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EXECUTIVE
SUMMARY
The RE/MAX Commercial Real Estate Report, highlighting trends and developments in seven major
centres in Western Canada, found that institutional investors and private equity played a substantial
role in almost every market in 2020, fuelling demand for multi-unit residential, industrial product, and
office buildings while end users and smaller investors were strong in the industrial and, to a lesser extent,
retail sectors.

Industrial was the top performer from Vancouver to
Winnipeg, driven by increased demand for warehouse
and fulfillment space from multi-national companies
such as Amazon and FedEx, while demand for multiunit residential remained consistent, with higher
CAP rates and lower values attracting investors
in markets like Edmonton and Calgary. Farmland
rounded out the top three sectors, with robust demand
in Saskatchewan sparking strong sales and upward
pressure on values.
Closure of bricks and mortar during lockdown and
the acceleration of e-commerce placed retail tenants
behind the proverbial eight ball in 2020. Smaller
retailers used the opportunity to invest in their future
by purchasing smaller storefront locations, especially
in high-traffic areas – with equity gains buffering
any downturn in sales. Others looked to upgrade
their online presence and augment with a reduced
physical footprint, and if need be, industrial space
for warehousing and distribution.
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While restaurants were hard hit by the pandemic,
drive through locations emerged as 2020’s
perfect business model -- no touch, no contact,
just tap and go. Demand for this product has
surged in Saskatoon, Kelowna, and Calgary, and
is expected to continue to experience strong
demand in the year ahead.
Limited inventory, shortage of available zoned land,
and strong demand overall have made industrial
real estate the cash cow of 2020. Vacancies remain
low for industrial product, with Vancouver posting
the tightest rate at under 1.5 per cent, and rental
rates climbing 10 per cent year-over-year. Large
multinational companies have been behind the push
as they gear up efforts to support a rapidly expanding
e-commerce industry. Smaller investors have also
been active, as the appetite for income properties in
industrial areas that serve strong supply chains and
essential services increases in strength. Diversification
of smaller portfolios is underway as investors choose
to supplement their residential multi-unit residential
holdings with industrial product, and to a lesser
extent, office/retail.
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BRITISH COLUMBIA
GREATER
VANCOUVER
In spite of the volatility of 2020, the industrial and investment asset classes in Greater Vancouver’s
commercial real estate market remained relatively robust year-over-year. Continuous demand combined
with scarcity of product, particularly for ‘trophy assets’ in the investment sector and virtually all industrial
properties, placed steady upward pressure on prices and lease rates.
Positive absorption of industrial space continued

E- commerce has been the biggest winner in 2020, a

unabated, with end users growing increasingly active

trend that accelerated, and then doubled, year-over year.

in the market. As industrial vacancy rates remain under

The impact on mall vacancy rates has been significant,

1.5 per cent, rental rates have climbed approximately ten

hovering at 5.5 per cent at year-end 2020. With large

per cent into the low to mid-teens per sq. ft. in 2020.

companies like Brookfield pushing forward with retail

Industrial sales between January and October of 2020

conversion to distribution models within their U.S.

held steady at 337, falling just short of the 349 sales

portfolio, it may only be a matter of time for this approach

reported during the same period in 2019, according to

to be mirrored in Canada. The retail environment is

statistics published by the Real Estate Board of Greater

expected to recover somewhat in the year ahead as

Vancouver (REBGV).

operators return to a ravenous market with decreased
competition. Proper structuring of triple net leases can
return premium net operating income for investors in
unexpected corners. Scooping these properties out early
and riding the short-term with percentage rents may
be looked back upon with envy by those who ’followed
the crowd’ in 2020.
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Greater Vancouver’s office market was most affected by the pandemic, with negative absorption
increasing vacancy rates from a low of two per cent to approximately five per cent in the downtown
core, and from four per cent to five per cent in suburban areas.

This, as an estimated one million sq. ft. of office space is set

Smaller investors (under $5 million) are growing in

to come onstream in the downtown core as construction

number as the appetite for income properties in industrial

nears completion on four large new buildings. Overall

areas that serve strong supply chains and essential

office and retail sales were down by close to 13 per cent

services increases in strength. Diversification of smaller

in the first three quarters of 2020, compared to the same

portfolios is underway as investors choose to supplement

period in 2019, according to REBGV. Four hundred and

their residential multi-unit holdings with industrial and to

forty-four properties changed hands, down from 506

a lesser extent, office/retail product. Lack of industrial

one year earlier. However, dollar volume appreciated 6.5

inventory continues to be a major issue facing both

per cent year-to-date (January-October 2020), rising

the smaller investor and end users, many of whom are

from just over $1.223 billion to almost $1.303 billion.

frustrated by scarcity and must make hard decisions

Looking forward, after redundancies are trimmed, some

about growth, given constraints of space, distance, and

companies and smaller firms may see some value and

upward price pressure.

productivity in having a combination of downtown
and suburban office space, or some sort of hybrid that

Once vaccines roll out across the country and the

includes work from home (WFH) arrangements in 2021.

economy starts to gain momentum, improvements are
expected to be fast and furious in the Greater Vancouver

Institutional and private investors are expected to

commercial real estate market. GDP growth in British

continue to drive sales in various asset groups, including

Columbia is expected to rise to a 33-year high of 5.1 per

multi-unit residential, as illustrated by the recent $292

cent in 2021, according to RBC Economics’ Provincial

million sale of 15 rental apartments formerly owned by

Outlook (dated December 2020), on the strength of

Hollyburn Properties to two Ontario REITs (real estate

capital investment in projects such as the Coastal Gaslink

investment trusts). However, there are some concerns

Pipeline, the LNG Kitimat megaproject, and construction

that larger interests may be looking to get out ahead

on the Site C hydroelectric dam and a rebound in all

of potential capital gains exposure given an anticipated

major industrial sectors. After peaking at 8.9 per cent in

increase in the capital gains tax rate by the federal

2020, unemployment rates are expected to decline to

government.

6.7 per cent in 2021, falling another 1.1 per cent in 2022
to 5.6 per cent.
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BRITISH COLUMBIA
KELOWNA
The unprecedented growth and abundance of new construction that characterized Kelowna’s commercial
real estate landscape pre-pandemic -- with several mixed-use developments underway in the downtown
core --continued throughout 2020, although at a somewhat tempered pace.
Industrial and investment segments picked up the slack

Demand for large warehouse, shipping and fulfillment

for lagging office and retail sectors, while interest from

facilities should continue well into 2021, given the strength

both local investors and out-of-town buyers, looking for

of e-commerce. Industrial development will likely continue

alternatives to the highly competitive lower mainland

unabated as demand for preleased and presold strata

market, bolstered overall demand.

units remains unsated. More than 11.4 million sq. ft. of
industrial space is currently available, with another

Quality industrial product from existing inventory was

735,000 sq. ft. under construction. While vacancies

highly sought-after in 2020, with small bay strata units

may experience a nominal increase as new product

selling steadily with multiple offers on select units.

comes onstream in the year ahead, rates are forecasted

Industrial’s cheaper rents and larger footprints appealed

to hover at two per cent or slightly below throughout

to a broader base by mid-year, with retail-type tenants

2021. Lease prices ranging from $11 to $16 per sq. ft. for

new to the digital marketplace buying and leasing units

small bay industrial to $12 to $18 per sq. ft. for build to

that could warehouse inventory and provide for a direct

suit should remain strong with some upward pressure,

shipping base. By year-end 2020, most industrial activity

while industrial strata product typically ranging between

centred in the North Kelowna industrial area, Airport

$250 and $400 per sq. ft. may also climb. In 2021, we

Business Park and the downtown north end.

have seen select locations with an asking price of up
to $450 per sq. ft.
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Kelowna’s retail environment continues to evolve in the

longer leases frontloaded with lower rates to allow for

wake of the pandemic, with most retailers adapting to

retail survival during this difficult period. Current lease

imposed guidelines on distancing, capacity and contact

rates range from $12 to $40 per sq. ft. in downtown

tracing. This is especially true of the city’s restaurants,

Kelowna, Pandosy, and Harvey (although the higher end

some of which have installed isolation bubbles to enhance

of Harvey at or above $50 per sq. ft. is reflective of higher

customer safety and experience. While prelisting of new

values for drive through). An adequate supply of retail

retail space and presale of retail strata remains strong,

inventory is available at 6.6 million sq. ft. with another

a growing number of subleases are becoming available.

85,000 sq. ft. currently under construction. Vacancy

In a move to secure tenants, landlords are offering

rates, at approximately 4.25 per cent, are expected to

incentives such as longer free rent periods or offering

remain stable for now.

Looking forward, demand for smaller retail units
is expected to climb as retailers pivot to address
new realities, while big box locations in power
centres such as Central Park languish as inventory
levels climb. Landlords facing the prospect of
large vacancies are getting innovative. To illustrate,
Orchard Park Mall recently reconfigured the space
formerly occupied by Sears into redevelopment
and turned a large portion into parking. As retail
requirements change, conversion will become
increasingly common.

Despite the reopening of offices in Kelowna, COVID-19

7 and Bernard Block). Vacancy rates fell to 4.5 per

continues to impact the asset class as the work from

cent in mid-2020 as the market waited for new supply.

home phenomenon takes root. Telecommunications

Vacancy rates are expected to move slightly higher as

and digital means have become an accepted form of

users of office space start to right size their space to fit

interaction with the public and an effective alternative

their needed use. Landmark 7 and the Bernard Block

for employers and employees. Organizations, as a result,

are several years away from completion, meaning they

are looking to shed excess office space, a trend that

shouldn’t have much effect on vacancy rates in 2021.

started in late 2020 with an influx of subleases. Available

Their overall effect long term will probably be tied to the

inventory has pushed past 4 million sq. ft., and another

effectiveness of the vaccines and how long COVID-19

304,000 sq. ft. is currently under construction (Landmark

continues to affect our community.
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Institutional investors and developers from across Canada

promise of a re-invigorated COVID-19 vaccine distribution

have been exceptionally active in the Kelowna market

down the road should help lift Kelowna’s economy

in recent years, seeking opportunities for higher CAP

prospects in the year ahead. BC is expected to lead

rates and less competition compared to supercharged

the country in terms of GDP growth at 5.2 per cent,

markets like the Greater Vancouver and the Fraser Valley.

edging out the national average in 2021, according to

Land prices will continue to increase as prime properties

RBC Economics Provincial Outlook (December 2020).

are developed and inventory levels shrink. Strata units

Capital investment and a rebound in tourism locally should

will become the norm as developers seek to limit their

benefit the Okanagan Region, and more specifically,

exposure as they move on to other projects.

the Kelowna area. Population growth is also expected
to have a positive impact as Kelowna is named one of

The pandemic has had a profound impact on the

the fastest growing cities in Canada. Between 2019 and

commercial landscape in Kelowna. Businesses with

2020, Kelowna posted a growth rate of almost two per

existing market share and well-established customer

cent. The influx of new residents should serve to bolster

bases found themselves in an impossible situation in

both residential and commercial real estate activity and

2020. With revenue down, many struggled to provide

prop-up local business in the year ahead.

best COVID practices to a smaller customer base. The
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ALBERTA
CALGARY
After a tumultuous 2020, Calgary’s commercial real estate market is poised for modest improvement as
oil prices climb, stockpiles decline, and demand for primary energy rebounds worldwide. Clean energy
initiatives within the province involving hydrogen, thermal electric, wind and solar will move forward
simultaneously, diversifying Alberta’s energy sector and bringing greater economic stability in the longer
term.
Initially, Calgary’s commercial real estate market will be

Investors have been slowly returning to the Calgary

buoyed by solid demand for industrial product. The city’s

market with broad-based investment strategies across

strategic location and affordable price point have proved

every asset class. Institutional investors, for example,

attractive to large multi-national companies looking for

accounted for 48 per cent of sales volumes in the office

logistics, specialized industrial and flex space. In 2020,

sector in 2020, followed by 28 per cent users/owners

vacancy rates were lowest for specialized industrial,

and 24 per cent private corporations/ individuals. Ninety-

hovering at 4.4 per cent, rising to 5.9 per cent for flex

one per cent of buyers were from outside the province

space, and highest for logistics at 7.8 per cent, according

in 2020, according to statistics published in CoStar’s

to the Industrial Capital Markets Report published by

Office Capital Markets Report. Not surprisingly, as sales

CoStar. Those figures are expected to trend downward

volumes softened throughout 2020, CAP rates rose to

in the year ahead. Several large deals for distribution

their highest level in recent years at 10.1 per cent. With

centres were announced last year, including a 1.2 million

vacancy rates at 20.1 per cent in the central business

sq. ft. lease by Lowe’s and a new 300,000 sq. ft. facility

district and 11.3 per cent in the suburbs, landlords are

for Amazon, with both closing in 2021. Amazon also

making concerted efforts to diversify the mix of office

renewed its existing lease on 300,000 sq. ft. in the Stoney

tenants and have met with some success in an expanding

Industrial Centre. Other large companies such as Home

tech sector.

Depot, Canadian Tire, and FedEx have established a
presence in Calgary, with more expected to follow suit
in the future.
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Multi-unit sales held up relatively well in 2020, with 24 properties changing hands in 2020, with a sales
volume of just over $123 million and a CAP rate of 5.1 per cent. The trend is expected to continue in 2021,
bolstered by renewed strength in residential home buying activity. According to the Calgary Real Estate
Board, January sales were the highest on record since 2014, with the number of units sold in the city of
Calgary climbing more than 40 per cent, year-over-year.

Multi-unit sales held up relatively well in 2020, with 24

Retail Market Report. A new retail business model is

properties changing hands in 2020, with a sales volume

expected to emerge in 2021, with retailers focusing

of just over $123 million and a CAP rate of 5.1 per cent.

on a stronger online presence, augmented by smaller,

The trend is expected to continue in 2021, bolstered by

and fewer, bricks and mortar locations that carry less

renewed strength in residential home buying activity.

inventory.

According to the Calgary Real Estate Board, January
sales were the highest on record since 2014, with the

Market indicators are headed in the right direction.

number of units sold in the city of Calgary climbing

According to the RBC Economics’ Provincial Outlook

more than 40 per cent, year-over-year.

published in December 2020, Alberta’s economy is set
for expansion in 2021 with GDP growth expected to climb

Calgary’s retail environment is certain to undergo

4.5 per cent, given increased capital investment in the

transformation in the year ahead, given the extraordinary

energy sector and rising prices for Western Canadian

strength of online sales in 2020. While the e-commerce

Select. Nonetheless, Calgary’s commercial real estate

trend was already underway in the retail sector, COVID

market is not out of the woods yet. The report identifies

fast-forwarded the timetable, leading to significant

on-going challenges in the province’s commercial real

challenges for both landlords and retailers throughout

estate markets given continued consolidation in the

the year. Vacancy rates hovered at 3.7 per cent in Q4

oil and gas sector. However, the growing presence of

2020, with the lowest rates found in power centres at

institutional investors and private equity in Calgary’s

2.1 per cent and the highest rates in strip centres (seven

commercial real estate market in 2020 suggests the

per cent). By the fourth quarter of 2020, a negative

market is at or near bottom, which should to serve

net absorption of 1,210 sq. ft. was reported by CoStar’s

to offset some of the impact of consolidation (while
allowing investors to walk away with many of the city’s
‘trophy assets’) in the year ahead.
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ALBERTA
EDMONTON
After posting $1 billion in regional sales volume in the first quarter of 2020, the Greater Edmonton Area
was off to one of the strongest starts in recent years for commercial real estate when the pandemic hit.
Second quarter sales plummeted, and despite encouraging upward momentum in the third and fourth
quarters, the market finished the year with $2.2 billion in sales, down approximately 33 percent from
2019 levels ($3.3 billion).
Private equity was most active in the commercial market,

Special purpose sales also posted strong gains in 2020

driving approximately 53 percent of top ten sales across

($233 million), with over half of sales/transactions from

five asset classes in 2020, followed by end users at 37

either assisted-living centres (the bulk of which occurred

percent. While most investors were local/regional,

in Q1 2020) or automotive dealerships. Automotive

approximately 40 percent of sales were from out-of-

dealerships also helped to propel 2020 special purpose

province, led by British Columbia and Ontario. The highest

sales, with a pandemic-driven consolidation worth over

priced sales occurring in the multi-family and retail sectors

$50 million in sales.

involved institutional investors based in Ontario, while
the most expensive office sale involved private investors

Although industrial real estate is traditionally a perennial

from British Columbia. The aforementioned sales were

favourite with commercial investors in the Greater

valued at $305 million, $205 million and $100 million,

Edmonton Area, multi-bay sales were down by nearly

respectively.

80 per cent and single-tenant sales decreased by 65
per cent. Owner/users were the one bright spot in

Multi-family residential was quite strong out of the gate

this asset class, with sales volumes holding relatively

in 2020. Overall sales volumes rose year-over-year, with

steady in 2020, compared to 2019. There has been an

larger deals completed in the first quarter of 2020. High-

upswing in demand for new warehousing and distribution

rise sales were nearly five times higher in 2020 than the

centres, in large part due to surging e-commerce sales.

prior year, but again, the bulk were completed in the

Two Amazon centres totalling 1.1 million sq. ft. recently

first quarter and pre-pandemic. This, while both walk-up

opened in Leduc County, while another 1.2 million sq. ft.

and townhouse segments saw a decline in sales volume.

is currently under construction in Acheson. This rising

Some of these deals have been pushed into 2021, which

trend in e-commerce is expected to spark increased

should bode well for sales in the year ahead.

levels of purpose-built rentals and build-to-suit projects.
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While retail property sales were down overall in 2020,

areas like the downtown core or alternatively outlying

retail condominiums showed a slight uptick in sales

suburban areas. This segment of the market may see

volume ($45.4 million versus $44.7 million) with 18

high-tech solutions with the introduction of drone

more transactions in 2020, compared to the previous

deliveries for example.

year. The increase highlights a growing trend of owner
acquisitions, while shopping centre and general retail sales

In terms of new construction, COVID has definitely

were down 30 per cent and 25 per cent respectively. It

redefined building requirements. Future apartment

is very important to note that retail spending in Alberta

developments will likely feature an increasing number

has surpassed pre-COVID levels on a monthly basis

of units with balconies and more outdoor space. Single-

since the summer of 2020 at over $7.1B (as last reported

detached home sales will also flourish as consumer

Nov. 2020).

demand for greater and greener space will take hold,
aided and abetted by historically low interest rates.

Office sales were down across the board in Edmonton,
with both suburban and condo sales decreasing by 20

Recovering oil prices, bitumen upgrading/processing,

per cent and 50 per cent respectively. Sales volumes in

and innovative new ways to transport oil should have a

the downtown core dropped 75 per cent. Despite the

positive impact on economic growth moving forward.

decline in both sales and volumes, there were no ‘fire

According to the Provincial Outlook published by RBC

sales’ occurring in the market -- even the recent sale

Economics in December 2020, real GDP growth in

of the CN building that created headlines for its $10

Alberta will climb 4.5 per cent in 2021 and another

purchase price involved the purchasers assuming $64

4.3 per cent in 2022. Although the report specifically

million in debt.

targets concerns over the performance in the provinces
commercial real estate sector, an improving economy

With 80 percent of office tenancy currently working

and rising consumer confidence will play a major role

from home, investors are closely scrutinizing the sector.

in boosting the overall health of the province.

Overall vacancy rates were at approximately 18 percent
at year-end, with no new significant construction coming
on-stream. While most commercial real estate specialists
believe that the majority of office occupancy will return
to the workplace once vaccines have been distributed
across the country, the office landscape may see some
changes moving forward, with remote access becoming
more prevalent for those work processes that can support
it. Businesses will likely be working on contingencies that
address the new mix throughout the year, with some
potentially embracing a remote/office hybrid.
Economic stability will go a long way in improving
consumer confidence and the overall picture for the
commercial market in the aftermath of COVID-19.
E-commerce is here to stay and will likely play a growing
role in the future of retail. Trends toward pick-up and
delivery, particularly in the retail sector, will accelerate.
The industrial “last mile” will tackle logistical challenges
in terms of getting parcels to destinations in high-density

RE/MAX Commercial Investor Report 2021

13

SASKATCHEWAN
SASKATOON
Despite the pandemonium created by the Covid-19 pandemic, commercial real estate held up relatively
well in Saskatoon in 2020. Strong agri-food performance and increasing demand for potash underpinned
Saskatoon’s industrial sales and leasing sector throughout much of the year, with vacancy rates dropping
by almost a full percentage point to 5.4 per cent between the first and third quarters. Demand for
farmland continued unabated as Alberta’s Hutterite Colonies sought to expand farming operations into
Saskatchewan. This, highlighted by the sale of a 20,000 acre farm in Norquay in 2020, considered one
of the largest in Western Canada.
While industrial and land sales were robust, the retail

leases and tenant improvement allowances on longer-

and office sectors were more tempered in 2020. Retail

term leases. Tenants are also re-evaluating their business

sales remained steady year-over-year, with the most

plans, the results of which will play out in 2021. Greater

expensive sale topping $25 million. Vacancy rates, on the

demand is expected for smaller storefront – ideally

other hand, jumped just over one per cent between the

ranging between 1,000 to 2,000 sq. ft. Restaurants, in

second and fourth quarters, with approximately 750,000

particular, will look to work out of commercial kitchens

sq. ft. available for lease at year-end. Asking rental rates

or smaller spaces with 50 seats and a maximum of 1,500

hovered at just over $28 per sq. ft. for newer development

sq. ft. Demand for drive-through locations is expected

while existing inventory could be leased for just under

to continue to climb, fuelled by both investors and end

$21.00, according to Colliers International. As leases come

users in the year ahead.

due, landlords are increasingly innovative, offering step
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Saskatoon’s office leasing sector faced some significant

Saskatchewan’s economic engine is expected to gain

challenges in 2020, given the completion of more than

momentum in the second, third and final quarters of

250,000 square feet of AAA class office space on the

the year, according to the Provincial Outlook published

South Saskatchewan River coinciding with a global

by RBC Economics in December 2020. GDP growth is

pandemic. Vacancy rates rose to their highest level in

expected to climb 4.7 per cent in 2021 in the province,

five years, settling at 15.89 per cent in the fourth quarter

followed by another 4.2 per cent increase in 2022,

of 2020, up more than two and a half percentage points

bolstered by a strong recovery in the value of grains,

over the previous year. Office space in the city’s central

oilseeds and other major food exports, improving demand

business district hovered at a vacancy rate of 17.7 per

for potash, an uptick in infrastructure spending and a

cent. Year-over-year absorption levels dropped by

red-hot residential housing market. Commercial real

117,710 sq. ft., with more than one million square feet of

estate is forecast to follow suit, with the industrial,

office space available for lease in the city at year-end

farmland, and retail asset classes performance leaders

2020, with close to 60 per cent of inventory located

in the year ahead.

in the core. Despite an uptick of one percent, vacancy
rates in the suburbs fared slightly better, rising to 13.8
per cent in Q4. With a slower than expected roll out of
the Covid-19 vaccine across the country, landlords and
tenants are stuck in a holding pattern. Employers are
working on office details such as social distancing and
safety measures while employees continue to work from
home, with no one certain about what form the new
normal will take in 2021.
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SASKATCHEWAN
REGINA
While much of Regina’s commercial market remained relatively flat throughout 2020, certain asset classes
showed unexpected resilience. Farmland, suburban industrial, and bricks and mortar, to a lesser extent,
are forecast to continue to experience solid growth in 2021 as the economic outlook for Saskatchewan
improves and the Covid-19 vaccine rolls out across the country.
Domestic investors from British Columbia, Alberta and

Steady demand exists for bricks and mortar priced

Ontario are behind the push for farmland in Regina

between $500,000 and $1 million. End users are leading

and the surrounding bedroom communities. Most are

the charge, seeking more cost-effective options as

looking for large tracts, typically valued between $800

opposed to the building process of buying land and

to $3,900 per acre, in the South Western, South Eastern,

constructing new facilities in Regina. As long as the

West Central and East Central quadrants of the province.

condition of the property and zoning work, end users are

Some investors are leasing the land back to large farming

generally interested in all asset classes, often paying more

operations while they determine best usage. The upswing

than an investor would for a similar occupied property.

in domestic investment started in 2020 with the decline
in foreign investment, but prices have been rising at a
steady pace over the past decade. Overall average price
for farmland in Canada rose 3.7 per cent in the first six
months of 2020, with Saskatchewan reporting to greatest
increase in values, according to the Farm Credit Canada’s
(FCC) 2020 Mid-Year Farmland Value Report. Although
a limited supply of land is available for sale, rising land
values in other provinces have prompted buyers to set

Lower prices and taxation levels have also led to an
upswing in demand for industrial properties in bedroom
communities such as White City, Emerald Park, Carson
Park, and Lumsden. Development land in these areas is
available at a fraction of the price for the same product
in Regina ($125,000 versus $425,000 an acre) and the
cost of dropping in a well and septic system is far less
expensive than the servicing costs in the city.

their sights on Saskatchewan.
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While retail has had its own struggles with the pandemic, the e-commerce revolution clearly accelerated
the trend in 2020. There has, however, been a nominal increase in demand for ‘mom and pop’ type retail
storefront such as pharmacies and hair salons, although supply is limited. The trend is particularly evident
in Regina’s east side where the new Costco has opened, attracting new retailers to the area, and creating
a new shopping destination for residents.

The growing number of vacancies in office buildings

Saskatchewan’s energy dependence and agri-food

throughout Regina is expected to place further downward

economy has had its challenges, but the economic

pressure on lease rates in the year ahead. As leases

outlook for 2021 is brighter than in year’s past. GDP

come due, tenants are showing increasing reluctance

growth for the province is expected to hover at 4.7 per

to commit to longer terms due to the uncertainties that

cent this year, according to RBC Economics’ Provincial

still exist due to Covid-19. Many landlords are working

Outlook (December 2020), sparked by a rebound in oil

together with tenants to come up with creative lease

and gas prices, higher crop prices, greater demand for

options that work for both. Greater inducements have

potash, and an uptick in capital projects, including roads,

also factored into the mix this year, as a result.

municipal infrastructure and schools. These economic
factors, combined with falling unemployment rates,
should bode well for the commercial market overall in
Regina in 2021.
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MANITOBA
WINNIPEG
Soaring e-commerce sales catapulted industrial sales and leasing into the proverbial spotlight in 2020,
outperforming almost every other asset class in Winnipeg’s commercial market. Both Amazon and FedEx
expanded operations the city in 2020, accounting for almost one-half of net absorption; other multinationals are expected to follow suit in the year ahead. Demand was especially robust for high cube
warehouse space with dock and grade loading in the South West and North West quadrants of the city.
Institutional and private investors have played a vital

Office leasing remained fairly consistent in Class AA

role in the industrial market to date, but end users

buildings in the downtown core – with new office space in

have stepped up their presence in 2020. Vacancy

the True North Square development a clear preference--

rates for industrial space held relatively steady at just

while demand was considerably softer for A, B and C

under four per cent in 2020 and reflect an influx of

class buildings in the city. Vacancy rates hovered at

more than 200,000 square feet into the market. New

just under 13 per cent in the fourth quarter of 2020.

construction continues with companies like Quadreal-

Landlords found themselves at a crossroads as lease

Canada West bringing an additional 200,000 sq. ft. to

renewals came due in 2020, with businesses hesitant

market in 2021 as completion nears on developments in

to commit to new leases, especially as many employees

the North West Business Park and Brookside Industrial

continue to work from home.

Park. While only 29 building permits were issued by
the city for industrial in 2020 (down 29 per cent from
2019, according to the December 2020 Building Permits
Summary for Winnipeg), values have climbed by 11 per
cent to $54.4 million, up from $48.8 million for the same
period, suggesting that those that are moving forward
are bigger than in years past.
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Businesses have also demonstrated an appetite for suburban office space in the wake of the pandemic.
Low rise buildings away from the centre business district are attracting a growing number of new tenants,
with both convenience and safety in terms of social distancing, factoring into their decisions. Limited
inventory available for sale is placing upward pressure on rental rates and prices as a result. A shortage
of zoned land in areas like South West is also contributing to the further tightening of the market.

While Winnipeg’s retail landscape is changing, as

its 2020 Rental Report. With more attractive financing

evidenced by the closure of the Hudson’s Bay Company

available and solid demand for condominium rentals

in the downtown core, perpetual demand continues

(and vacancy rates at 1.7 per cent), that figure could

to prop up smaller retail sales and leasing in the city’s

rise substantially in the year ahead.

walkable neighbourhoods such as Osborne Village, the
Exchange District, Academy Rd., and Corydon-Lilac.

Manitoba is expected to be “among the first provinces” to

Retail end users are particularly active in these areas,

lead the country in terms of economic recovery in 2021,

driven primarily by historically low interest rates. Power

according to the Provincial Outlook published by RBC

retail centres and enclosed malls – already faced with

Economics in December, and as such, the outlook for

challenges presented by big box vacancies – saw further

commercial real estate market is promising. GDP growth

contraction. Marketing efforts have pivoted, however,

in forecast to climb to 4.4 per cent in 2021, buoyed by

with landlords targeting less traditional ‘retail’ tenants

gains in agricultural product exports, growing demand

over the past year.

for electrical buses, and capital investment in both public
and private projects. Unemployment levels in the province

Some commercial developers have shifted gears

will continue to fall as a result, dropping to 6.5 per cent in

as a result of current trends, with plans for big box

2021 and experience a further decline to 5.9 per cent in

retail shelved in favour of multi-unit residential and

2022.The slow roll out of the vaccine may prove painful

industrial buildings. The Canadian Mortgage and Housing

in the short-term, but once complete, activity in the

Corporation (CMHC) reported more than 2,700 apartment

various commercial asset classes is expected to rebound.

units were under construction in the Winnipeg CMA in
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ABOUT THE 2021 RE/MAX COMMERCIAL REAL ESTATE REPORT
The 2021 RE/MAX Commercial Real Estate Report includes insights from RE/MAX brokerages. Brokers and agents are surveyed on trends and developments in their local markets. The report
also includes select data from the Real Estate Board of Greater Vancouver (REBGV), CoStar, Farm Credit Canada, Colliers International, Building Permits Summary for Winnipeg, Canada
Mortgage and Housing Corporation (CMHC) and RBC Economics.
ABOUT RE/MAX COMMERCIAL
RE/MAX Commercial, part of the world’s most productive real estate network, provides experienced professionals and leadership in the commercial and investment arena with over 4,000
commercial practitioners in 73 countries and territories. In Western Canada, RE/MAX Commercial is represented by 300 commercial practitioners in more than 40 independently owned
and operated commercial franchises and divisions.
ABOUT RE/MAX OF WESTERN CANADA AND THE RE/MAX NETWORK
RE/MAX was founded in 1973 by Dave and Gail Liniger, with an innovative, entrepreneurial culture affording its agents and franchisees the flexibility to operate their businesses with great
independence.
RE/MAX of Western Canada is a subsidiary of RE/MAX, LLC, and oversees RE/MAX franchising in British Columbia, Alberta, Saskatchewan, Manitoba, Northwest Territories and Yukon. RE/
MAX of Western Canada is Western Canada’s leading real estate organization with more than 6000 Sales Associates and over 270 independently-owned and operated offices.
RE/MAX, LLC, one of the world’s leading franchisors of real estate brokerage services, is a subsidiary of RE/MAX Holdings, INC. (NYSE: RMAX). With a passion for the communities in which
its agents live and work, RE/MAX is proud to have raised millions of dollars for Children’s Miracle Network Hospitals® and other charities. For more information about RE/MAX, to search
home listings or find an agent in your community, please visit www.remax.ca.
FORWARD LOOKING STATEMENTS
This press release includes “forward-looking statements” within the meaning of the “safe harbor” provisions of the United States Private Securities Litigation Reform Act of 1995. Forward-looking
statements are often identified by the use of words such as “believe,” “intend,” “expect,” “estimate,” “plan,” “outlook,” “project,” “anticipate,” “may,” “will,” “would” and other similar words and
expressions that predict or indicate future events or trends that are not statements of historical matters. Forward-looking statements include statements related to: real estate activity and
market conditions; economic conditions (including interest rates); and foreign investment. Forward-looking statements should not be read as a guarantee of future performance or results
and will not necessarily accurately indicate the times at which such performance or results may be achieved. Forward-looking statements are based on information available at the time those
statements are made and/or management’s good faith belief as of that time with respect to future events and are subject to risks and uncertainties that could cause actual performance or
results to differ materially from those expressed in or suggested by the forward-looking statements. These risks and uncertainties include the global COVID-19 pandemic, which continues
to pose significant and widespread risks to the Company’s business. The duration and magnitude of the impact from the COVID-19 pandemic depends on future developments that cannot
be predicted at this time. Other important risks and uncertainties include, without limitation, (1) changes in the real estate market or interest rates and availability of financing, (2) changes
in business and economic activity in general, (3) the Company’s ability to attract and retain quality franchisees, (4) the Company’s franchisees’ ability to recruit and retain real estate agents
and mortgage loan originators, (5) changes in laws and regulations, (6) the Company’s ability to enhance, market, and protect the RE/MAX and Motto Mortgage brands, (7) the Company’s
ability to implement its technology initiatives, and (8) fluctuations in foreign currency exchange rates, and those risks and uncertainties described in the sections entitled “Risk Factors” and
“Management’s Discussion and Analysis of Financial Condition and Results of Operations” in the most recent Annual Report on Form 10-K and Quarterly Reports on Form 10-Q filed with the
Securities and Exchange Commission (“SEC”) and similar disclosures in subsequent periodic and current reports filed with the SEC, which are available on the investor relations page of the
Company’s website at www.remax.com and on the SEC website at www.sec.gov. Readers are cautioned not to place undue reliance on forward-looking statements, which speak only as of
the date on which they are made. Except as required by law, the Company does not intend, and undertakes no obligation, to update this information to reflect future events or circumstances.
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