space layouts to provide more collaboration areas, and converting 
some workstations to enclosed offices. Additionally, more common areas and meeting rooms 
are being provided, including lounges and lunch rooms. Reflecting the need for small in-person 
meetings and larger on-line conference-type meetings, this can entail replacing large 
boardrooms with smaller team meeting rooms, along with ΨǉǳƛŜǘΩ rooms for individuals to take 
calls. 
 
As one interviewee noted, it has taken two to three years to adjust and react to the COVID-19 
ǇŀƴŘŜƳƛŎΣ ŀƴŘ ƛǘ Ƴŀȅ ǘŀƪŜ Ƨǳǎǘ ŀǎ ƭƻƴƎ ǘƻ ΨǳƴǿƛƴŘΩΣ ǘƘǳǎ ƛǘ Ƴŀȅ yet be many years to fully 
understand and appreciate the long-term implications and responses. This is in part because 
real estate and accommodation investments take a long time to decide and implement. How 
much office space per worker will ultimately be needed is the outstanding question. It will take 
time to discern these impacts on businesses accommodations and office development. 
 
While some employees believe they could work from anywhere thanks to online technology, 
some employers note that such remote flexibility could allow them to hire anyone, including 
workers in lower wage jurisdictions in other parts of the world. Such pressures and tensions for 
employers wanting employees back at the office versus employees wanting continued 
flexibility, may adjust depending on the economic and labour market conditions, as well as the 
needs of the employer, role of the employee, push for accountability, cost management, home 
office working arrangements, and employee commute times, which may all impact the 
propensity to return to the office. 
 
With employees continuing to be part time at the office, the question arises of how efficient 
office space could be. Truly optimized space allocation would entail employees having 
unassigned workstations, and only using shared desks / offices when they are in the office (i.e. 
ΨƘƻǘŜƭƛƴƎΩΣ ƻǊ ΨƘƻǘ ŘŜǎƪƛƴƎΩύ. If a significant percentage of employees are not at the office on any 
given day, then the number of workstations and amount of office space required could be 
significantly reduced. However, that would require desk sharing (or hot-desking or hoteling). In 
some cases, to meet a balance of incentives and space allocation, employees are provided 
dedicated workstations desks if they are in the office at least a certain number of days per week 
(often three), while employees who do not come in as frequently are only provided with shared 
hot-desks as needed (with an office locker to store for their belongings).  
 
It should also be recognized that not everyone may have at home a suitable office arrangement 
or setup for professional meetings. Some businesses believe in-person work is best for 
collaborative and creative activities, along with mentoring, training, and leadership experiences 
and corporate culture, while other businesses recognize that for some standard, routine tasks 
working at home may be just as effective and reduce corporate accommodation costs. The 
solution varies by sector, business, and worker.  
 
Although there are different work tasks and different ways to define and measure productivity 
(especially creativity), the benefits of physical proximity for businesses and employees to 
creativity and collaboration, through urban economies and agglomeration, have been in place 
many years, have grown over time, and are not expected to disappear.  
 



 

Office Development in Metro Vancouver: 2022 Inventory and Technical Report | 11 
 

Professional services and tech sectors were amongst the strongest employment sectors during 
COVID-19, and given the availability of home and portable (laptop) computers, high speed 
internet, and online meeting technology, is also driving the trend to remote work. 

2.2. {ǇŀŎŜ ¦ǘƛƭƛȊŀǘƛƻƴ 

It is recognized that during and since the beginning of the COVID-19 pandemic office space has 
been typically significantly underutilized. Although the vacancy rates indicate how much space 
is leased, the measures of occupancy or utilization are limited or vary. Simple observations and 
the volume of space on the sub-lease market indicate that the amount of underutilized or 
unused office space is considerable. 
 
There are some ways to measure actual utilization levels. For example, landlords may have 
various building measures, from parking stalls, evaluator lifts, door openings, security passes, 
etc. In many cases those monitors /  sensors were added during the pandemic, thus the baseline 
data needed to compare current utilization rates with pre-COVID-19 rates does not exist. 
 
During the initial, turbulent period of the pandemic, many business tenants deferred 
accommodation decisions. Many later discovered that by delaying decisions, the easiest option 
was to renew existing leases, rather than trying to relocate or downsize with limited time 
available. In existing buildings, most leases continued to be renewed even if the space is 
underutilized, although tenants are tending to take more time to review and consider space 
needs, rather than automatically renewing. Tenants during such times of uncertainty generally 
seek flexibility and space that does not require onerous lease commitments. 
 
However, as the impacts of the pandemic continue, and the ability for some staff to work 
remotely increases, some businesses may be looking more closely at their office space needs 
and accommodation costs. Yet even if working from home is an option, a hybrid work 
arrangement and a business workforce requires some office space for in-person activities.  

Market Trends 
Prior to the COVID-19 pandemic, the Metro Vancouver office market was strong, with very low 
vacancy rates in the order of 2%. This included both the Vancouver Central Business District 
(CBD) and surrounding areas, as well as the suburban markets that experienced considerable 
declines in vacancy rates over the preceding years. For the City of Vancouver market, the 
vacancy rate stayed low despite significant new office supply added. With the impacts of 
COVID-19 starting in early 2020, along with new office buildings coming to market, the vacancy 
rate increased to about 6-7% by the end of 2022 (although notably the vacancy rate was higher 
in the Vancouver core and lower in the suburban markets). 
 
Most market participants view a vacancy rate in the order of 8% as being balanced and healthy, 
providing reasonable options and flexibility for both landlords and tenants. Furthermore, much 
of the new office space being built is already leased, through agreements that were arranged 
pre-pandemic, although not all necessarily occupied.  
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While all parties are aware of the divergent trends, such as greater working from home yet also 
increased space per person at the office, and the different sectors facing different issues and 
trends, the views about actual office utilization rates (as opposed to lease rates) are less bound 
by data. Rather, utilization rates are estimated based on observations or limited available data 
measures, and the future rates are a combination of best guesses and estimates.  
 
For the most part, it appears that major tenants continue to lease their space, often bound by 
long-term lease agreements, but are increasingly exploring sub-lease options to vacate unused 
space. This includes some brand-new office buildings, with space that has never been occupied. 
In other sectors, businesses maintain their space with the expectation that it will be needed in 
the medium-term future as more employees return to the office and their workforce grows.  
 
While current market changes may mean some reductions in office space needs, there are 
optimistic expectations that with an eventual return to a version of pre-pandemic conditions 
and long-term growth in the workforce, including the recognized need to collaborate in-person, 
the outlook for office space demand is still positive.  
 
hǾŜǊŀƭƭΣ ŀǎ ƻƴŜ ǇŀǊǘƛŎƛǇŀƴǘ ǎŀƛŘΣ άǘƘŜǊŜΩǎ ƴƻ ǎŜŀ ŎƘŀƴƎŜέΣ ŀǎ ǘƘŜ ŦǳƴŘŀƳŜƴǘŀƭǎ ŀǊŜ ǎǘƛƭƭ 
substantially the same. No companies appear to be headed to zero office presence, as they still 
ƴŜŜŘ ǎǇŀŎŜ ǘƻ ƻǇŜǊŀǘŜΦ aŀƴȅ ŀǊŜ ǎƛƳǇƭȅ ŎƻƴǘƛƴǳƛƴƎ ǿƘŀǘ ǘƘŜȅΩǾŜ ƭƻƴƎ ŘƻƴŜΣ ŀǎ ǘƘŜȅ ǘǊȅ ǘƻ 
minimize the impacts of disruptions on their operations. Rather, COVID-19 may only effect 
ŘŜŎƛǎƛƻƴǎ ŀǘ ǘƘŜ ƳŀǊƎƛƴΦ !ǎ ŀƭǿŀȅǎΥ ά[ŀƴŘƭƻǊŘǎ ŀƴŘ ǘŜƴŀƴǘǎ ƴŜŜŘ ǘƻ ǿƻǊƪ ǘƻƎŜǘƘŜǊ ǘƻ ƳŀƪŜ 
ōǳƛƭŘƛƴƎǎ ŀƴŘ ǎǇŀŎŜǎ ǿƻǊƪΣ ŜǎǇŜŎƛŀƭƭȅ ƛƴ ŀ ŎƘŀƴƎƛƴƎ ƳŀǊƪŜǘέ.  

Rents and Sub-Leases 
It is expected by some interviewees that the evident tech market slowdown in late 2022 will 
result in a (at least a slight) downward pressure on office market rents. Noting that the face 
rent rates may still be about the same, but larger inducements and better terms for tenants 
reduce actual / effective rents. There has also been general inflation over the past few years, 
yet rents are relatively flat, thus the real cost has declined. Aside from base rent, operating 
costs comprising building maintenance and property taxes are rising, paid by the tenant. 
(Interestingly, the covenants by tenants and landlords vary and are changing ς now in some 
cases the tenants are stronger businesses than the landlords). 
 
In terms of sub-leasing of space, the process is unique, building specific and not 
straightforward. Often, if the remaining lease duration is less than two years, the head tenant 
will not bother with a sub-lease process. Or the tenant may negotiate an early termination with 
the landlord, with a penalty paid. Often, for space that is sub-leased for a short duration there 
is also an agreement with the landlord for the new tenant to remain in place when the initial 
head-lease expires; defaulting on lease payments is very rare. The types of tenants that take 
short-term sub-lease space are those that are more flexible or seeking a lower cost option, such 
as start-up companies, and tenants needing swing / temporary space. 
 
Also an important consideration and limitation is that it is difficult to fully optimize space, 
because of considerations like floorplates, access, common areas, layouts, etc., which impede 
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the efficient demising of areas. This is proportionally more of a challenge for smaller spaces 
than larger ones. 

Office Supply 
Many new office buildings and much office space is coming to market, although most 
(estimated by some interviewees at 80%) is pre-leased or pre-sold before construction 
completion. This new supply is associated with the tail-end of the current building cycle. 
However, in some cases, these new tenants are attempting to sub-lease their space even 
before it is occupied. This includes some big tech firms, which are giving back space and putting 
pause on new space. Also, much Ψgrey spaceΩ exists; space that is unused and available, but not 
actively marketed, which is hard to quantify. 
 
For businesses that are occupying underutilized space, they may eventually give some back 
over the next few years, as their leases expire. This will lead to an increase in supply, requiring a 
longer period for the space to be (re)absorbed by the market. The result is that new buildings 
may take longer to be fully occupied and utilized, as compared to typical markets and building 
completions.  
 
Furthermore, developers that are contemplating new office buildings will likely push back 
construction schedules by a few years to better align with forecasted future market conditions. 
The question this raises is, if in the coming years (i.e. 2025 / 2026), there will be a shortage of 
space if most development projects are put on hold now. Based on reported vacancy rates, 
according to some optimistic participants (more so brokers than developers), market 
fundamentals warrant more supply, however that does not consider utilization rates or other 
risks. In downtown Vancouver, for example, the projects already underway are proceeding; 
developers are not stopping, although maybe slowing on future ones.  

Office Demand 
Good office space is still in demand, in modern buildings, with nice amenities, functional units, 
attractive designs, and at central locations. For hybrid work arrangements, employers need to 
offer a good or great location and space to attract employees to commute to work, and often 
combine it with other activities on the same day (e.g. lunch out, shopping, dinner, events, a 
concert, or sports game). 
 
Most leaders want their staff back in the office, but not all of their employees want to return. 
!ǎ Ƙŀǎ ōŜŜƴ ǎŀƛŘΥ ΨDǊŜŀǘ ŎƻƳǇŀƴƛŜǎ ǳǎŜ ƎǊŜŀǘ ǎǇŀŎŜ ǘƻ ŀǘǘǊŀŎǘ ƎǊŜŀǘ ŜƳǇƭƻȅŜŜǎΩΦ ¢ƘǳǎΣ ƭŜŀŘƛƴƎ 
companies are providing employees incentives and inducements to come back to the office, 
including attractive working spaces.  

2.3. wŜƎƛƻƴŀƭ hŦŦƛŎŜ aŀǊƪŜǘ {ǘŀǘƛǎǘƛŎǎ 

According to Colliers market reports as of the end of 2022, the total inventory of market office 
space in the Metro Vancouver region was 76 million sq ft.5 Note that the market inventory as 
tracked by brokerage firms excludes some smaller buildings and non-market buildings such as 

                                                      
5 Colliers, Vancouver Office Market Report, 2022 Q4. 
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government / institutional offices, which were included in the Metro Vancouver inventory, as 
explained in subsequent sections. 
 
As of late 2022, Vancouver was still experiencing an office construction boom, having 
completed 1.4 million sq ft of new space in 2022, with further 6.1 million sq ft actively under 
construction across the region.6 Note that much of this construction activity commenced before 
the pandemic. Meanwhile, the tech sector which had driven demand for large blocks of office 
space in and around downtown Vancouver slowed in terms of employment levels and leasing 
activity. 
 
Table 2.1 shows the number of office buildings and amount of office floor space tracked by 
Colliers for the Metro Vancouver region as of the end of 2022.7 This data shows that the 
Vancouver downtown (including Gastown, Railtown, and Yaletown) is the dominant office 
centre of the region, with about 31% to the total number of office buildings and 44% of total 
amount of office space. These numbers reflect the fact that office buildings in the central 
business district (CBD) are notably larger than in other parts of the region. Adding the other 
Vancouver sub-areas (Broadway Corridor, Periphery), the City of Vancouver in total has 46 
million sq ft of market office space, or about 60% of the regional total.8 
 
The next largest market is Burnaby, with approximately 11.4 million sq ft or 15% of the regional 
total, followed by Surrey at 6.5 million sq ft (9%), and Richmond at 4.3 million sq ft (6%). The 
other sub-markets in the region are relatively small. Over time this may change, reflecting 
evolving development and employment patterns in the region. 
 
Table 2.1: Metro Vancouver Office Market Inventory by Sub-Region (2022 Q4) 

 
Source: Colliers, Market Report Metro Vancouver, 2022 Q4. 

 

                                                      
6 Colliers, Vancouver Office Market Report, 2022 Q4. 
7 Colliers, Vancouver Office Market Report, 2022 Q4. 
8 Colliers, Vancouver Office Market Report, 2022 Q4. 

Greater Vancouver Office Market Report 2022 Q4

Geography

# of 

Buildings

Office Space 

Sq Ft

Buildings - % of 

Regional Total

Sq Ft - % of 

Regional Total

Avg Building 

Size Sq Ft

Vancouver Downtown Core 194 28,956,943     21.5% 37.9% 149,263   

Vancouver Gastown / Railtown 50 2,723,951       5.5% 3.6% 54,479     

Vancouver Yaletown 36 1,739,320       4.0% 2.3% 48,314     

Vancouver Broadway Corridor 128 8,520,305       14.2% 11.2% 66,565     

Vancouver Periphery 60 4,301,301       6.6% 5.6% 71,688           

Vancouver Sub-Total 468 46,241,820    51.8% 60.6% 98,807           

Burnaby 124 11,453,012     13.7% 15.0% 92,363           

Surrey 99 6,543,345       11.0% 8.6% 66,094           

Richmond 65 4,321,278       7.2% 5.7% 66,481           

North Van 60 2,769,556       6.6% 3.6% 46,159           

New West 34 2,227,165       3.8% 2.9% 65,505           

Langley 40 2,098,385       4.4% 2.7% 52,460           

Tri-Cities 13 680,069           1.4% 0.9% 52,313           

Other Areas Sub-Total 435 30,092,810    48.2% 39.4% 69,179           

Regional Total 903 76,334,630     100.0% 100.0% 84,534           
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According to Colliers, the overall average vacancy rate for the region at the end of Q4 2022 was 
5.9%. Downtown Vancouver had a higher vacancy rate (8.4%), while other parts of the region 
had lower vacancy rates (average 4.3%), reflecting some declines in office demand by the tech 
sector in Vancouver and growth in demand by other sectors in the suburban markets. The 
building vacancy rate as well as space utilization rates have been greatly impacted by the 
pandemic, work-from-home trends, and tech employment levels.  
 
Office rental rates are highest in downtown Vancouver, with an average asking rent rate of 
about $40 per sq ft, and over $50 for Class AAA space. Rent rates in other markets are 
considerably lower, in the range of $20-30 per sq ft. Typically, building operations, 
maintenance, and property taxes represent an extra 50-60% of accommodation costs for 
tenants in addition to net rents.  
 
As for the class of office buildings (a function of the quality and location of the 
accommodations) in the region, approximately 78% are Class A and B (average quality). Only 8% 
of buildings are Class AAA (top quality), 15 of 22 of which are located in downtown Vancouver.9 
Rents for different classes and locations of office space vary accordingly. See Table 2.2 for a 
ǎǳƳƳŀǊȅ ƻŦ ǘƘŜ ǊŜƎƛƻƴΩǎ ƻŦŦƛŎŜ ƛƴǾŜƴǘƻǊȅ ōȅ ōǳƛƭŘƛƴƎ ŎƭŀǎǎΦ 
 
  

                                                      
9 Colliers, Vancouver Office Market Report, 2022 Q4. 
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Table 2.2: Metro Vancouver Office Market Inventory by Building Class (2022 Q4) 

 
Source: Colliers, Market Report Metro Vancouver, 2022 Q4. 

 
Office vacancy rates in Metro Vancouver declined over the 2015 to 2019 period due to market 
demand growth and spurred new building supply, however vacancy rates increased starting in 
2020 due in part to the pandemic, as seen in Chart 2.1. In 2020 and 2021 there was significant 
negative absorption levels. 
 
As the downtown market vacancy rate continues to increase and more sub-lease space comes 
to market, rents are not expected to rise, and this provides additional choices for tenants who 
may want to move or expand in the downtown Vancouver core. Meanwhile, the vacancy rates 

Geography Class

# of 

Buildings Space Sq Ft

Avg Building 

Size

Total # Building 

/ Sq Ft
Vancouver AAA 15 4,609,156     307,277     

A 118 16,811,728   142,472     
B 188 17,600,027   93,617       468                      
C 147 7,220,909     49,122       46,241,820        

Burnaby AAA 0
A 57 7,385,118     129,563     
B 53 3,524,313     66,496       124                      
C 14 543,581         38,827       11,453,012        

Tri-Cities AAA 0
A 6 362,184         60,364       
B 3 121,024         40,341       13                         
C 4 196,861         49,215       680,069              

Langley AAA -             
A 19 1,204,632     63,402       
B 16 712,565         44,535       40                         
C 5 181,188         36,238       2,098,385          

New West AAA 0
A 9 954,408         106,045     
B 13 795,659         61,205       34                         
C 12 477,098         39,758       2,227,165          

North Van AAA 0
A 27 1,304,636     48,320       
B 25 1,252,063     50,083       60                         
C 8 212,857         26,607       2,769,556          

Richmond AAA 0
A 28 2,312,327     82,583       
B 28 1,564,500     55,875       65                         
C 9 444,451         49,383       4,321,278          

Surrey AAA 7 1,698,980     242,711     
A 32 2,072,913     64,779       
B 38 1,713,903     45,103       99                         
C 22 1,057,549     48,070       6,543,345          

Regional Total AAA 22 6,308,136     286,733     8.3%
A 296 32,407,946   109,486     42.5%
B 364 27,284,054   74,956       35.7%
C 221 10,334,494   46,762       13.5%

Total 903 76,334,630   84,534       100.0%
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in other sub-markets, which are much smaller, are declining, providing relatively few options 
for tenants seeking space in those locations. 
 

Chart 2.1: Metro Vancouver Office Market Absorption and Vacancy Rates (2018 - 2022) 

 
Source: Colliers, Market Report Metro Vancouver, 2022 Q4. 

 
Prior to the COVID-19 pandemic, the healthy demand for office space throughout Metro 
Vancouver has highlighted shortfalls of new supply in multiple markets.10 While the 
development pipeline in Metro Vancouver had typically maintained steady new supply, a gap in 
product delivery and availability formed in key markets such as downtown Vancouver, Burnaby, 
Richmond and, to a lesser extent, Surrey and Vancouver-Broadway.11  
 
However, with the impacts of COVID-19, conditions have changed. More recently12:  
 
άΧ ǘƘŜ ƻŦŦƛŎŜ ǎŜŎǘƻǊ ƛƴ aŜǘǊƻ ±ŀƴŎƻǳǾŜǊ ƛǎ ŦŀŎƛƴƎ ǎƛƎƴƛŦƛŎŀƴǘ ƘŜŀŘǿƛƴŘǎ ŘǳŜ ǘƻ ŀ 
combination of pandemic-related remote work trends, coupled with deteriorating 
equity markets and expectations of an impending recession. Rising occupancy rates in 
office buildings, along with an increase in sublease space on the market, have created 
conditions not ǎŜŜƴ ƛƴ Ƴŀƴȅ ȅŜŀǊǎΦέ  

 
Despite the attention surrounding the tech sector, which has had a major influence on demand 
levels and vacancy rate, it is expected that the overall evolution of the Metro Vancouver market 
will continue to grow at a steady pace, although there are unknowns associated with the extent 
of remote work levels into the future.  
 
 

  

                                                      
10 Avison Young, Metro Vancouver Office Market Report, Mid-Year 2018.  
11 NAIOP Vancouver, Office Cost of Business Survey, 2018. 
12 NAIOP Vancouver, Office Cost of Business Survey, 2022. 
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3.0 {¦.πw9DLhb![ twhCL[9{ 
Within the Metro Vancouver region, each of the office sub-markets have different 
characteristics. 

3.1. [ƻŎŀǘƛƻƴŀƭ 5ƛǎǘǊƛōǳǘƛƻƴ 

Relatively few office tenants move between geographic markets or asset classes. Those that 
want to be in downtown Vancouver are already there and not likely to move, for example. 
 
Most employee-focused businesses want to offer their workforce an office with good 
accessibility, close to amenities, and at a central location. Along with amenities on-site or in the 
immediate area, successful office nodes need to have good transit service, in the form of a 
SkyTrain according to most interviewees ς ideally within the regional transit network, and not 
Ψat the end of a lineΩ. In terms of geographic location, that usually means downtown Vancouver, 
and also parts of Burnaby and Surrey City Centre. 
 
For sub-markets, such as Coquitlam and Surrey, over time as the population and economy of 
these areas grow, local office businesses will also grow. This includes both local population-
serving businesses (such as medical / dental offices), as well as some new branch offices. 
 
Even pre-pandemic there were some trends towards sub-regional branch offices for firms like 
banking and financial services, namely to Surrey and Langley, serving those areas. Those 
tenants are tracking the business opportunities in those markets associated with a growing 
economy and workforce. 
 
Although much discussed, many interviewees do not expect significant growth in the form of 
major sub-regional or distributed corporate offices. The view is that if people can effectively 
work from home, why go to a local office to work there, with extra rent costs, that executives / 
leadership are not likely to often visit. The supposed hub-and-spoke or satellite model may not 
be widespread. According to some observers, rather than sub-regional corporate offices, they 
are seeing ones expanding into regions outside of Metro Vancouver, like Kelowna, Nanaimo, 
and Victoria, where employees have moved to during the pandemic. 
 
As the office inventory increases in an area /  sub-region and the market is proven, market 
participants and municipal staff believe that developers will become more confident to build 
additional office space in these locations. As a start, mixed-use buildings allow for some office 
as well as retail and residential ς the residential part makes the office part financially viable. 
This office space serves the local population in the form of small to medium size business 
tenants. Over time, development may shift from mixed-use buildings to standalone office 
buildings. Success may require a minimum amount of office space in order to eventually create 
a critical mass for a commercial centre. An adequately sized ecosystem of economic activity is 
important to business and talent attraction. 
 
Some businesses may realize that not only is ǘƘŜƛǊ ǿƻǊƪŦƻǊŎŜ ƴƻǿ ΨŜƭǎŜǿƘŜǊŜΩΣ ōǳǘ ǘƘŜƛǊ 
customers are also no longer primarily in downtown. In those unique cases, to be closer to 
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employees and clients, and to reduce rent costs, they may come to prefer a regionally 
accessible location like Burnaby. In other unique cases, some local businesses grow and stay 
within their original community, close to features such as major destinations (YVR airport), 
natural features (Arcteryx active lifestyle clothing), or cultural like Richmond. 
 
In terms of business headquarters, of the relatively few major headquarters in the region, most 
are in downtown Vancouver. Virtually all tech companies are in the Vancouver core (including 
Mt. Pleasant), in order to attract and retain talented employees. As of late 2022, the downtown 
Vancouver market was experiencing a rising vacancy rate, up significantly from extreme lows 
immediately before the pandemic. This increase in vacancy rate reflects both new office 
building supply and some curtailing of demand by some sectors. The new supply and associated 
tenant moves may lead to greater vacancies in some older buildings. 
 
Existing suburban business parks in some cases are doing relatively well during the pandemic. 
Some of these business tenants desire suburban office space, as it is convenient by car, 
especially while there were concerns about physical distancing and contracting COVID-19 on 
public transit. Suburban buildings can include office space with quasi-industrial attributes, 
needed by some operators. Notably, the tenant profile of the suburbs is different than the 
urban core. 

3.2. tǊƻŦƛƭŜ ƻŦ {ǇŜŎƛŦƛŎ {ǳōπwŜƎƛƻƴǎ κ ¦Ǌōŀƴ /ŜƴǘǊŜǎ 

This section provides commentary on the sub-markets and urban centres in the region. 

Vancouver 

¶ Vancouver has long been the ǊŜƎƛƻƴΩǎ major historic business hub. Vancouver, and 
specifically the Central Business District in downtown and the surrounding ΨcoreΩ (including 
the CBD, Yaletown, Gastown, Mt. Pleasant, and the Broadway Corridor), is the business 
centre for the region and the provinceΣ ǿƛǘƘ ƻǾŜǊ ƘŀƭŦ ƻŦ ǘƘŜ ǊŜƎƛƻƴΩǎ ƻŦŦƛŎŜ ƛƴǾŜƴǘƻǊȅ. The 
Metro Core has a much higher percentage of jobs in professional and commercial services, 
in comparison to the rest of the region. This distribution illustrates how very different the 
Metro Core is from the other sub-markets in the region.  

¶ Most people generally want to be where the action is, which usually means ΨŘƻǿƴǘƻǿƴΩΦ 
Particularly, the tech sector needs ready access to talent, most of whom work or want to 
work in or around downtown Vancouver. Thus, the bulk of new office space is being built in 
this part of the region.  

¶ The Broadway corridor will also grow the areaΩǎ office market, as a location where many 
businesses are or want to be, and close to workforce as well as amenities. The Vancouver 
Broadway Plan will have a significant amount of office space and employment associated 
with the extension of the SkyTǊŀƛƴ ƭƛƴŜΦ .ǊƻŀŘǿŀȅ όΨaƛŘ ¢ƻǿƴΩύ ƛǎ ŎŜƴǘǊŀƭ ŀƴŘ ŀ ƳŀƧƻǊ ƻŦŦƛŎŜ 
draw, second only to Vancouver downtown / CBD. Some interviewees see Broadway as an 
alternative to downtown corporate towers, yet also different than Mt. tƭŜŀǎŀƴǘΩǎ light 
industrial character. 
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¶ In Mt. Pleasant some businesses want to expand in place but cannot find space in the area ς 
instead, they open a second (possibly more of an industrial type function) facility in another 
location, and maintain a front facing space in Mt. Pleasant.  

¶ Outside of downtown but still within the City of Vancouver, there is Broadway Tech to the 
east. The campus meets the needs of tenants that want to be accessible to downtown 
Vancouver and the region; it has both good rapid transit service and is accessible to 
Highway 1. Broadway Tech is also attractive to tenants that need larger floorplates. 

Burnaby 

¶ Burnaby is the next largest office market in the region, with a considerable amount of office 
space located in the Metrotown area, which includes a cluster of office towers around the 
Metrotown shopping centre. Metrotown is viewed as a good office location due to its 
centrality in the region and its high level of transit service. 

¶ Brentwood is seen as a desirable area due to its good transit and road access, with many 
major developments, both residential and commercial.  

¶ Burnaby also includes a significant amount of office park development located in various 
ǇŀǊǘǎ ƻŦ ǘƘŜ Ŏƛǘȅ ƻǳǘǎƛŘŜ ƻŦ .ǳǊƴŀōȅΩǎ ŦƻǳǊ ¦Ǌōŀƴ /ŜƴǘǊŜǎ όƛΦŜΦ aŜǘǊƻǘƻǿƴΣ .ǊŜƴǘǿƻƻŘΣ 
Lougheed, and Edmonds), such as Canada Way and Willingdon Avenue.  

¶ More office park development located far from SkyTrain stations is not predicted in 
Burnaby, because office tenants want the amenities and transit service found in Urban 
Centre and at SkyTrain locations. 

¶ Most demand is from existing expanding businesses. Metrotown and Brentwood are seen 
as being the major office nodes for Burnaby. More office is coming along in phased projects 
by SkyTrain stations (both mixed-use and multi-use buildings).  

¶ Yet some interviewees believe that Burnaby does not have the mass or draw of VancouverΩǎ 

CBD. 

New Westminster 

¶ New Westminster has a concentration of office space at the Sapperton SkyTrain station 
όΨ¢ƘŜ .ǊŜǿŜǊȅ 5ƛǎǘǊƛŎǘΩύ ŀƴŘ ƛƴ ǘƘŜ Řƻǿƴǘƻǿƴ όƛƴŎƭǳŘƛƴƎ ǘƘŜ !ƴǾƛƭ /ŜƴǘǊŜ hŦŦƛŎŜ ¢ƻǿŜǊύΦ 
AlǘƘƻǳƎƘ bŜǿ ²ŜǎǘƳƛƴǎǘŜǊΩǎ Řƻǿƴǘƻǿƴ Ƙŀǎ ƘƛǎǘƻǊƛŎŀƭƭȅ ōŜŜƴ ŀ ŎŜƴǘǊŜ ŦƻǊ ƻŦŦƛŎŜ ǳǎŜǎΣ ǘƘŜǊŜ 
ƛǎ ŀƭǎƻ ŀ ǎǳǇǇƭȅ ƻŦ ƻŦŦƛŎŜ ǎǇŀŎŜ ƛƴ ǘƘŜ Ψ¦ǇǘƻǿƴΩ ƴŜƛƎƘōƻǳǊƘƻƻŘΣ ǿƘƛŎƘ offers space for both 
local and some regional serving tenants.  

¶ Generally, downtown New Westminster offers different types of office development 
potential (or upgrade of historic buildings) compared to other locations (i.e. Braid, 
Sapperton) which can offer large sites that can accommodate comprehensive development 
plans. 

Surrey 

¶ Surrey has a variety of office building types distributed throughout the city. The Surrey City 
Centre area contains an increasing number of modern office buildings, with the relocation 
of the City Hall and establishment of the Simon Fraser University Surrey Campus to this area 
spurring additional development interest. Surrey Centre is expected to strengthen as a good 
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location for office in the future, however, it will take some time to fully develop and 
mature.  

¶ Developers and brokers felt that the Surrey City Centre office market will grow over time. 
The City of Surrey has long-term strategies for the area to build it out over the coming 
decades, and sees Surrey City Centre is a step above other city centres in the region, such as 
/ƻǉǳƛǘƭŀƳΣ aŜǘǊƻǘƻǿƴΣ ŀƴŘ wƛŎƘƳƻƴŘΣ ŀƴŘ ƛǎ ŀ ΨƎŀƳŜ ŎƘŀƴƎŜǊΩ ƛƴ ǘŜǊƳǎ ƻŦ long-term 
growth potential. 

¶ The extension of SkyTrain from Surrey east to Langley improves the relative location of the 
Surrey City Centre, putting it closer to the centre rather than the end of the SkyTrain 
network. 

¶ The current supply of available office space in the city is small, providing limited immediate 
options to interested tenants. Growth is expected to come from engineering, law, and 
accounting firms, and perhaps some government agencies. A positive feature for this 
market is that the City of Surrey is perceived as being proactive and supportive of the Surrey 
City Centre, with a lot of land available for development.  

¶ There are expanding businesses in Surrey looking for office space, increasingly in the Surrey 
City Centre. The decline in office vacancy rates in Surrey over the past years reflects the 
business activity going there.  

¶ ΨIŦ ȅƻǳ ōǳƛƭǘ ƛǘ ǘƘŜȅ ǿƛƭƭ ŎƻƳŜΩ, has been true so far for much of the office space built in 
Surrey. The question is if it will be true for more and larger office buildings. There are some 
concerns that if too many new office buildings come to market at once, it could create more 
supply than can be readily absorbed.  

Richmond 

¶ Richmond has a large proportion of its office stock located outside of its downtown centre 
running along No 3 Road. This suburban office stock includes Crestwood office park and 
other areas to the east of the Richmond Centre. Many of these office parks were built in the 
1990s, and in the past decade experienced high vacancy rates because of difficulties in 
attracting office tenants to areas with few amenities and limited transit.  

¶ wƛŎƘƳƻƴŘ ƛǎ ŎƻƴǎƛŘŜǊŜŘ ŀ ΨƎŀǘŜǿŀȅ ǘƻ ǘƘŜ ǊŜƎƛƻƴΩ ōȅ ǎƻƳŜ ǇŀǊǘƛŎƛǇŀƴǘǎΣ ƎƛǾŜƴ ƛǘǎ ǇǊƻȄƛƳƛǘȅ 
to the YVR airport, and has some good tenants located in its office parks. However, for 
employees who live in the eastern parts of the region such as Coquitlam, Surrey and 
Langley, Richmond is difficult to conveniently access by both car and transit.  

¶ Noted considerations to locating in downtown Richmond (namely the No 3 Road corridor) 
include few accommodation options for office tenants, although that will increase, and 
some office space coming in mixed-use projects, although some as strata tenure.  

¶ There has not been much new office development for many years in Richmond. The past 
high vacancy was naturally absorbed leading up to the pandemic. Suburban complexes like 
Crestwood and Airport Executive Park now have much lower vacancy rates than in the past. 
Along No 3 Road in the City Centre, there is increased interest in office development. 
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North Shore 

¶ The North Shore is a very small office market, with a fragmented supply located in many 
different buildings, some of which are smaller and older. It has few major office tenants 
other than some government agencies (such as ICBC, which has announced it is planning to 
relocate).  

¶ There is limited demand for office space in the North Shore, as major office businesses tend 
to locate in other cities that are more accessible to the regional workforce. Highway traffic 
congestion to /  from the North Shore from the rest of the region is a notable constraint to 
attracting employees to this sub-region.  

¶ The City of North Vancouver, and especially Lonsdale Regional City Centre with its enhanced 
urban amenities, is located very close ǘƻ ±ŀƴŎƻǳǾŜǊΩǎ /.5 via the SeaBus, which improves 
its accessibility. 

Coquitlam 

¶ Even with the completion of the Evergreen Rapid Transit Line in 2016, some market 
participants view Coquitlam as being located on the edge of the region. It is expected that it 
will take time before significant standalone office developments occur, which will be 
supported by the ongoing growth in population and employment in the area.  

¶ Coquitlam is a relatively young city centre, only 30-40 years old. It was originally built as a 
shopping mall, and then added apartment residential. The limited office that exists is 
predominantly local serving. As the community grows and matures, the city hopes to attract 
more business activities and office tenants.  

¶ The Coquitlam Centre has strong transportation / transit combination ς SkyTrain, bus 
exchange, West Coast Express, along with micro mobility and park amenities.  

¶ As the population of the sub-region increases, business and employment space 
opportunities will also increase. The City has policies requiring office component on some of 
the city centre lands, but no policies preventing strata office tenure.  

Rest of the Region 

¶ Other areas, such as Port Moody, Langley, Delta, Maple Ridge, and Pitt Meadows, have very 
small office markets with few major office buildings.  

¶ The Langley market, while still small, is experiencing strong demand. Businesses there 
looking for space have very few options. Supply may increase over time, particularly for 
Langley with the extension of the SkyTrain line to be completed by 2028. 

¶ Most of the office tenants serve the local population, which will grow as the area 
population and economy grows. Other opportunities may entail attracting some 
government and institutional offices.  

Additional Considerations 
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3.3. !ŘŘƛǘƛƻƴŀƭ /ƻƴǎƛŘŜǊŀǘƛƻƴǎ 

In the secondary markets, the possibility to attract a government agency as a major new tenant 
with many employees is seen as a possible catalyst for greater activity. Institutional / public 
sector tenants, like hospitals and universities, are major drivers for associated private sector 
office demand and investment. The directing of these types of investments to Urban Centres is 
supportive of policies in the regional growth strategy. 
 
Pre-leasing is difficult in suburban markets. Prospective tenants want to see the building 
completed (or at least construction started) before making a lease commitment decision. Yet 
many of these suburban locations have very limited office supply. Demand is now spurring 
ǎƻƳŜ ŘŜǾŜƭƻǇƳŜƴǘΦ .ǳǘ ǘƘŜ ΨŎƘƛŎƪŜƴ ŀƴŘ ŜƎƎΩ ŎƻƴǳƴŘǊǳƳ Ƙŀǎ ōŜŜƴ ƻŦǘŜƴ ƴƻǘŜŘΣ ƻŦ ǘƘŜǊŜ ƴƻǘ 
being adequate (proven) demand to build new space, yet not enough new space to satisfy 
(current) demand. 
 
Some cities require developers to build office space within a mixed-use complex, even if the 
office market demand is not yet there. If this is a small amounts of office, it can be reasonably 
absorbed by the local market; but larger blocks of space are much more difficult, and represent 
an increased development risk. Furthermore, excessive new office space may saturate a small 
market, depressing rental prices, making it difficult for other market office space to compete.  
 
For some projects, the office space in mixed-use buildings can be poorly designed, with too 
many columns, inefficient floorplans, awkward access, etc., which does not allow for functional 
design including open areas and collaboration space.  
 
Shuttle bus service is a benefit for existing suburban business parks that are beyond walking 
distance from a SkyTrain station. However, it was noted that with more flexibility for working 
times, it also means people coming into the office at different hours, which may favour car 
instead of transit commute and thus needed parking. 
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4.0 hCCL/9 ¢9b!b¢ ¢¸t9{ 
The type of tenants requiring accommodations influences the demand for office space. 

4.1. ¢Ŝƴŀƴǘ tǊƻŦƛƭŜ 

Chart 4.1 illustrates the distribution of office tenant composition in downtown Vancouver as of 
late 2022. This shows that 30% was FIRE (Finance, Insurance, Real Estate) sector, 18% Tech, and 
13% Business Services, followed by other smaller groups.13 This changes over time and would 
be different in other sub-areas given the varied economic profiles of different parts of the 
region. 
 
Chart 4.1: Vancouver Downtown Tenant Make Up 

    
Source: CBRE Research, 2022. 

 
This ratio of tenant types is notably different than it was four years prior. In Q2 2018, 
technology tenants accounted for 33.5% of office space demand, followed by Education at 
12.7%, and Professional Services at 8.9%.14 

Tech Business Sectors 
In the past, building landlords often did not prefer tech tenants, as they were prone to quickly 
grow or fail, either way likely vacating the space ς not ideal stable, long-term occupants. Now, 
many tech tenants are large, growing, and mature, and thus attractive for landlords.  
 
¢ƘŜ ΨǘŜŎƘ ŎŜƴǘǊŜΩ ƻŦ ±ŀƴŎƻǳǾŜǊ Ƙŀǎ ǎƘƛŦǘŜŘ ŦǊƻƳ ¸ŀƭŜǘƻǿƴ ǘƻ Dŀǎǘƻǿƴ ǘƻ aǘ. Pleasant, and now 
the Broadway Corridor with the extension of SkyTrain rapid transit line. Notably, the 
ōƻǳƴŘŀǊƛŜǎ ƻŦ ΨŘƻǿƴǘƻǿƴ ±ŀƴŎƻǳǾŜǊΩ Ƙŀve expanded from the historic core (CBD), to include 
these areas and the POST complex on the eastern edge of the core. Additionally, growth of bio-
tech / life sciences / medical facilities close to the new St Paul Hospital campus and Great 
Northern Way will include significant new office / lab space and education facilities. The Mt. 

                                                      
13 CBRE Office Market Overview extraction Oct 2022 for Metro Vancouver. 
14 Colliers, Metro Vancouver Office Market Report, Q2 2018. 
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Pleasant area is very popular with notable newer buildings containing light industrial, 
technology, labs, and innovative spaces.  
 
Tech tenants often pay a premium for prime office space, which is a key component to 
attracting workers, and noting that office accommodations are a relatively small percentage of 
total business costs.  
 
The tech sector slowed in 2022, led by stock market declines, with a lag to business operations 
thereafter, causing more caution and defense about business and employment decisions. Some 
tech businesses are now looking at employee layoffs and space savings efforts to reduce costs. 
This may mean putting office space on the sub-lease market and consolidating operations for 
efficiencies. In cases of office moves, even if the rent per sq ft is higher in the new space, less 
space may be required as it can be used more efficiently, thus the total accommodation costs 
may be lower. 
 
The longer-term outlook for tech sector businesses and tenants is seen as positive, despite 
cyclical dips in hiring. Amazon and Microsoft are very large corporations and with major 
operations in Vancouver. They provide stability to the city and regional economy, whereas 
some smaller start-up businesses that are dependent on venture capital funding may be less 
stable or durable. 
 
These tenant trends are reiterated through the results of the interviews: 

¶ The large tech tenants that have entered the market in the past few years represent a 
significant shift in the dynamics of the downtown Vancouver office market. While 
Vancouver has relatively few major corporate headquarters, these new tech companies 
have been taking up large blocks of space, often preferring large floorplates for efficiencies 
and a new building for modern features, and need a central Vancouver location to attract 
and retain young urban talent.  

¶ Large corporate and global professional services firms often want to be located in trophy 
buildings, however this is less a factor for tech tenants, who may prefer the feel of Mt. 
Pleasant.  

¶ At the same time, but not receiving the same amount of profile, are the many small office 
tenants in the market, taking up 3,000-8,000 sq ft of space each. 

¶ Large tech companies are increasingly comfortable with locating in Vancouver, given that it 
is a known location, an international city, west coast time zone, has many amenities, and 
access to an international workforce. The presence of large tech companies (such as 
Amazon) are attracting more tech companies, both big and small. Talented workforce wants 
to live in the region, and although housing prices are high, some workers are satisfied with 
renting as they may not have expectations about home ownership or intent to live in the 
region permanently. 

 
Average Office Tenant Size 
Compared to other major North American markets, Metro Vancouver has relatively few large 
corporate head offices and is composed of many small and mid-size tenants. Specifically, for 
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downtown Vancouver, which contains much of the office businesses in the region (although the 
mix is different from the rest of the region), the average office tenant size was 7,750 sq ft in 
2022, based on tenancy occupancies of approximately 21.3 million sq ft and 2,750 units.15 This 
is up slightly from past years recorded as 7,200 sq ft in 2014 and 7,400 sq ft in 2012. 
 
Of this inventory in late 2022, 59% of the office space was occupied by tenants under 20,000 sq 
ft in size (2,582 units), comprising 94% of all units. At the other end of the spectrum, tenants 
over 75,000 sq ft in size comprise only 1% of all units (25 units), yet represent 15% of the total 
office space. This documents the wide range of unit / tenant sizes, with a significant cluster of 
them being smaller, and a limited number of much larger outliners. This distribution is shown in 
Table 4.1. 
 
Table 4.1: Distribution of Office Tenant Sizes in Downtown Vancouver (2022) 

 
Source: CBRE Research, 2022. 

Other Tenant Sectors 
Although the tech sector may be slowing, other sectors such as professional services are still 
growing. During the pandemic, some businesses grew and increased their workforce while 
others have stayed constant and retracted, thus space needs vary for those reasons as well. 
 
In some of those sectors, companies are leasing more space, especially the larger, confident, 
well-financed ones. By sector, lawyers and bankers have higher rates of return to office 
occupancy as compared to tech companies. For such sectors, despite or because of COVID-19, 
business is still good, and accommodation decisions are not driven by cost constraints. 
 
With a possible slowdown in the economy and an increase in unemployment rates, more 
employees may want to work at the office to maintain and advance their careers. As noted by 
some employers, the past war for talent where employers had to offer many benefits to attract 
employees is now over. For some businesses, tƘƛǎ Ƴŀȅ ōŜ ŀǎǎƻŎƛŀǘŜŘ ǿƛǘƘ ŀ ŎƻǊǇƻǊŀǘŜ ΨŎǳƭǘǳǊŜ 
ǊŜǎŜǘΩΣ ǿƘŜǊŜ ǘƘŜ ƴŜǿ ǇƻƭƛŎȅ Ƴŀȅ ǎǇǳǊ ǎƻƳŜ ŜƳǇƭƻȅŜŜǎ ǘƻ ƭŜŀǾŜΣ ŀƴŘ ǘƘŜ ƻƴŜǎ ǘƘŀǘ ǊŜƳŀƛƴ will 
be supportive of increasing in-office requirements.  
 

                                                      
15 Source: CBRE Research, 2022. Note that some businesses may occupy multiple office spaces in multiple buildings; for this 
analysis each space / unit is treated separately. Furthermore, this analysis does not include vacant space.) 
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4.2. /ƻπ²ƻǊƪƛƴƎ {ǇŀŎŜ 

The growth of co-working office space in the Metro Vancouver market was significant prior to 
the COVID-19 pandemic. This was particularly reflected in the rapid rise of WeWork, and the 
more established Regus with its multiple brands including 'Spaces'. Co-working firms rapidly 
become some of the largest tenant types in the Vancouver core. These companies were 
responsible for an inordinate amount of leasing activity between 2017 and 2019 and in part 
accelerated the demand for additional office development.16  
 
Co-working is accommodating the evolving nature of work, and makes a very illiquid asset (real 
estate) liquid and flexible. Co-working operators offer a flexible space and service to a range of 
tenant types, including: i) small businesses that want a professional location and services and 
socialization offered in a workplace environment, and ii) much larger businesses that take up 
multiple floors at a time and may require the space for short-term needs, such as a swing site or 
a specific project.  
 
Co-working offers tenants, or ΨmembersΩ, ready-to-go full-service office accommodations, 
taking care of all details such as furniture, wi-fi, space planning, support services, reception, 
etc., that would otherwise have to be organized and managed by the business. The co-working 
space eliminates the need for companies to invest in real estate, as professional space 
providers are quicker and nimbler than businesses that are not real estate experts. The tenant 
pays a premium for these services but with no required long-term commitment, the tenant also 
has the flexibility to grow, contract, or move as their business evolves. 

4.3. {ǘǊŀǘŀ hŦŦƛŎŜ ¢ŜƴǳǊŜ 

In 2017 and 2018 there were a number of notable strata office projects, partly in response to 
the low vacancy and strong demand, as well as low interest rates. Purchasing office space can 
be an investment opportunity for owner-occupiers who are struggling to find and control space 
in a tight leasing market. The option to own rather than rent is particularly attractive for 
companies whose space requirements will remain stable for the foreseeable future.17 
 
In terms of pricing and demand, one broker states that developers of future downtown 
Vancouver office strata buildings should not expect to capture the same prices as the high-
profile Bosa Waterfront Centre project did in 2017; the unique project achieved high prices 
because everything lined up, in terms of the site, the project, and the demand.18 
 
There are differing views about the implication and extent of strata office: 

¶ Strata office space has not yet had a significant impact on the downtown Vancouver 
office market as almost all new construction continuing to target lease tenants, despite 
the early successes of the Bosa Waterfront Centre and Burrard Place.19 

                                                      
16 Avison Young, Metro Vancouver Office Market Report, Mid-Year 2018. 
17 Colliers, Metro Vancouver Office Market Report, Q3 2018. 
18 Vancouver Sun - 9Ǿŀƴ 5ǳƎƎŀƴΣ ²ŀǘŜǊŦǊƻƴǘ /ŜƴǘǊŜΩǎ ǎǘǊŀǘŀ ǳƴƛǘǎ ǊŜǇǊŜǎŜƴǘ ǇǊƛŎŜ ǇƛƴƴŀŎƭŜΥ ŀƴŀƭȅǎǘǎΣ 5ŜŎŜƳōŜǊ мн нлмуΦ 
19 Avison Young, Metro Vancouver Office Market Report, Mid-Year 2018.  
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¶ This is a clear sign that the definition of an office investor in Metro Vancouver has 
shifted.20  

¶ Most of the strata office that is being built and sold downtown would likely end up on 
the leasing market anyway.21 

 
Most office space in the region continues to be lease tenure. For development projects, if no 
rezoning is required as part of the approvals, the city has no interest in the tenure of the space. 
However, in the case of the City of Vancouver if the project involves a rezoning, the Community 
Amenity Contribution may be higher if it is strata rather than lease tenure. This reflects the fact 
that strata values can be higher per sq ft than rental.  
 
In the City of Richmond, there are concerns about strata tenure units built for investors rather 
than occupants, being underutilized or poorly managed. Furthermore, subdivision of space into 
small units makes it very difficult for a large tenant to ever occupy it. Richmond has a policy 
that strata units cannot be smaller than a building floor plate. 
 
In terms of market forces, strata tenure may work in some limited places or in small markets 
where investors are active, or businesses want to own their accommodations. In some 
suburban markets (often as part of mixed-use buildings) there may be proportionally more 
strata office sales than the Vancouver core.  
 
The stratification of commercial space, including office, retail, and industrial, is a relatively new 
phenomenon in the Metro Vancouver market. Some of the drivers for this trend include a 
desire for users to be able to own and control their space, which is also an interest of investors. 
However, there was a question by some interviewees about the depth of demand for this 
market. With the increase in interest and mortgage rates, it is expected that strata 
development and sales will diminish.  
 
From a development perspective, high strata values can drive up residual land values to the 
point where non-strata (lease) development is no longer financially viable. Some critics note 
that the flexibility to change unit sizes as businesses expand and contract is greatly diminished 
by stratification as compared to lease tenure of the premise. Strata projects can be dominated 
by investors who may be less concerned about the management of the property. Furthermore, 
many businesses do not want to own their space due to the long-term commitment of capital, 
liability, building maintenance, and other issues.  

  

                                                      
20 BOMA BC Leasing Guide: Commercial Real Estate Office Space - CǊŀƴƪ hΩ.ǊƛŜƴΣ {ƘŀǇŜ-Shifting Office Sector Defines Intelligent 
Design, 2018. 
21 Vancouver Sun - 9Ǿŀƴ 5ǳƎƎŀƴΣ ²ŀǘŜǊŦǊƻƴǘ /ŜƴǘǊŜΩǎ ǎǘǊŀta units represent price pinnacle: analysts, December 12 2018. 
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5.0 hCCL/9 .¦L[5LbD Lb±9b¢hw¸ 
Metro Vancouver first compiled an office building inventory database for the region in 2012, 
which has been updated in 2015, 2018, and 2022, based on multiple sources, including 
proprietary databases from brokerage firms, BC Assessment Authority, and member 
municipalities. Records were consolidated as best as possible given the multiple data sources to 
provide a comprehensive inventory of the office buildings, although some data gaps, 
inconsistencies, and limitations may exist. In late 2022, the database was further updated and 
enhanced22. Note that this report and associated inventory statistics should replace previous 
reports, as the inventory has been further refined with every subsequent edition.  

5.1. .ŀŎƪƎǊƻǳƴŘ ƻƴ ǘƘŜ нлнн hŦŦƛŎŜ LƴǾŜƴǘƻǊȅ 

The database includes all buildings in the Metro Vancouver region with at least 10,000 sq ft of 
office space. This includes some mixed-use buildings with office components over this size 
threshold. In total, the inventory is larger than the published brokerage firm reports because it 
includes some smaller buildings that are not included in market summaries, and also buildings 
ŦǊƻƳ ƻǘƘŜǊ ǎƻǳǊŎŜǎ ǘƘŀǘ ŀǊŜ ƴƻǘ ǘȅǇƛŎŀƭƭȅ ŎƻƴǎƛŘŜǊŜŘ ΨƳŀǊƪŜǘΩ ƻŦŦƛŎŜ όǎǳŎƘ ŀǎ owner-occupied, 
government, and institutional buildings).  
 
For analysis purposes, Urban Centre locations are those identified in the regional growth 
strategy; their boundaries are defined by the respective member municipalities. To provide for 
consistency, all numbers in this report have been generated using the most recent Urban 
Centre boundaries. 
 
The Frequent Transit Network (FTN), maintained by TransLink, was used for establishing transit 
service levels as of late 2022. The FTN comprises bus and rapid transit corridors that provide 
reliable service at least every 15 minutes throughout the day and over the entire week. The FTN 
provides a network of transit routes around which municipalities can focus population and job 
growth. Transit service can be in the form of FTN 
bus or rapid transit stations (SkyTrain). The 
defined distance (straight line) for access to FTN 
is 800 metres (a 10-minute walk) for rapid 
transit and 400 metres (a 5-minute walk) for 
bus, which are considered acceptable walking 
distances / times to access these forms of 
transit. 
 
The FTN service changes over time; the earlier 
office building inventories analyzed transit 
service based on previous versions of the FTN. 
Thus, in some cases the changes in tabulated 
office space that is near FTN bus service may be 

                                                      
22 Metro Vancouver would like to thank the following brokerage firms which contributed to the office building inventory 
update: Colliers International, CBRE, Cushman & Wakefield. 

Map 5.1: Inventory by Sub-Region  
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due to changes in transit service after the buildings were constructed. The amount of office 
space located near West Coast Express Stations, but not by rapid transit stations or within 
Urban Centres, was negligible and not analyzed for this report.  
 
Based on the comprehensive inventory prepared by Metro Vancouver, at the end of 2022 there 
was approximately 78 million sq ft of office space in the region located within 1,338 buildings. 
The numbers in the report have been rounded for reporting purposes. (See Appendix F for 
supplemental tables.) 
 
Map 5.1 shows the sub-regions, Map 5.2 shows the Urban Centres in the Metro Vancouver by 
type, and Map 5.3 shows the rapid transit (SkyTrain) network. 
 
Map 5.2: Metro Vancouver Urban Centres and Frequent Transit Network 
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Map 5.3: Metro Vancouver Rapid Transit Network 

 
 
Map 5.4 shows the distribution of office buildings throughout the Metro Vancouver region. The 
larger the symbol and the greater the number of symbols indicate large office building clusters. 
Larger buildings are concentrated in downtown Vancouver.  
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Map 5.4: Office Building Inventory in Metro Vancouver  

 
















































































































































