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concrete — no steel was used. Above: Rogers Building 2011.



Great Companies. Great Spaces.

 

For more information please visit us online at wesgroup.ca

Wesgroup has been growing with its partners for more than 50 

years, helping great companies stand out with great spaces. The 

more we learn and grow, the more we are able to satisfy our 

partner’s needs and develop real estate with a long-term future. 

A flexible partnership business model and process has offered 

our partners - a mix of public and private companies, as well as 

government agencies - a custom approach to address their 

unique needs to relocate, consolidate or expand their operations 

in purpose-built, cost efficient and high performance buildings.

Wesgroup has many premiere and accessible development sites 

available through Metro Vancouver that provide an abundance of 

opportunity to grow your business operations.

To find out more, please call

Raymond Choy 604 484 2678

TransLink | Transit Police | Fraser Health Authority | Vancouver Coastal Health Authority | North Shore Credit Union | Pharmasave

Congratulations to BOMA BC
on their century long legacy in this province
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    I am pleased to extend my warmest greetings to everyone marking 
the 100th anniversary of the Building Owners and Managers Association of 
British Columbia (BOMA BC). 
 
    As the province’s largest commercial real estate association, 
BOMA BC works diligently on behalf of its more than 300 members who manage 
or own more than 80 million square feet of property valued at more than $8 
billion.  
 
    This milestone offers a wonderful opportunity to reflect upon 
achievements while setting goals for the future. I would like to commend BOMA 
BC members for promoting the highest standards of excellence in the commercial 
real estate industry and for leading it in a more environmentally sustainable 
direction. 
 
    Please accept my best wishes for a memorable centennial and for 
continued success in the years to come. 
 

           
The Rt. Hon. Stephen Harper, P.C., M.P. 
 

OTTAWA 
2011

 
 
 
 
 
 
    I am pleased to extend my warmest greetings to everyone marking 
the 100th anniversary of the Building Owners and Managers Association of 
British Columbia (BOMA BC). 
 
    As the province’s largest commercial real estate association, 
BOMA BC works diligently on behalf of its more than 300 members who manage 
or own more than 80 million square feet of property valued at more than $8 
billion.  
 
    This milestone offers a wonderful opportunity to reflect upon 
achievements while setting goals for the future. I would like to commend BOMA 
BC members for promoting the highest standards of excellence in the commercial 
real estate industry and for leading it in a more environmentally sustainable 
direction. 
 
    Please accept my best wishes for a memorable centennial and for 
continued success in the years to come. 
 

           
The Rt. Hon. Stephen Harper, P.C., M.P. 
 

OTTAWA 
2011



We care so much about paper and packaging; 
when you’re done with it we want it back…

Cascades Recovery is an integral part of Cascades Inc.  
Together, we are responsible manufacturers of paper and 
packaging, we produce it, and after it has been used we 
want it back. 

Unlike waste companies whose primary business is “waste 
to landfill” – our business is to “divert material from land-
fill” and find ways to use the discarded materials over and 
over again, working towards zero waste.

We assist our customers in achieving their sustainability 
goals while delivering cost effective recovery methods.  
Through our Recovery…PLUSTM Program, a customized 
material recovery plan is developed for each customer. 
The “PLUS” takes our efforts beyond simple “recovery” 

and incorporates program efficiencies into each business  
processes, ensuring that every effort is made to find  
beneficial uses for all discarded materials.

Programs:
Industry Compliant / Waste Audits / Assessments
Tenant  and Staff Awareness / Education 
Environmental Certificates / Diversion Reports
Marketing / Communications

Services:
Compactor / Baler Installation 
Paper Recovery / Recycling / 
Secure Document Destruction
Organic Food Waste / Mixed Plastics / E-waste
Wood Pallets / Metal Recycling / Hazardous Waste
General Refuse and Equipment Supply

Please call us at 604-327-5272  Web Site:  www.recoverycascades.com

Gold Sponsor – BOMA Member for over 20 years.

BOMA AD - VANCOUVER - Final.indd   1 11-09-20   3:41 PM
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Province of British Columbia 
Office of the Premier 
www.gov.bc.ca 

PO Box 9041 Stn Prov Gov 
Victoria BC 

V8W 9E1 

 

 

June 2011  
 
 

A Message from the Premier 
 
 

As Premier of the Province of British Columbia, I am very pleased to welcome everyone to 
the 100th Anniversary and Centennial Gala of BOMA British Columbia. 
 
I would like to take this opportunity to commend everyone involved with the Building 
Owners and Managers Association of British Columbia for the important work you are 
doing in the commercial real estate industry. Your professionalism, leadership and 
advocacy, including your advice and feedback to Government, is truly making a difference. 
 
Congratulations on all of your accomplishments over the past century. I wish you all the 
best in the years ahead. Enjoy the celebration! 
 
Sincerely, 
 

 

Christy Clark 
Premier 
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The Standard Life Assurance Company of Canada
July 2011

Standard Life Real Estate Group

Standard for 
building excellence

Give us a call.
Vancouver 604-664-8054 Toronto 416-224-3482
Calgary 403-531-4181 Ottawa 613-234-6226
Edmonton 780-944-1152 Montreal 514-499-7999 ext. 7322

www.standardlife.ca

We have what you are looking for!
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October, 2011 

A Message from the Mayor

On behalf of Vancouver City Council and the citizens of Vancouver I want to send my 
sincere congratulations to Building Owners & Managers Association of BC on their 100th

Anniversary. 

BOMA has had a long-standing working relationship with the City and hopefully will 
continue to do so for many years to come.  You have always conducted business with the 
utmost professionalism and integrity.  We appreciate all that you do in the energy and 
sustainability forefront and wish you all the best for a bright and prosperous future. 

Our best wishes for your centennial celebration.

Yours truly, 

Gregor Robertson 
MAYOR 
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sincere congratulations to Building Owners & Managers Association of BC on their 100th
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continue to do so for many years to come.  You have always conducted business with the 
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MAYOR 
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A 
CEntURY aGo, vancouver 
was a new and vibrant city. 
The Sun tower was the tallest 
building in the British Empire. 
Building owners met for the 

first time to discuss matters such as securing 
goods and services at reduced rates and the 
standardization of rental rates. There were 12 
men in attendance at this inaugural meeting 
and they became the charter members of the 
newly formed BoMa vancouver. fast forward 
to the 1940s and you have a growing associa-
tion addressing the issues of coal shortage and 
air raid precautions. In the 1950s it was about 
transportation; in the 1970s it was taxation; 
and in 2011 it’s about energy and environment.  
although taxation is still on the agenda.

through it all, BoMa has endured in a 
rapidly changing world, by maintaining its 
relevancy to the membership it serves. as 
the ‘voice of the commercial real industry’, 
we have connected in a very meaningful 
way with our government leaders. BoMa 
is well known as the ‘go to’ organization, 
by all levels of government, for meaningful 

100 Years of Excellence

consultation on legislative and regulatory 
matters. our recent creation of environ-
mental standards has established BoMa as 
a leader in transforming buildings towards 
energy efficiency — standards of practice 
implemented voluntarily and without the 
necessity for government regulation.  

In 2010, former BC Premier Gordon 
Campbell said it best when he wrote “I 
would like to recognize and commend your 
members for promoting excellence in your 
industry. You have shown support for, and a 
commitment to, environmentally responsi-
ble practices as exemplified in your BoMa 
BESt program. I am pleased to know about 
your efforts to establish energy and carbon 
targets for commercial buildings.”

This year we celebrate 100 years of excel-
lence at our Centennial Gala. We salute the 42 
presidents who have led the organization from 
infancy to the strong, vibrant and successful en-
tity now in place. We also pay tribute to the many 
successes achieved by BoMa along the way.

During my tenure, I’ve come to admire the 
history, reputation and prestige of BoMa. 

I’ve come to appreciate the commitment, 
collaboration and professionalism of the 
membership. We have an incredible BoMa 
community that, in some form or another, 
could reach 2111. This special centennial 
publication will be a neat legacy for our future 
BoMa leaders. Enjoy the read.

Paul LaBranche
Executive Vice President, BOMA BC

Life MeMbers &  
AMbAssAdors
Rene Dickman
Evan W. H. Brewer
Anna Middlemiss
Stuart Swain
Jim Young
Peter Fry
Don H. Weber
Bryan Woolley
Arthur Block
Robert Bonner, Q.C.
James H. Green
Gilbert Hardman
G. Lau
Richard L. Richards

This year we celebrate 100 years  
of excellence at our Centennial Gala.  
We also pay tribute to the many successes 
achieved by BOMA along the way.



   BOMA BC 100 11

Boma Bc 100th anniVersary

PresideNT

Colin Murray 

Vice President, Leasing

B.U.K. Realty Corporation

1st Vice-President 

Derek Page, Director  

Real Estate Management

Oxford Properties Group

2nd Vice-President and TreAsUrer

Robert Kavanagh, Vice President 

Asset Management
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Michael Bishop, Vice President,  
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Dennis Sweetnam , Rain City Janitorial Services

Neil Turner , City of Victoria

Rod Yeoh, Omicron 

Board of Directors

2011-2012

Dedication and Success

as we reflect back on the past 100 years, 
and look forward to the next 100, I can only 
imagine some of the issues that will be faced 
in our industry, and the advancements in 
technology that will undoubtedly impact the 
ownership and management of commercial 
real estate. I am sure the original founding 
members of BoMa BC would be amazed to 
hear about issues such as recycling, online 
education, BoMa BESt certifications, 
greenhouse gas emissions, Blackberries and 
iphones, to name a few. I can only wonder 
what the next 100 years holds in store for 
our industry?

a special thank you to the current board of 
directors at BoMa as well as the BoMa staff 
for their tireless work in making this year a 
wonderful celebration of BoMa’s centennial.

I hope you enjoy reading this centennial 
publication and I look forward to celebrating 
BoMa British Columbia’s 100th anniver-
sary celebration with you.

Colin Murray
President, BOMA BC

B
OMA British COluMBiA: 
Celebrating 100 years 1911 
to 2011 — when I read this 
statement and take a moment 
to reflect, it really is quite an 

accomplishment. The fact that BoMa Brit-
ish Columbia has been an active, responsible 
and relevant association for the commercial 
property industry in British Columbia for 
100 years really is a statement about the 
literally thousands of people, who have dedi-
cated their time and efforts to this organiza-
tion over the years.

I feel honoured to be serving as BoMa 
British Columbia’s 42nd president as we cel-
ebrate our 100th anniversary, and it is with 
great admiration and respect that I view the 
list of past presidents of BoMa starting with 
J.P. nicolls in 1911. all of the past presi-
dents, board members (current and past) 
volunteers, committee members, BoMa 
staff and corporate sponsors have helped this 
organization thrive over the past 100 years, 
and I am sure BoMa BC will be successful 
for the next 100 years as well.
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J.P. Nicolls

Jonathan Rogers

Charlie E. Neale

Earl M. Bennett

George Gowan

George Watson

Stanley Smith

Ronald M. Harris

John F. Kelly

Leslie Creery

Stan McGlashan

William Fowler

David W. Davidson

Geoff I. Arkin

Jack Staniforth

James H. Green

M.G. Thomson

E.T. Morrison

E.D. Sutcliffe

Bill Bourke

Les J. Moulder

Al H. Ens

Frank J. Grant

R.G. Raimondo

Michael Evison

Tony Akester

Gerry Lockhart

Vic Parker

Alex Thomson

Denis Doll

Wayne Smithies

Andy Molloy

Bryan Woolley

Evan Brewer

Jon Markoulis

Graham Brown

Tom Knoepfel

Don Weber

Richard Anderson

Jon Wellman

Lesley Heieis

Michael Bishop

Colin Murray

Honouring History

TALKiNG sTiCK
In Native cultures, the talking stick was used at council meetings to designate 

who had the right to speak. During Native ceremonies, if you wanted to speak, 

you had to have possession of the talking stick. The symbolism and tradition of 

the talking stick was introduced by BOMA in 1996 to honour all the presidents 

of the association. The BOMA talking stick symbolizes leadership and a strong history. Listed on 

the back of the stick are the names of all the BOMA BC presidents since 1911.  

It is presented to every new president at the annual general meeting.

Presidents Since 1911
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T
HE 1910-12 Era was a period 
of rapid expansion for the City 
of vancouver. In 1911 build-
ing was occurring faster than 
any other city in Canada with a 

million and a half dollars spent monthly on 
skyscrapers. vancouver had twice as many 
brokers and brokerage clerks than any other 
Canadian city. Real estate offices outnum-
bered grocery stores three to one. 

almost one third of the top businessmen 
were real estate entrepreneurs. two of the most 
influential people in real estate were J.P. nicolls 
and Jonathan Rogers. It was at the peak of the 
building boom that BoMa BC was formed.

Considered one of vancouver’s earliest and 
prominent pioneers, Rogers arrived in the city 
on the first train to cross the Rocky Mountains 
in 1887. The 22-year-old Welshman had left his 
native land to seek his fortune. 

from a modest tool and paint shop in 
the 300 block Hastings Street, he became a 
successful developer and contractor, build-
ing more than 1,000 feet of frontage along 

Above: Jonathan Rogers (1865-1945) was consid-

ered the father of the Vancouver association. 

Left: J.P. Nicolls (1870-1957), founder of Colliers 

Macaulay Nicolls,was the first president of the 

association.

Building an Association

Granville and Hastings including the Rogers 
Building. He also built three Royal Bank 
Buildings, the Lake Buntzen power house and 
the fairfield Building. 

a tremendous amount of building took 
place in the city in 1911 and 1912. Many 
landmark office buildings began to be erected. 
The Burns Block (now vancouver Block), 
the Dominion Building, Birks Building, Sun 
tower and the Post office at Granville and 
Hastings were all built during this time.

The value of building permits in 1911 
reached $17 million and rose to $19 million 
in 1912. Property assessments at the peak of 
the building boom were valued at more than 
$100 million.

It was at this time that Rogers became 
interested in the formation of an association 
to benefit building owners and managers in 
vancouver through his friendship with David 
Whitcomb, who was a member of a BoMa 
association in the USa.

The vancouver association was established 
in 1911 with 12 charter members. nicolls 

(founder of Colliers Macaulay nicolls) was 
the first president. 

The association’s early objectives were to 
secure goods and services at reduced rates and 
to standardize rental rates and wages. 

The outbreak of the first World War, how-
ever, halted operations in 1914. The associa-
tion was revived in the spring of 1920 with 
Rogers as president.

In 1921, vancouver hosted the fourth 
annual Pacific Conference of BoMa and the 
keynote address was about “street railways 
and their effect on land and rental values.” 
With 41 visiting delegates from other cities, it 
was quoted to be “without question the most 
successful Pacific conference yet held.”

More conferences and trade shows 
followed, allowing building owners and 
managers to network and share information. 
The organization continued to grow, laying 
the foundation for advocacy and leadership. 
It helped carry out the groundwork for other 
local associations to form including BoMa 
Canada. and the issues of transportation, 
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Above: The 16th annual Pacific Northwest regional conference was held in the Portland Hotel, Port-

land, Oregon in 1935. Seventy-five delegates attended this conference. Seven were from Vancouver:  

Charles E. Neale, BOMA Vancouver president; Earl M. Bennett, D.E. Fergusson, George H. Gowan, 

J.Y. McCarter, George W. Melhuish and Douglas W. Reeve. In 1936, the 17th annual conference was  

held in Vancouver during the city’s Golden Jubilee celebration.

boMA bC’s 12 CHArTer  
MeMbers
J.P. Nicolls
Jonathan Rogers
George W. Melhuish
T.E. Atkin
W.A. Bauer
C.B. Worsnop
D.G.M. Fraser
F.H. Wright
W.C. Findlay
George A. Watson
George L. Fowler
A.L. Palmer

rental rates, regulations and taxes remained at 
the forefront of the industry until present day.  

The association expanded its mandate pro-
vincially and was incorporated as BoMa BC 
in 1981. today, BoMa BC is the province’s 
largest commercial real estate industry  

association. It now has more than 300 mem-
ber firms and represents more than $8 billion 
in commercial real estate.

BoMa BC marks its centennial this year, cel-
ebrating the vision of its founders and the many 
achievements throughout its first 100 years.
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Celebratinga century
By cheryl mah
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F
oUnDED In 1911, tHE 
Building owners and Managers 
association of British Columbia 
(BoMa BC) is the oldest asso-
ciation representing ownership 

and management of buildings in Canada.
Throughout BoMa BC’s history, its goal 

has always focused on representing and pro-
moting the interests of the commercial real 
estate industry through effective leadership 
and advocacy.

Having an organization that can speak on 
the collective behalf and have influence over 
government policy and regulation has been at 
the core of its existence as well as its success.

The association was formed during a 
building boom in the City of vancouver by 
Jonathan Rogers, considered the founding 
father and a prominent vancouver business-
man. The 12 charter members would set the 
groundwork that would see the 
organization grow to become the 
largest commercial real estate 
industry association in B.C.  

Membership comprises more 
than 80 million square feet in 
vancouver alone with an estimated 
value of more than $8 billion.

The association incorporated its 
present name in 1981 as it broad-
ened its mandate province wide. 
a victoria chapter was created in 
1996 to provide a presence for 
the vancouver Island commercial 
real estate industry. Most recently 
the Yukon territory in 2010 was 
included under the umbrella of 
BoMa BC.

BoMa has been the principal 
voice for the industry for 100 years 
and now represents more than 300 members 
in B.C. and the Yukon territory. BoMa 
members include those who own, manage, 
plan, service or lease commercial, office, retail, 
industrial and institutional property.

“It’s pretty significant for any association 
to stay in existence for that period of time. 
It’s a reflection of the history and prestige 
of the organization,” says Paul LaBranche, 
executive vice-president of BoMa BC, 
who has headed the BoMa staff for over 15 
years. “from all the presidents to the boards 
of directors and officers — the people re-
sponsible for overseeing the organization has 

always shown the highest level of profession-
alism and integrity and that’s been important 
to our ongoing success.”

BoMa’s 100th anniversary is a remark-
able milestone, invoking pride and nostalgia 
for many members including past president 
Lesley Heieis.

“It shows how much history BoMa has in 
supporting and helping grow our industry,” 
says Heieis, general manager, Cadillac fairview. 
“BoMa has obviously adapted to changing 
times and kept its focus relevant to still be such 
an active organization after all these years.”

Success has also depended on countless 
volunteer hours by numerous board and com-
mittee members over the years.

“Senior people in the industry have put 
unbelievable amounts of their own time into 
BoMa on a volunteer basis,” comments Len 
Horvath, president of Quantum Lighting and 

a member since 1975. “That’s been singlehand-
edly the difference over other organizations. It 
really shows. It’s been truly exceptional.”

as the voice of the commercial real estate 
industry, BoMa BC has become the recognized 
advocate of building owners and managers on 
many important issues throughout the decades. 
It promotes the highest industry standards and 
provides valuable professional networking op-
portunities and educational development.

early years
Early objectives for the young association 
were to secure goods and services at reduced 

rates and to standardize rental rates and 
wages. In 1921 street railways and their 
effect on land and rental values was a main 
topic. In the 1940s, it was acute coal short-
ages and labour negotiations. In the 1950s, 
concerns included transportation, smoke 
abatement, minimum wage and city charter 
amendments. In the 1970s it was taxation 
and today, it’s about the environment.

The organization itself has undergone sig-
nificant changes, maturing from an old boys 
club to a professionally managed association, 
which has been a key to its longevity.

“In 1975 it was what I would character-
ize as an old boys club. There were very few 
ladies in the industry in those days,” says 
Horvath. “We used to have many of our 
meetings at the terminal City club (men 
only) and it was quite normal at the time. 
That’s totally changed.”

He recalls it was early executives like 
Cecilia Green who worked for Grosvenor at 
the time that changed things. “She was one of 
the first ladies to take senior positions in the 
industry and was on the board at the same 
time I was. I think that’s been one of the best 
things that has happened to the industry.”

Heieis was the first and still is the only 
woman president of BoMa BC (2006-2008).

“We have a high percentage of women in 
the industry now so I am sure we will see 
another female president in B.C. in the next 
few years,” she says. “This seems unique 
to B.C. as other BoMa locals in Canada 

Looking west along 

Hastings from Carrall 

Street in 1910.
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have had many female presidents and board 
members.”

tony akester served as BoMa president 
from 1977-79. 

“as BoMa president, I was involved with 
many of my american colleagues where in 
many cases Canada was ahead of their ameri-
can cousins in good management, documen-
tation and leasing,” says akester, Martello 
Property Services vice president of commercial 
and asset management. 

He remembers working to standardize 
area measurements of buildings as well as 
creating a library of standardized leases. 
Growth of membership was also a main goal 
during his term.

“In those days, there used to be aSHraE, 
a new York measurement and BoMa so 
there were quite a few different methods 

of measuring buildings. We were very keen 
to have a standard,” says akester. “also we 
wanted to provide a library of standardized 
leases — a reasonable industry standard — 
so that there was an acceptable norm for 
lease documents to protect the interests of 
landlords and tenants.”

Richard anderson, president of Hunter 
McLeod Realty, has been on the BoMa 
board in various capacities for 13 years includ-
ing president 2002-2004.

“The changes have been immense since I 
first joined the board,” he reflects. “When I 
started in property management almost 30 
years ago, the industry was not as developed 
as it is now. often we were viewed as the 
people carrying out the maintenance on the 
buildings and a minor contributor to build-
ing ownership. Since then, the industry has 

developed systems and tenant services and 
made property management a profession that 
is recognized as adding tremendous value to 
the buildings. I am proud of that professional 
development.”

Starting in the late 1980s, the board and 
then executive director Ian Beveridge made a 
concerted effort to bring in a more structured 
business model of operation to the organi-
zation such as proper record keeping and 
financial accounting.

Prior to this, the association was a loosely knit 
organization operating on a very low key volun-
teer  basis with no formal business structure. 

“around the time Denis Doll was president, 
there was an attempt made to invigorate the 
organization with some younger blood and 
also to create more of a structured industry 
association,” recalls andy Molloy, president of 
West Pender Property Group and past BoMa 
president 1990-1992. “at that time member-
ship started to increase.”

Doll (president 1985-1987) agrees, “We 
became less of a men’s club and more an 
industry association. We went from having 
cocktails and meetings at the terminal City 
Club to a new office space in 1987 with meet-
ings held in the boardroom. It became more 
about serious business where we looked at the 
economy and where we were heading.”

When LaBranche joined BoMa in 1994, 
he continued to implement changes to im-
prove the association including introducing 
long term strategic planning and rebranding 
of BoMa’s corporate image.

 “I inherited a more structured organiza-
tion and I had an opportunity to then try 
to take it to the next level,” says LaBranche. 
“Developing a long term strategic plan en-
abled us to start looking forward so we could 
measure our progress and provide a focus for 
our board. It also allowed us to take a leader-
ship role in many areas.”

Southern view of Granville Street from Cordova 

Street in 1911 with Post Office buildings on right.

fLAsHbACK 
The association’s first office was shared 

space with the Downtown Business  

Association before moving into their 

own space in 1968 at 119 Pender Street.
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www.stantec.com

In Vancouver call: Doug Hamming / Nigel Hodgson (604) 696-8000

Liu Centre for Global Issues at UBC
Architect: Stantec Architecture / Arthur Erickson, 
BOMA Earth Award (2002)

Stantec Vancouver Office
Achieved first LEED® Silver Commercial Interior Buildings

California Academy of Sciences
Architect: Renzo Piano Building Workshop in collaboration 
with Stantec Architecture, LEED® Platinum

adVocacy
BoMa has positioned itself to be a key 
player that government and other agencies 
should consult on issues impacting the own-
ership and management of buildings.

advocating the interests of the industry 
dates back to the association’s roots.

“the association was formed in 1911 
for that purpose,” notes LaBranche. “that 
has been the root of the association and 
remains so to today.”

a turning point for the organization was 
in the early 1970s. Efforts to improve the 
profile of the organization along with its 
viability became top priorities. Instead of 
occasionally commenting on local mat-
ters, BoMa became more active and vocal, 
solidifying its role as the key representative 
for the industry.

Historical records indicate the organiza-
tion prominently addressed issues such as 
the city’s intention to take over the Down-

town Parking Corporation; the provincial 
government’s lack of action in initiating a 
rapid transit system; proper planning of 
the vancouver waterfront and the city’s re-
development of false Creek. the organiza-
tion also had input on the development and 
financing of roads and bridges that would 
define vancouver today.

View of Vancouver in 1912 showing Burrard Inlet, 

downtown, False Creek and Yaletown.
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“We became very rigorous in lobbying 
with the City of vancouver particularly on 
property taxes in the 1980s and I remember 
meeting with then Mayor Gordon Campbell 
to talk about BoMa’s position — to try to get 
across that commercial properties were being 
unfairly treated,” says Molloy. “Gradually 
after years of beating the drum BoMa was 
successful in getting the inequities recognized 
and partially addressed but it was a very tough 
job in the beginning.”

anderson served as chair of the BoMa 
property tax committee for 10 years and dur-
ing that time represented BoMa on the City 

As A long stAnding BoMA BC MeMBer,  
MArtello ProPerty serviCes is Proud to Be  

to Be sPAnning two generAtions

Congratulations BoMa BC on your 100th anniversary

vAnCouver HeAd offiCe
suite 200 — 808 w HAstings st.

vAnCouver, B.C. v6C 2X4
tel: 604 681-6544 | fAX: 604 681-5114

edMonton BrAnCH offiCe
suite 305, 10621 — 100tH Avenue

edMonton, AB t5J 0B3
tel: 780 702-3380 | fAX: 780 702-3383

CAlgAry offiCe
suite 300, 508 — 24tH Avenue sw

CAlgAry, AB t2s 0K4
tel: 403 471-0396

www.MArtelloProPertyserviCes.CoM
Wayne Smithies

Former Secretary Treasurer  
of BOMA International

Warren Smithies
B.Comm, RI (Candidate) 

RPA

fLAsHbACK 
Associate membership was introduced 

in 1949. In 1950 total membership was 

29 members, two associates and one 

honorary member — this was cited as 

the largest membership in the associa-

tion’s history to date. Liquid assets were 

reported to total $2847.48.

“It’s always been important for BoMa to 
be there, to be that conscience of the industry 
and make government aware that there are 
implications to their actions,” says Molloy. 
“When BoMa speaks, it carries weight. It adds 
credibility and depth to the issue.”

BoMa actively lobbies all levels of govern-
ment to ensure current and future legislation 
and policies reflect the needs of its members. 
Parking, tax and rent control have been recur-
ring themes.

among the association’s most significant 
lobbying successes was influencing change to 
proposed WCB regulation of indoor air qual-
ity for buildings in 1995.

an engineering study commissioned by 
BoMa in 1996 calculated that more than 
two billion dollars would have to be spent 
on HvaC upgrades and retrofits plus $100 
million dollars annually for additional 
energy bills to comply with the proposed 
regulations.

“at the time they were the most strenu-
ous IaQ regulations in the world,” notes 

LaBranche. “The regulations made no sense 
so we looked into it and raised our concerns 
so they understood the impact of what they 
were doing. at the end of the day, we got the 
changes we wanted.”

BoMa’s efforts saved the building industry 
billions of dollars in unnecessary capital and 
operating costs.

“one of the things I’m proud of is 
BoMa BC has been a very active and 
innovative franchise. the fact that you’ve 
got so many years of sustained lobbying 
indicates a passion that’s been passed on,” 
says akester. “for example, moving the 
tax load from industrial, commercial to 
residential takes a lot of teamwork and 
lobbying and I think BoMa should feel 
very pleased with that effort.”

Through its persistence, BoMa has 
achieved property tax relief for the com-
mercial sector resulting in multi-millions of 
dollars saved for business tenants.

Commercial property taxes have been, and 
still is a pressing issue today. 
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of vancouver Citizens advisory Group on 
Property taxation.

“Through the citizen’s advisory group, city 
council implemented the first of the one per 
cent shifts. When the group was disbanded, 
others from BoMa took over the commit-
tee and the taxation issue was taken down to 
the grassroots level where all the BIas got 
involved,” he says. “This changed the percep-
tion at the city that BoMa was just represent-
ing the big landlords downtown and helped 
the city understand that their tax policies also 
affected neighbourhoods and the “mom and 
pop” type stores. It was a smart collaboration 
that enabled council to continue to bring bal-
ance to the property tax issue.”

adds Horvath, “BoMa has been instru-
mental in identifying shortcomings of the 
property taxation policies within municipali-
ties which are terribly punitive for businesses. 
In B.C., most of the tenancies are small busi-
nesses and services. It’s the small businesses 
that get hurt and hurt badly.”

Doll recalls doing a presentation to city coun-
cil on property taxes in 1987 that drew interest 
both nationally and internationally.

“We had the chairman of Mitsubishi Cor-
poration in tokyo fly in for a luncheon with us 
because of our stand on property tax and what it 
meant for individual rights,” he says. “What we 
talked about at the time was that our individual 
freedoms were based on the right to own private 
property. The way you lose your rights was 
through taxation. Government can confiscate 
your property just by raising your taxes.”

Past president Wayne Smithies (1987-
1990) notes that at one time commercial 
building owners had a vote in the City  
of vancouver.

“Prior to my time, commercial building 
owners used to have a vote but we lost that. 
M.G. Thompson (1966 president) used to 
represent buildings and go vote on behalf 
of buildings. It effectively disenfranchised 
owners,” says Smithies, president of Martello 
Property Services.

Since the provincial government gave local 
municipalities full autonomy to set taxation 
rates in 1984, the inequalities between resi-
dential and commercial tax rates have grown.

Smithies says one of the biggest achieve-
ments was getting “the city to recognize that 
they can’t continue to load all the tax base onto 
the commercial property owner.”

BoMa’s strong working relationship 
with government has not only brought 
about important changes but has made 
many programs and initiatives possible, 
through partnerships or funding.

for example, in 2009, BoMa signed 
an Energy Conservation agreement with 
the province and BC Hydro, setting out 
energy/carbon targets and a strategy to sup-
port BoMa in leading members and non-
members to make commercial buildings 
more sustainable and reduce greenhouse 
gas (GHG) emissions.

milestones
BoMa has played an integral role in driv-
ing change and innovation in the building 
industry by identifying issues early on that 

would affect members and setting industry 
standards.

“We identified more than 10 years ago 
that the environment and energy efficiency 
would become important — this was well 
before the whole emphasis on climate action 
was ever on the radar — and we wanted to 
have some control over the environmental 
agenda,” says LaBranche.

Being proactive and taking a leadership 
role is critical, he continues, because “if we’re 
not setting standards, then government is 
enforcing standards on us. We don’t have to be 
regulated to do things — if it’s the right thing 
to do, we’ll be the first to develop it.”

a classic example is paper recycling. The 
GvRD was struggling with how to organize 
paper recycling when the BoMa executive 

In the early 70s BOMA BC became more vocal about its position on various issues and was 
quoted often in news stories.
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Find Your Place
CENTURY GROUP  is creating mixed-use

developments in BC’s urban centres. 

We’re interested in PARTNERSHIPS, 

ACQUISITIONS and PROPERTY MANAGEMENT 

CONTRACTS that will contribute to our 

local communities in positive ways.

www.CenturyGroup.ca

fLAsHbACK 
1954 — Price of luncheon meetings were 

increased from 0.75 to $1.00. Balance in 

the treasury increased from $550.66 to 

$872.60.

boMA bC boArd of direCTors 1991 Front Row (R-L) David Spear, Len Horvath, Andy Molloy,  

Bryan Woolley, Ian Beveridge. Back Row (R-L) Tony Jones, Hugh Swan, Vic Waram, Dave Mackey,  

Yvonne Thomson, Evan Brewer, Ralph Matheson.

in 1989 working with recycling firms devel-
oped the first office paper recycling rebate 
program in north america — well before 
residential curbside recycling. today, it has 
been expanded to include organics, electron-
ics and wood products.

“When we introduced it into the office 
industry 20 plus years ago, they weren’t 
doing it on the residential side yet,” says 
LaBranche. “It made good practical sense 
from a cost point of view to reduce waste. We 
could reduce our operating cost, our dump-
age fees and make some money — good 
operational management practice.”

In 1995 BoMa BC set another mile-
stone by creating the Pinnacle and EaRtH 
awards. The EaRtH award was added to 
the awards program to recognize environ-
mentally conscious and efficient buildings. It 
is now handed out across north america.

one of the most significant changes in the 
past decade has been the shift towards environ-
mental stewardship. The desire to be more en-
vironmentally sensitive and accountable while 
benefiting the bottom line has become increas-
ingly mainstream. With commercial buildings 
in Canada accounting for 14 per cent of energy 
consumption and 13 per cent of the country’s 
carbon emissions, it makes sense to implement 
incentives and initiatives to transform building 
ownership towards energy efficiency.
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BoMa BC set the industry standard for 
environmental best practices with the devel-
opment of the Go Green program in 2003. 
LaBranche, who spearheaded the program, 
believes it’s the most ambitious program that 
the organization has undertaken. It is the only 
industry developed environmental program 
for existing commercial buildings in the coun-
try. The program not only won support from 
the industry but it also won an aCE award 
for best new association program in 2004 
from the Canadian Society of association 
Executives. The first building to be certified in 
B.C. (and Canada) was the Bentall Centre.

“It was my honour to be president while 
while the BoMa Go Green certification 
program was being launched,” says anderson, 
who is the current GBf chair. “Paul LaBranche’s 
commitment has been the driving force behind 
the design and implementation of Go Green 
and then having Jon Wellman lead Bentall to 
adopt Go Green is what really brought it to the 
forefront across the country. Property managers 
are environmentally responsible and Go Green 
identified this for our tenants and government.”

The program was launched as a national 
certification program (BoMa Go Green) in 
2004 and was recognized by BoMa Canada 
as “the single most important achievement  
in BoMa Canada’s history.” In 2005, the  

Top left: UBC C.K. Choi Building was the first recipient of the EARTH Award in 1996.

Top right: BOMA’s Annual Awards Luncheon honours member achievements. Colin Murray wears his  

Canucks jersey proudly at the 2011 awards luncheon.

Above: John Yap, BC Minister of State for Climate Action, presented BOMA BC executive vice president 

Paul LaBranche with ASTTBC’s new TechGREEN award in November 2010. The award recognizes the com-

mercial buildings industry’s BOMA BESt environmental certification program. The recipients of this new 

award will have demonstrated leadership in green living, sustainable best practices, energy conservation 

and environmental initiatives.
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 BOMA BC      Milestones

BOMA 

Vancouver 

founded —  

12 charter 
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Fourth Annual 

Pacific  

Conference  

of BOMA 

hosted in 

Vancouver
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lease form 
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New BOMA 
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Columbia 
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1911
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1944

1948

1951 1953

1966 1973

1981

Georgia Street

Hastings Street

Burrard Street

Granville & Robson
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BOMA BC  
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BOMA BC 
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firms
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BOMA BC,  
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Vancouver
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chapter of 
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Broadway & Granville Rogers Building

Bentall CentreUBC C.K. Choi Building
1st BOMA BC Earth Award winner

1996
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program evolved into BoMa BESt, a four-
level performance certification program. More 
than 1,300 buildings across Canada were 
BoMa BESt certified in 2010.

BoMa BC also created the Green Build-
ing foundation in 2006 to facilitate the 
exchange of information, training, research 
and benchmarking of energy and environ-
mental practices.

“We are recognized by industry as setting the 
standards for energy efficiency and environmen-
tal responsibility in buildings,” says LaBranche.

The first and successful GBf training 
program is the BoMa e-Energy training for 
building operators. The online course teaches 
building operators and engineers how to reduce 
energy consumption and GHG emissions in 
commercial and institutional buildings. Devel-
oped by BoMa BC in 2007, it’s another award 
winning program that was launched nationally 
in 2010 offered in both french and English.

From seminars to the annual Christmas lun-

cheon, BOMA provides educational and social 

networking opportunities for members.

fLAsHbACK  The steady rise of population and industry soon after the turn of  

the century brought a spectacular increase in real estate values, particularly around  

Vancouver. It began as a realistic expansion of residential and commercial areas, but 

it soon developed into a speculative boom, a gambler’s market, that brought fan-

tastic paper profits to many and forced the price of property to almost unbelievable 

levels. In 1905, for instance, a lot on the corner of Granville and Robson was sold 

to Jonathan Rogers for $10,500. In 1910 the owner refused an offer of $250,000 for 

the same property, but it was sold in 1916 for $122,500. 

Congratulations BOMA BC
on your 100th Anniversary!

 

Marquise is proud to serve over 5,000,000 sq.ft.
of office space for BOMA BC members

 

P 604.214.8525                                     www.marquise.ca
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111 Dunsmuir

475 West Georgia

5202 West 6th Ave

777 Hornby Street

800 Burrard

800 West Pender

818 Fort Street

885 Dunsmuir

888 Dunsmuir Street

1075 West Georgia

1050 West Pender

1130 West Pender

1138 Melville

1140 West Pender

1166 Alberni

1166 West Pender

1177 West Hastings

1185 West Georgia

1188 West Georgia

1285 West Broadway

1333 West Broadway

1380 Burrard Street

1385 West 8th Ave

1405 Douglas Street

1508 West Broadway

1618-1620 West 8th Ave

1802 Douglas Street

3100 Production Way

3350 Douglas Street

3480 Gilmore Way

3960 Quadra

4400 Dominion Street

8219 River Way

13888 Wireless Way

Airport Executive Park (AEP)

AXA Place

Bayview at Coal Harbour

Belmont Building

Bentall Centre Tower 1

Bentall Centre Tower 2

Bentall Centre Tower 3

Bentall Centre Tower 4

Brentwood Town Centre

Broadway Tech Centre Group

Burnaby Fraser Tax Service Office

Campbell River Government of 

Canada Building

Capilano Business Park — Phase I

Capilano Business Park — Phase II

Capilano Business Park — Phase III

Capilano Mall

Carey Road Building

Central Place

Cathedral Place

Champlain Square

Commerce Place

Coquitlam Centre

Cottonwood Mall

Crestwood Commerce Centre

Discovery Parks

Donald Rix Building

Douglas Jung Building

Driftwood Mall

Eastgate Shopping Centre

ECP

Fairmont — Administration

Fairmont — Operations

Fairmont — Training Academy

Fairmont Medical Building

First Capital Place

Garbally Landing

Gatehouse

Glenwood 1

Glenwood 2

Glenwood 3

Glenwood 4

Glenwood 8

Grant Thornton Place

Granville Square

Guildford Town Centre

Guinness Tower

Harbour Centre Complex

Harry Stevens Building

HSBC Building

Imperial Square

Kamloops Federal Building

Kelowna Federal Building

Kvaerner Chemetics

Lake City 1

Lake City Industrial

Laurier House

Library Square

Marine Building

Mayfair Shopping Centre

Metropolis at Metrotown

Metropolitan Towers

Metrotower Office Complex

Monk Office

Oakridge Centre

Oceanic Plaza

Orchard Park Shopping Centre

Oxford Building

Pacific Blue Cross

Pacific Business Centre

Pacific Centre Retail

Pacific Centre-Office

Pacific Rim Shopping Centre

Panarama Tower

Park & Tilford Shopping Centre

Park Place

Parkgate Village Shopping Centre

Parkveiw Towers

PL James Place

Port Alberni Government of 

Canada Building

Pricewaterhouse Coopers Place

Prince Rupert Government of 

Canada Building

Production Court 1

Production Court II

Production Court III

Real Estate Board of Greater  

Vancouver Building

Richmond Centre North

Richmond Centre South

Robert Ker

Robson Central

Robson Court

Royal Bank Building

Sawmill Point

Sevenoaks Shopping Centre

Shaw Tower

Sinclair Centre

Sperling Plaza

Spruceland Shopping Centre

St. Edwards Crossing

Standards Building

Sun Life Plaza

Sunwood Square

Surrey Taxation Data Centre

Sussex Place

Tamarack Centre

Technology Place

The Bay Centre

The Standard Life Building

The Station

Thornefield

UBC Buchanan Tower

UBC Neville Scarfe Building

Vancouver Centre

Victoria Conference Centre

Victoria New Federal Building

Village Green Mall

Waterfront Centre

West Oaks Mall

Westshore Town Centre

Westshore Village

Willingdon Park

Woodgrove Centre

WorkSafeBC Courtenay Area Office

WorkSafeBC Fort St. John

WorkSafeBC Kamloops

WorkSafeBC Nanaimo

WorkSafeBC Prince George

WorkSafeBC Richmond

WorkSafeBC Terrace

WorkSafeBC Victoria

Yaletown 939

BOMA BESt (Building Environmental Standards) program originally conceived by BOMA 
BC in 2003, is now the industry standard to help facilitate commercial buildings towards 
energy efficiency and environmental responsibility throughout Canada. The list below 
highlights all BOMA BESt certified buildings in B.C. to date.
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“We’ve always played a critical role in 
providing education in one form or another 
to our members,” says LaBranche.

BoMa’s education committee dates back 
to 1970. The purpose of the new commit-
tee was “to organize, set up and co-ordinate 
seminars, panel discussions, training ses-
sions…on the many subjects that require 
constant updating.”

Education has always been important 
to Horvath, who still sits on the education 
committee.

“Property management is not a field you 
can go to university and study,” he says. 
“Through the Building owners and Manag-
ers Institute programs, we’ve brought in 
training programs for folks in the industry 
whether they’re on the operation side or the 
property management side and I think that 
has really helped to bring up the standard of 
knowledge in the field.”

Seminars and workshops offered through-
out the year are designed to increase technical 
knowledge and professionalism. 

“for me, as the owner/manager of a small 
real estate company, you’re not always up 
to speed on the current trends and happen-
ings in the property management industry. 
Through BoMa, I was able to keep well 
up to date on all of the issues and be very 
knowledgeable as a result,” says anderson, 
who is a strong supporter of BoMa and an 
advocate for all members to get involved in 
the association in order to realize maximum 
benefit from membership.

 Continuing education will be critical to the 
next generation coming into the industry.

“The next generation needs to recognize the 
importance of property management specific 
knowledge and should be pursuing designa-
tions like the RPa or fMa, so they can make 
a greater contribution to their companies and 
advance their own careers,” says Heieis.

But finding new skilled and knowledgeable 
people to operate and manage buildings for a 
workforce that’s rapidly heading towards re-
tirement in large numbers will be a challenge.

“The next generation of managers has 
to be more highly educated,” says akester. 
“They have to be technically savvy, good 
at financing, good at negotiating and the 
concern I have is — are we bringing along 
the next generation of apprentices as well as 
we should be?”

Top Row: BOMA’s annual golf tournament has been 

an important networking event since 1974.

Bottom Row: BOMA’s many networking events 

bring industry members together to share ideas and 

discuss important issues.

netWorKing
another important role of any association is 
to act as an information resource and to offer 
members networking opportunities.

Conferences and tradeshows have been 
a part of BoMa’s history since 1921, when 
vancouver hosted the fourth annual Pacific 
Conference of BoMa — the first of many. 
vancouver also hosted the International as-
sociation Convention in 1965, which from 
all accounts was a huge success and put the 
vancouver association on the map.

Bringing together peers from other 
regions to exchange information, ideas and 
concerns has been fundamental to improv-
ing the industry. 

Buildex was initiated to expand the success-
ful BoMa BC annual “State of the Real Estate 
Industry” one day conference and trade show 
that had been growing since 1986.

The first annual Buildex trade show was 
held in vancouver and sponsored by BoMa 
BC in 1990. today Buildex is one of Cana-
da’s largest tradeshow and conferences for 
industry professionals across several sectors.

“BoMa is and has always been an excellent 
organization for networking and technical 
knowledge,” says akester.

from luncheons to an annual golf tourna-
ment which was first held in 1974, BoMa 
provides business and social networking 
opportunities that foster professional 
relationships and even friendships. Member 
achievements are also recognized through 
its annual awards gala luncheon.

“the holiday luncheon every year is very 
memorable (many of us still remember the 
Western themed luncheon with the singing 
cow). I’ve had a lot of fun at the golf tourna-
ments over the years,” says Heieis.

Doll remembers being an organizer of a tour-
nament at the Peace Portal Golf Course in 1976.

“It’s been a important part of the social fab-
ric of the organization along with the annual 
meetings and conferences,” he says.

future
BoMa BC has a proud history of influenc-
ing change through leadership and innova-
tion. It has come a long way — evolving 
from a small group of businessmen to a 
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valuable organization representing the 
commercial real estate industry. BoMa will 
mark the special occasion with a formal din-
ner and dance on october 20th with legend-
ary Red Robinson as master of ceremonies.

“I’m hopeful that 100 years from now there 
will be another centennial celebration. That 
people will look back and say the organiza-
tion continued and endured another century 
because all the right decisions were made,” 
says LaBranche.

The industry and world will undoubtedly 
undergo many more changes in the years 
ahead. While those changes are unpredictable, 
what won’t change is the need for an organiza-
tion to continue to take an active role in key 
issues affecting the industry. 

“The industry is going to change dramati-
cally and the association and what it does will 
change with that,” states LaBranche. “The or-
ganization will continue to evolve and take on 
advocacy issues that are relevant to the times.”

Top: Buildex started by BOMA in 1990 is now one of 

Canada’s largest tradeshows.

Above: Paul LaBranche (L) and Colin Murray (R) at-

tended BOMA San Francisco’s 100th Gala Celebra-

tion at the Palace Hotel in May 2011. Pictured here 

with Mayor of San Francisco is Edwin M. Lee.
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I
n 1996, tHE DIRECtoRS of 
BoMa BC had a dilemma. They 
would be hosting BoMEX ’98 — the 
organization’s national conference — 
but no suitable venues were available 

in vancouver, home to the province’s only 
chapter at the time.

“We decided victoria would be the best 
place,” recalls Paul LaBranche, the current 
executive vice-president. He and then-
president Jon Markoulis of Concord Pacific 
agreed local support would be critical. “Cre-
ating a victoria chapter would be the legacy 
of BoMEX ’98.”

In the fall of 1996, victoria building owners 
and managers were invited to a free reception.

“Paul advertised in the newspaper about 
helping with BoMEX,” adds timo Lucas of 
trane northwest, one of the founding directors.

about 80 owners and managers came 
to hear Markoulis talk about BoMa. The 
response was enthusiastic. Doug Cunliffe, a 
prominent owner, agreed to spearhead the 
effort and was named the first president of 
BoMa victoria.

Cunliffe, Lucas, Rene Dickman (manager, 
Hillside Shopping Centre) and other volunteer 
board members helped organize and promote 
BoMEX ’98. Despite its share of challenges 
— finding convention space to host the huge 
number of delegates, for example — the event 
was an unqualified success.

Lucas remembers clearly the glamour of 
the awards gala. Radio host Ed Bain provided 
plenty of laughs and local bands such as the 
time Benders entertained the black-tie crowd. 
The sponsors were delighted and the trade-
show sold out. a great time was had by all.

“It was one of the best [BoMEXes] ever,” 
says LaBranche, who has attended the annual 
conference in various host cities for more 
than 15 years.

“BoMEX gave us a great start,” agrees 
Lucas, who remains on the victoria board. 
“We had 25 to 30 members and we’ve grown 
to 50 or 55.”

Past-president (2000/2001) and current 
director Roberta ferguson of Morguard In-
vestments joined the victoria chapter shortly 
after BoMEX. Looking back, she is proud of 
the BoMa victoria executive.

“They’re very hard working,” she says. “We 
have a great group of very talented people on 
board. They’re a joy to work with.”

a key reason she joined was to connect 
with other real estate professionals in victoria 
and through BoMa BC and BoMa Canada. 
Luncheons hosted by the local chapter offer 
opportunities to network and learn more 
about the victoria market.

one of the chapter’s biggest luncheon 
events featured the head of the B.C. Building 
Corp. in the late 1990s, when the provincial 
government was pulling out of the down-
town core.

“Everyone wanted to know what could be 
done to minimize the vacancy rates,” recalls 
Lucas. While luncheons normally attract 
about 50 guests, 110 anxious building owners 
and managers turned out for that one.

turns out, they need not have worried.  
The victoria market has evolved. although 
the provincial government still plays a tre-
mendous role in the office market, ferguson 

BOMA Victoria
The Victoria chapter was created by BOMA BC in 1996 to provide a presence  
for the Vancouver Island commercial real estate industry.
By susanna chu
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notes there is more demand from the private 
sector now. “It’s very healthy.”

Lucas also observes that the local market 
“hardly noticed” the real estate crash of 2008. 
“[the market] is divided between govern-
ment, high tech and tourism. Compared 
to the rest of north america and the U.S., 
vancouver Island is insulated from the rest of 
the world.”

as a small organization, BoMa victo-
ria works closely with other organizations 
— such as the Real Estate Construction 
organization and Real Estate Commercial 
Board — to advocate for members on local 
issues. Board member Brenda Bolwyn of 
anthem Properties brought forward issues 
such as downtown security, panhandling and 
graffiti to the Mayor’s Downtown task force. 
Current past president Darlene Holstein, 
general manager of the Bay Centre, has been 
active on the Chamber of Commerce and the 
victoria Business Improvement association.

BoMa victoria is an integral part of 
BoMa BC. the chapter’s president is 
automatically a member of the BoMa BC 
board and LaBranche frequently attends 
victoria events and meetings. “We’re on the 
same page. It’s a harmonious relationship,” 
says LaBranche. over the years, he has been 
impressed with the professionalism of the 
various boards and directors from victoria.

they implemented the BoMa BESt pro-
gram on vancouver Island, with 22 buildings 
certified locally. “the owners are very proud 
when [the buildings are] certified,” says 
ferguson. and like BoMa in vancouver, the 
volunteers organize building tours and train-
ing sessions for building operators.

Members also enjoy the occasional round 
of golf. The annual charity tournament has 
raised more than $20,000 in four years, much 
of it benefitting the homeless. Cheques have 
gone to Habitat for Humanity, the Creating 
Homefulness Society and the Greater victoria 
Commission to end Homelessness. 

“I respect [the directors] very much,” says 
ferguson. “They have a great sense of humour. 
We’ve shared a lot of laughs.”

the founding of the victoria chapter is 
“one of the highlights of BoMa BC’s 100-
year history,” says LaBranche, who notes that 
networking has been the key to a successful 
15 years. “Members know who’s who in the 
zoo… It’s a great legacy.”
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B
oMa BC HaS BEEn tHE 
leading real estate organiza-
tion in commercial property 
tax reform. BoMa’s advocacy 
role on this particular front 

may not go back 100 years however the 
issue of tax in its various forms has always 
been a matter of concern.

The abuse of the commercial property tax 
payer did not start until 1984. It was at this 
time that the provincial government passed 
the power of taxation down to municipal 
councils. from here forward political influ-
ence and lack of accountability to commercial 

tax payers resulted in more 
than two decades of ill con-
ceived taxation policy. Every 
year municipal councils have 
two decisions to make: how 
big the total property tax bud-
get is and secondly how much 
should the residents pay versus 
the business.

In 1984 for every $1.00 of 
property tax paid by residents, 
commercial tax payers paid 
$2.60. Some 20 years later 
(2005) the ratio had increase 
to $5.90 for every dollar paid 
by residents. as the value of the 
residential class in vancouver 
ballooned the share paid by 
the residential class could be 
spread over a larger and larger 
denominator. today residential 
tax rates are among the lowest 
in Canada.

to make matters worse the 
vancouver property tax budget 
blossomed from $166 million 
in 1984 up to $570 million by 
2010. at the same time the 
value of commercial properties 
shrunk from 30 per cent of the 
assessment role down to 15 
per cent.

In summary municipal 
budgets were exceeding infla-

tion, residential property growth was far 
out pacing commercial and the amount of 
taxes being paid by a relatively diminish-
ing number of commercial properties was 
spiralling out of control. to add one fur-
ther dynamic to the problem one needs to 
understand the principles of consumption. 
two major studies have been published 
by the City of vancouver confirming that 
for every dollar of property tax services 
provided to residents they only pay $00.60. 
In many municipalities we are converting 
low density community retail properties to 
medium and high density residential and 

creating an additional subsidy for the com-
mercial class of some $1,200 to $1,500 per 
condo unit.

In 2005 BoMa became a founding member 
of the vancouver fair tax Coalition (vftC). 
BoMa directors continue to sit on the board 
of the vftC who spend countless hours 
educating politicians, municipal staff business 
owners and residents on the importance of this 
issue. Between 2006 and 2011 we successfully 
lobbied for a shift from 54 per cent of the levy 
down to 48 per cent. The effect of this is that 
every commercial tax payer is paying some 10 
per cent less in property taxes every year than 
they would have without this effort. Just under 
$40,000,000 per year more is now being paid 
by the residential class.

Regardless of this success the problem has 
not been solved. Regardless of our efforts we 
have not yet convinced municipal staff that 
shifts to the distribution of taxes needs to be 
made mechanically rather than politically. as 
new growth in a class occurs there needs to 
be a natural shift in the levy to account on the 
shifting demands on municipal services. This 
principle is know as Property tax topography, 
and simply studies the revenue and demands 
on services both before and after develop-
ment. It might surprise you that building a 
new residential high rise downtown causes 
a net loss in property tax revenue to the city 
once account is taken for the new demand 
on services. Shortfalls are picked up by an 
ever dwindling commercial class. BoMa will 
persevere on this front for future generations 
of business throughout our region.

ParKing taX
translink has been as much a thorn in the 
side of the commercial tax payer as munici-
palities.  Gvta now has an annual budget 
of more than $1 billion. The commercial 
tax payer has been clearly under attack from 
Gvta for over a decade. Parking area tax 
was rolled out and crushed. Replacement tax 
was implemented at $18m and then negoti-
ated down to $9m by BoMa members. Then 
came the parking sales tax which spiked from 

BOMA Breaks the Trend
History of Commercial Property Tax
By Paul sulliVan
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7 per cent to 21 per cent and was compounded by 12 per cent HSt. 
The irony here is that parking area tax was chosen as downtown prop-
erties were already heavily burdened with 7 per cent parking sales tax. 
When the province determined the parking area tax was so poorly 
implemented and inefficient it was rescinded and they simply hit up 
the commercial tax payer who was previously determined to already 
be paying their share. 

Until business gets a vote, organizations such as BoMa will con-
tinue to hammer away for fairness and accountability on these taxing 
issues. The problems will not be solved with a short term fix, and the 
major successes to date are simply a partial correction to a system 
that went too long unchecked. 

on an optimistic front, BoMa is working hard with BC as-
sessment and other industry organizations to create a property tax 
incentive for BoMa BESt certified buildings. our goal is to obtain 
a cut in the school tax portion of your property tax bill as compen-
sation for the capital cost requirements of converting to environ-
mentally sound building infrastructure.  BoMa is in the early 
stages of this project and we hope to report some positive progress 
by the end of 2011.

Paul sullivan is a partner of Burgess, Cawley, sullivan & Associates, a 
real estate appraisal and property tax appeal firm. he is chair of the Prop-
erty tax Committee for BOMA and a current BOMA director.

This boardroom was boarded up after the fire.
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E
LISHa GravES otIS, 
founder of the otis Elevator 
Company, didn’t invent the 
elevator but did invent the brak-
ing mechanism that halts cars in 

the event of a cable failure. He demonstrated 
it at the Crystal Palace in 1854 as astonished 
on-lookers watched as he cut the rope holding 
his car and the vehicle braked safely to a stop. 
The demonstration moved the elevator from a 
freight vehicle to people mover. 

This invention facilitated the growth of 
high-rise buildings, changing the urban land-
scape. The first passenger elevator in the U.S., 
designed by otis, was installed in a new York 
City department store three years later.

In 1900, otis debuted the escalator at a 
Paris exhibition. “But the real break-through,” 
says tony Grilli, president of otis Canada, 
one of 200 countries and territories where 
otis is found, “was the gearless traction eleva-
tor (introduced by otis in 1903 with the first 
installations at new York’s Beaver Building 
and Chicago’s Majestic Building).” 

otis now had an elevator design that could 
exceed the 300 feet threshold limiting existing 
design. architects could design skyscrapers. 
“This breakthrough really shaped the cities and 
city skylines around the world,” says Grilli.  

today, as urban densification increases lead 
to taller structures and the need to move more 
people more efficiently, otis is moving forward 
innovative design to meet those challenges. 

Densification has been moving quicker in 
other parts of the world, says Grilli. But, in 
Canada, areas such as vancouver and toronto 
are following the trend with more high-rises 
in the downtown core’s expensive real estate.

 “With density comes the desire to reduce 
the footprint and there is more demand on 
elevators getting up higher and moving people 
more efficiently,” he says. “There are more 

demands on the system when 
you have a smaller floor plan.”

The Building owners and 
Management association 
(BoMa BC) is an organiza-
tion that highlights the chang-
ing demands of building 
design and demographics. 

“as a highly renowned 
organization of building own-
ers and managers, BoMa 
clearly plays an integral role 
in promoting innovation and 
driving change in the building 
industry to meet evolving 
tenant and visitor needs,” 
Grilli says. 

otis has continued to bring 
forward new technology 
as the world changes. “We 
are constantly re-inventing 
ourselves,” he says, adding the 
company has played a domi-
nant position in the elevator 
industry for nearly 160 years 
with innovation — just as the 
company founder did. 

otis’ newest product — 
one sold in vancouver — is a destination 
management system known as Compass. It 
will be installed on 12 elevators as part of 
a modernization at Brookfield Properties’ 
Royal Centre. 

“for 150 years, you would push a button 
and the elevator would come up or go down 
and you got off at whatever floor you were 
going to,” tells Grilli. The Compass works 
through keypad or touch screen where indi-
viduals enter their destination before board-
ing and the system assigns a specific elevator 
based upon its destination and the passenger 
load plus instantly grouping travelers to the 

same or nearby floors. The result is less wait 
time and faster arrival at a destination. 

otis’Gen2 series is another innovation in 
elevator design that eliminates the need for 
a machine room, thereby using less space in 
the building. “It features a compact gearless 
machine,” says Grilli. “We use flat belts rather 
than steel cables and overall we reduce the 
amount of energy required compared to a 
conventional elevator.” 

It also comes with some green benefits, as 
much as 75 per cent reduction in energy con-
sumption when combined with otis’ ReGen 
drive, which feeds energy usually lost as heat 

Elevators: Rising to Meet Building Needs
Imagine the skyline of a modern city if the elevator did not exist.  
The office towers and high-rise condominiums we’ve become accustomed to would  
not be possible. In the late 19th century, several technological breakthroughs made  
it possible for buildings to rise taller than three or four storeys. The invention  
of safe and efficient elevators was one of them.
By Jean sorensen

Elisha Graves Otis, founder of the Otis Elevator Company, demonstrat-

ed his new elevator brake invention at the Crystal Palace in 1854. His 

invention spurred the development of skyscrapers, changing the look 

of cities around the world.
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back into the building’s internal electrical 
grid for reuse. 

“The Gen2 system is very efficient and has 
been growing in popularity especially in the 
past few years,” he says. 

Canada embraced the elevator from the start, 
with otis selling the first unit to a newfound-
land baker in 1862, nine years after the company 
started. “There was a baker who wanted to be 
able to hoist 1,000 pounds,” says Grilli. 

He came to otis and the rest is history as otis 
made its first international sale. otis opened a 
manufacturing plant in 1902 in Hamilton, on-
tario, which until it closed 1987, grew to be the 
largest elevator manufacturing plant in the world 
under one roof in the l970s. otis now has 11 
branches across Canada, 45 satellite offices and 
employs nearly 1,000 in sales, renovations and 
maintenance (the largest part of its business). 

one of otis’ first major Canadian instal-
lations was at toronto’s Cn tower, north 
america’s tallest structure. 

“We have been involved with the Cn 
tower for more than 35 years,” says Grilli, 

adding that the 2008 addition of glass panels 
inserted into the elevator floor (with glass 
windows) provides an unforgettable ride. In 
vancouver, the company placed otis product 
in the new 45-storey fairmont Pacific Rim 
Hotel, which opened in february 2010 for the 
Winter olympics. 

two significant projects that the com-
pany is currently working on are the Bow, 
a 58-storey office tower, which will serve as 
the EnCana headquarters to be complete 
in early 2012 while the second is toronto’s 
trump International Hotel & tower, a 
65-storey combination hotel and condo-
minium development utilizing the Gen2 
technology. 

Grilli says otis would continue to be 
responsive to the marketplace with new 
technology that meets the customer’s needs 
and is the hallmark of its global leadership for 
the past one and a half centuries. “from tech-
nology to customer service, we continue to 
differentiate ourselves from the competition 
to retain our no. 1 position worldwide.” 

Toronto’s CN Tower, North America’s tallest  

structure, features a glass elevator with glass  

panels inserted into the elevator floor.
C

O
U

R
TE

SY
 O

F 
 C

N
 T

O
W

E
R

Elevators: Rising to Meet Building Needs



BOMA BC 10036

Boma Bc 100th anniVersary

T
HE HIStoRY of tHE  
office building in vancouver 
spans some heady heights. 
from the Sun tower — once 
the tallest building in the Brit-

ish Empire — to the landmark art Deco 
Marine building and arthur Erickson’s Mac-
millan Bloedel HQ, the city has always had 
its own distinctive architectural style.

But after some mid century modernist 
highs, like the iconic Elektra building by Ron 
Thom and the Custom House building by 
C.B.K. van norman, vancouver in the 70s 
and 80s was characterized by a series of rather 
uninspired office buildings — poor, smaller 
imitations of new York and toronto towers, 
that failed to distinguish our skyline.

Happily, there is a sea of change a-foot 
in Lotusland, as the West Coast now leads 
north america in sustainable design.

Historically, there’s always been a close 
connection between the evolution of office 
building design and mechanical and structural 
technology, and today’s cutting edge sustain-
able towers (where form meets function in a 
sleek, eco-friendly package) are no exception.

for example, in the late 1880s, structural 
design began to evolve from the masonry load 
bearing systems of old with the introduction 
of the steel frame. Similarly, in the 1970s, with 
the evolution of steel “tube” and “bundled 
tube” structural systems, the sky became quite 
literally the limit.  With their name originating 
from the breaking through of existing “sky-
lines”, skyscrapers helped define civic identity.

High-rise office buildings are subject to 
very significant lateral loads from wind and 
in some geographic areas, seismic events; as 
such they must move to absorb those loads, 
or break. Such movement has required that 
the exterior skins of the building move as well 
and yet remain weather tight and durable over 
the life of the building. 

But form and function of office build-
ings also have economic drivers, such as the 
availability of zoned land and the size and 
diversity of the market. for example, most of 

the iconic towers we see today are in major 
urban cities with populations in excess of four 
million — cities that can attract the critical 
mass of head offices and major corporations. 
as a predominantly “branch office” city, 
vancouver office design is not about size and 
height but rather about innovation.

While the planning world is celebrating the 
glories of vancouverism — the buzzword about 
our Ray Spaxman inspired and Larry Beasely 
embellished commitment to high density, high-

way free urbanism — architects and builders are 
looking to vancouver as the new standard bearer 
for green buildings. Here it’s all about high-rise 
urban density that focuses not solely on height, 
but on livable, sustainable environments.

according to Darren Burns, a principal at 
Stantec architecture who was responsible 
for the sustainability design of the firm’s 
Metrotower 3 in Burnaby (Canada’s first pre-
certified LEED platinum core and shell office 
building), the trend to high green design 

Office Building Design:
Then and Now

Construction of the World Building at 500 Beatty Street. When completed in 1912, it was the tallest building 

in the British Empire. It was renamed the Sun Tower in 1937.
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standards is a regional thing.  “We’re really talking about a trend in 
Cascadia — with Seattle and vancouver as the centres for sustainable 
architecture.”  

Even toronto looks westward now for inspiration. 
and locally, with new city bylaws protecting vancouver’s com-

mercial centre from the threat of residential encroachment, and 
recessionary trends subsiding, there are at least a dozen new office 
towers in design and pre-construction.  from the 1200 block Burrard, 
190,000 square foot Jim Pattison Group building in the works to the 
new 480,000 square foot building in the 400 block of West Georgia by 
austeville Properties, green, sustainable “vancouverist” design  
elements are a given.

Stantec senior principal Peter Wreglesworth, who has seen van-
couver’s urban landscape shift over the better part of three decades, 
particularly admires the new 500,000 square foot 520 West Georgia 
complex by Westbank Projects, designed by Gregory Henriquez. 
“It’s not a tower and has a diversity of form and expression that really 
engages well with the street,” he says.

There’s been a real shift, says Wreglesworth, in the whole concept 
of the office building. While suburban, industrial park style low-rise 
buildings are more initially cost efficient for businesses, “there is an 
increasing demand from employees themselves for more amenity, 
connectivity and the choices that high density, public transit oriented 
office buildings can provide.” Particularly in creative and high tech 
industries — which seem to flourish in vancouver — “employees 
don’t want to have to drive to work and they want amenities like shops, 
eateries and services in close proximity to their work place.”

He also notes that a growing public awareness, particularly among 
young employees, of sustainable architecture and design values, along 
with civic initiatives, have put the onus on developers and architects to 
raise the bar.

to that end, says Burns, “we were lucky to work on the Me-
trotower 3 project with an enlightened developer like Ivanhoe 
Cambridge, who were really committed to sustainability.”

The new 29 storey, 425,000 square foot tower, which connects di-
rectly to the existing two tower Metropolis complex where employees 
can shop for groceries, lunch at the food court or go to the gym in car 
free environment next to the sky train, features cutting edge sustain-
able features. These include the use of low-emitting regional and 
recycled materials, high performance building envelope design that 
refracts heat in the summer while it harvests daylight, rainwater har-
vesting and 100 per cent fresh air circulation — the perfect antidote to 
sick building syndrome.

But new trends in office buildings are not confined to sustainability 
factors, says Wreglesworth. “They’re also about style. There’s been a 
huge growth in public awareness about architecture over the past 20 
years and the positive impact on tourism and civic identity that  
striking, innovative architecture can have. This has resulted in a trend 
to much more expressive and eye catching building design,” he says.

While Metrotower 3, for example, was designed to fit harmoniously 
with two existing 1980s buildings on the site, the tower has a slight 
curve to it, the glass is lighter and there’s much more use of indoor/
outdoor aesthetic landscaping and water elements in the lobby. 

“What we’re talking about really is a shift in how we imagine 
vertical culture,” affirms Wreglesworth. 

MetroTower 3 represents 

the next generation of office 

towers where sustainability in 

design and function plays a 

much larger role.
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a key development in office building 
design, he says, with a nod to iconic European 
buildings like norman foster’s  “Gherkin” 
in London, and Commerz bank Build-
ing in frankfurt, is the differentiation and 
delineation of individual floor plates within 
a single building, creating a range of spaces 
and volumes and the potential for a series of 
discernable ”employee communities”.

“It’s all about creating separate yet aggregat-
ed spaces within a building that create a sense 
of individuality and community,” he says. 

for instance, Metrotower 3, conceived around 
a “hub concept” with different interconnecting 
floor clusters, also features innovative use of inte-
rior space. Reception areas with retractable walls 
for flexible meeting spaces, and interconnecting 
staircases open up the traditional office concept 
in new and imaginative ways.

Wreglesworth enthusiastically refers to a photo 
of an office building in Copenhagen, where floors 
are connected by giant slides. vancouver may 
not quite be ready for that level of innovation, 
but increasingly, it is a north american leader in 
sustainable and stylish office building design.

Since 1910
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I
n tHE 1800S offICE EMPLoYEES 
were required to bring their own coal or 
wood for heating the office and work 11 
hours per day. They were allowed to eat 
lunch while they still worked. During the 

cold weather they were allowed to wear a scarf 
and a hat while working. The first office system 
only had radiators for heating and windows to 
supply the fresh air. This was the first time some-
one was required to look after the equipment 
and also the birth of the building operator. 

oPerators
The advancement of technology over the years 
has increased the knowledge base needed for 
a building operator. Building operators are 
expected to oversee and be familiar with all 
building codes and regulations for the owner. 

today’s building operator needs to have a 
good mechanical aptitude, be trained on the 
operation and maintenance of air condition-
ing, plumbing and electrical systems. Building 
operators also need to be knowledgeable with 
fire alarms, boilers, refrigeration, WorkSafeBC 
and the Safety authority regulations. 

a good building operator will have the 
BoMI SMt (Systems Maintenance techni-
cian) or SMa (Systems Maintenance admin-
istration) designation. 

owners, managers and tenants appreciate 
a good dedicated building operator so being 
proactive can reduce many problems for the 
owner or manager.

BoMa along with tranE put on various 
courses for building operators throughout 
the year to keep building operator’s up to 
date on new technologies. Most recently, the 
BoMa e-EnERGY course was launched to 
help operators to reduce energy consumption 
and reduce carbon dioxide emissions. With 
knowledge from this course, many buildings 
have seen their energy consumption reduced 
by 20 per cent. This course is designed for 
commercial buildings, hotels, hospitals, apart-
ments and shopping malls.

systems
Due to modern technology, equipment has 
become increasingly more efficient. old 
boilers that were only 60 per cent efficient, 
are being replaced with 85 per cent and better 
boilers; and old inefficient refrigeration units 
were about .7kW per ton, are being replaced 
with .45kW per ton units. The controls that 
monitor these systems have also taken a 
dramatic change. 

The first control systems where pneumatic 
and controlled by time clocks. These systems 
wasted a lot of energy. The newer DDC (Direct 
Digital Control) systems save energy and re-
duce carbon emissions; while a modern BMS 
(Building Management System computers) 
can operate and monitor all the mechanical 
and electrical equipment in a building. 

There is no need to do visual checking of 
equipment as the BMS will send a signal to 
an operator or contractor if something is not 
functioning properly. a BMS can also oper-
ate different buildings at various locations 
for a company. 

During the 1960s and 1970s, the rise of large 
glass and steel office towers made air condition-
ing (a/C) a necessity. today’s a/C systems are 
operated like an aircraft: the engineer designs 
the plane, and the pilot operates it. Likewise for 
a building, the engineering company designs 
the system, and the building operator operates 
it. If the building is not operating to the design 
standard, the building operator must consult 
the design engineer so some limits or algorisms 
can be reprogrammed into the BMS. Some 
buildings are being run offsite, similar to what 
security companies are doing. Modern building 
operators still need to know everything that 
makes a building functional.

Central systems are disappearing fast, be-
cause why a/C the complete building for one 
tenant who is working overtime or who needs 
longer hours than the average tenant. today a 
modern building or a retrofitted building can 
supply a/C to a specific location which will 
reduce operation cost. This involves v.f.D. 
(variable frequency Drive) motors, and 
controlled isolation dampers. 

Building Operators and Systems
Technological advances have had a significant impact on building systems  
and the knowledge base required by building operators.
By Jim young
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The first smoke detectors and  
sprinkler systems appeared in the  
early 1970s.
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fire alarms are another big issue for building operators. The first smoke 
detectors and sprinkler systems appeared in the early 1970s. technology 
again has bought many innovations to fire safety systems. although the 
fire department fights the fire, it is the building operator who must ensure 
the system works. Some large buildings have a f.S.D. (fire safety director). 
But in most buildings, the building operator will also be the f.S.D. which 
means training the staff and tenants of the building.    

Every building undergoes changes over time. Re-commissioning is one 
of the latest things to make sure all systems are optimized. over the years, 
a building can become “out of balance” such as the air and water flows 
throughout the building. Re-commissioning can address problems that 
have developed throughout the building’s life. It ensures the building stays 
functional, efficient and up-to-date.

The present WorkSafe regulation states that all new tenants must 
have their space calibrated before occupancy.

Jim Young, PE, sMA, has more than 30 years experience in building opera-
tions. he is the chair of BOMA BC’s Quality Building team program which helps 
people involved with maintenance to keep up with modern technology changes. 
he’s also a BOMA BC life member.
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 L
ooKInG Into tHE CHanGES 
in property management over the 
last 30 years has brought to light 
many developments in the indus-
try.  as with all facets of life, the 

impact of advances in technology, changes in 
expectations, financing and legislation have all 
resulted in the change of the day to day duties 
of property managers as well as the face of the 
city’s landscape.

a major impetus on the changes in distribu-
tion of commercial and retail properties in 
vancouver followed Expo ’86 which threw van-
couver onto the world stage with an increase 
in awareness of vancouver as an investment 
location, primarily from asia. Due to zon-
ing changes in downtown vancouver and the 
opportunity of larger profit margins, there was 
an explosion of residential development in the 
city and this along with continued increased 
lease and parking rates and cheaper land prices 
elsewhere pushed commercial development 
into the suburbs and business centres started to 
pop up across the Lower Mainland.   

Retail has also seen some dramatic changes 
with the emergence of the suburban Power 
Centre 15 years ago with some typical mall 
tenants moving to the suburban centres, 
although recent years have seen some fashion 
retailers retreating back to the malls. 

Prior to the 1970s, vancouver was home 
to many resource company head offices and 
subsequently many tenants were those who 
serviced these industries. Many of these 
have since merged and relocated to alberta 
which has led to a more diverse range of ten-
ants across the Lower Mainland, including 
large technology companies. tenant base 
has remained reasonably static in the down-
town core, with the major tenants still being 
the white collar companies and the service 

sector. a new development in the last 20  
years has seen the emergence of commercial 
strata which demands different licensing for 
property managers. 

The result of these changes has led to many 
property management firms opening satellite 
offices to service these markets and property 
managers often now manage a larger portfolio 
over a wider geographic area.

Landlords have changed significantly over 
the years, moving from smaller investors to 
large institutional owners such as REItS and 
pension funds. 

these changes have resulted in expecta-
tions for more structured, detailed and 
frequent reporting required by the landlord 

The Changing Face of 
Property Management
Property management has undergone a dramatic shift in focus over the decades.  
From the straightforward physical care of a building — windows washed, systems  
working and landscaping in good condition — property managers now must be  
experts in many different fields.
By carolyn daVies

which can be time consuming for the prop-
erty manager.

The common goal of the property manager 
remains unchanged: to keep tenants and 
landlords satisfied while ensuring profitability 
for the landlord. However, the issues facing 
property managers have changed significantly 
over the years. tenants are more sophisticated 
and aware, with property managers now ex-
pected to be experts regarding sustainability, 
property taxes and building systems to name 
a few.  Changes in legislation affecting liability 
issues, WCB, employment standards, health 
and safety, privacy laws, safety requirements 
are all part of the daily issues facing property 
managers these days. 
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The role of the property manager within some organizations has 
changed over time. Thirty years ago, the property manager was respon-
sible for property, facilities, leasing and asset management. today the 
role has been somewhat segregated with either different departments 
in the same company focusing on the different facets, or some duties 
being outsourced to third parties. There has also been a big increase in 
the use of tenant representation, with property and leasing staff dealing 

For more information on Warrington PCI's property management services, contact 
604-331-5242 or info@warringtonpci.com

Warrington PCI Management | #1700- 1030 West Georgia Street | Vancouver, BC V6E 2Y3
www.warringtonpci.com

Property Management, Asset Management, and Commercial Strata Management Services

IN THE EARLY 1900S, the field of building management was in 

a burgeoning state. A building manager’s responsibilities were 

vague, undefined and misunderstood by the general public.

The advent of the skyscraper brought the role of the build-

ing manager into much sharper focus. A building of such tech-

nological superiority required a professional of many talents  

to operate it.

In 1915, a building manager of the future was described as 

having to be a “professional — a student of cities, an expert in 

commercial buildings, an executive in the service of elevator 

transportation and the furnishing of power, light, heat, clean-

ing and sanitation and a diplomat in the handling of office 

tenants. It is a profession which requires a high degree of  

intelligence, energy and tact.”
Source: BOMA International Skylines 1982
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with these representatives rather than the tenant on lease negotiations. 
This has been met with mixed feeling in the industry and some are 
worried that there may be a conflict of interest and also prefer to deal 
directly with the tenants. 

In the retail market there has been a big influx of tenants from 
the United States coming into the Canadian market who can be 
more aggressive and demanding as they are not familiar with the 
Canadian market (total inventory in Canada is less than the vacant 
space in the US).

one factor which has affected every part of modern day life has been 
no different within property management — technology. technol-
ogy has had a huge impact on almost every component of the job. 
Computers have replaced the need for as much face to face time with 
tenants, with e-mail becoming the key tool for communication. More 
advanced systems and the introduction of the Blackberry have led to 
higher expectations from tenants with respect to response times and 
the availability of information. tenants expect their property man-
ager to be available and respond to questions out of hours, leading to 
longer working hours for many in the industry. Rents are paid by direct 
deposit; tenant, leasing and accounting information is more readily 
accessible; documentation and correspondence is computer generated.  
technology has also had a huge impact on building systems affecting 
everything from elevators, security, fire, life safety systems and HvaC. 

In the late 1980s there was a major change in systems from pneu-
matic, manually operated systems to DDC. This has been a hugely 
positive change with systems being monitored remotely and “smart” 
systems anticipating tenant needs, which has removed the need for 
24/7 on site monitoring. 

Many of the newer properties and properties which have had sys-
tems upgraded 20 – 30 years ago are now at the stage where equipment 
needs replacing which has led to more capital projects and upgrades 
for the property manager to oversee which has again led to a change in 
duties and workload.

Energy was cheaper 30 years ago. There was little government in-
volvement and there was generally little awareness in society of envi-
ronmental impact. Through ongoing research and education and the 
“green” movement moving into the mainstream 10-15 years ago, the 
industry as a whole had to adapt. Sustainability issues affect almost 
every aspect of the property manager’s job. tenants expect them to 
be aware and proactive, regulations have to be followed, environ-
mental impact of any tI’s has to be considered. Waste management, 
water conservation and power saving are all a huge part of property 
management these days. 

various factors over the last few decades have affected the property 
management industry. Most view the changes in a positive light, as an 
evolvement of the industry into modern times, although some believe 
it was a simpler world back in the 1980s.

Carolyn Davies is Vancouver branch manager, senior recruiter & practice 
lead of Design Group, a premier specialist staffing firm.

Technology has had a huge  
impact on almost every component  
of the job.
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C
onSIStEntLY ranKED 
aS one of the world’s most 
liveable cities, vancouver is 
also gaining recognition for its 
entrepreneurial spirit. The city 

presents one of the strongest office markets in 
Canada, high street retail that rivals the best in 
the world, and industrial space at the footsteps 
of asia-Pacific gateway ports.  

vancouver’s commercial real estate market 
has proven resilient through various market 
downturns, and this is expected to continue 
in the future. The market strength lies in the 
balance of industrial and port related activi-
ties alongside some of the greatest lifestyle 
choices in the world. although densification 
in most urban centres is almost inevitable, 
there is no expectation of overbuilding, pri-
marily due to the geography.

office
Unlike Calgary or toronto — typical head 
office cities dominated by mega corporations, 
vancouver has proven to be far more adapt-
able in its office space allocation. vancouver’s 
office market strength is particularly evident 
in the downtown core, where the mid year 
2011 aaa/a class vacancy rate has declined 
to approximately two per cent. Respond-
ing to a mounting shortage of space, several 
announcements have been made for influx of 
new office product, expected to add as much 
as 1.1 million square feet by the end of 2015. 

Leading the race to build the next down-
town tower is oxford Properties’ 1021 West 
Hastings (270,000 square feet). Starting 
without a pre-lease commitment, 1021 
West Hastings Street hopes to capitalize 
on completion at least a year ahead of the 
competition. tELUS Communications and 
Westbank are partnering to build tELUS 
Garden — a prominent mixed-use commu-
nity including a 450,000 sf office tower. It 
is anticipated that this will become the new 

national headquarters for tELUS 
— occupying half of the proposed 
office space. finally, Bentall Ken-
nedy’s 745 Thurlow (380,000 sf ) 
is also expected to arrive by mid 
to late 2015.

Besides adding volume, 
vancouver is also upgrading the 
quality and compatibility of its 
office supply. “The city is seeing 
a fundamental change towards 
environmental sustainability. 
virtually all new office buildings in 
the market are being shaped by the 
Changing Workplace concept and 
compliance with environmental 
sustainability, operational flex-
ibility and associated cost savings. 
Meanwhile, ease of access, gener-
ally via rapid transit, is becoming 
a critical success factor for the 
suburban office market,” says Mark 
Chambers, senior vice president at 
Cushman & Wakefield’s office leas-
ing group. according to Chambers, 
“there is an expectation that these 
criteria will gain an even greater 
significance in the years to come, 
especially as daily advances in 
technology and mobility encour-
age businesses to seek ways for 
achieving more with less”.

retail
While downtown’s Robson Street 
has historically been the benchmark 
for retail success in Canada, north 
america, and parts of the world, it 
is the profound impact that Robson 
and other prime retail arteries have had on the 
downtown core that is most impressive. 

 “Just a few years ago, no national or 
international tenant would consider space on 
a downtown secondary street. today, due to 

Growth and Change:  
Real Estate Market Trends
A significant amount of new office development is expected 
in downtown Vancouver in the next five years. 

Situated next to the iconic Marine Building, Oxford Properties 

Group’s 1021 West Hastings is expected to break ground in the fall 

of 2011, making it Vancouver’s first new downtown office tower to 

start construction in almost a decade. It is the first of several pro-

posed office towers in the downtown core, which has consistently 

maintained low vacancy rates. The new office products are expected 

to add as much as 1.1 million square feet by the end of 2015.

the proven strength of Robson and Granville, 
paralleled with strong US retailer push and 
landlords’ vision, we are seeing new, vibrant 
space created on alternative streets such as 
alberni and Burrard,” notes alastair fergus-
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son, associate vice president at Cushman & 
Wakefield’s retail services group. 

Moreover, “each downtown street has taken 
on its own ambiance through synergies with 
their respective roster of tenants, resulting in 
unique merchandise mix and defined market 
niche,” suggests fergusson. 

The most visible changes on the retail front, 
however, are taking place outside of downtown. 
following city prescribed or developer created 
density, traditional one storey retail is getting a 
major upgrade all over the metropolitan area. 

according to Craig Haziza, vice president 
at Cushman & Wakefield’s retail services 

group, “today, stand-alone, traditional retail 
hardly makes economical sense due to the 
high cost of land associated with achievable 
residential density. to make the numbers 
work, most town or neighbourhood centres 
in the metropolitan area are seeing vast 
amount of retail conversions to mixed-
use where the commercial component is 
generally incorporated into the first and/or 
second floors of the building, with residen-
tial above”. 

Even though the size of the immediate 
client base varies depending on the size of the 
actual project or surrounding developments, 

retailers are generally pleased to be surround-
ed by customers, says Haziza. 

Some of vancouver’s prominent examples 
of recently proposed mixed-use developments 
include PCI’s Marine Gateway, Rize alliance’s 
Kingsway + Broadway, Westbank’s Marpole 
village, and onni’s 13th and Lonsdale develop-
ment in north vancouver.

industrial
Employing nearly a quarter of the region’s 
labour force the industrial sector plays a sig-
nificant role in vancouver’s development and 
provides a major contribution to the growth 
of the local economy. In this context, preser-
vation of industrial land is widely supported 
by the local planners and policy makers, yet 
given the geographical constraints and higher 
values placed on non-industrial uses the task 
is often challenging.  

according to Metro vancouver’s inven-
tory study, there are approximately 28,200 
acres of industrial land in the metropolitan 
area, the majority of which (76 per cent or 
21,600 acres) is developed.  In the last five 
years the metropolitan area gained a net 
1,242 acres of developed industrial land, 
representing an annual absorption of ap-
proximately 250 acres per year. The strongest 
industrial gains are reported in areas such 
as Campbell Heights, Delta / tilbury, Port 
Coquitlam, and Maple Ridge.

“There’s definitely an evident trend of 
tenants seeking exit from the ageing, less 
efficient industrial space to newer locations 
with direct port, rail, and/or highway access. 
Most demanded are the new generation ware-
houses which generally have higher ceilings, 
more convenient loading, and state-of-the-art 
sprinkler systems and equipment,” says Lee 
Blanchard, senior vice president at Cushman 
& Wakefield’s industrial services group.  

Going forward, substantially positive 
industrial space absorption will likely cor-
relate with the operational strength of Port 
Metro vancouver, which is comfortably the 
largest port in Canada handling approxi-
mately 2.5 million containers annually, 
and located the shortest distance to asia in 
comparison to any other north american 
port. Regionally, greater transportation 
ease brought forward by the new South 
fraser Perimeter Road, slated for comple-
tion in 2013, will also positively impact the 
industrial space utilization.

Top: Telus Garden will be a massive mixed use development at Seymour and Robson.

Above: Another prominent mixed use development is Marine Gateway by PCI Group in South Vancouver. 

The project will combine 820,000 square feet in residential condominiums, rental housing, an office  

building, and retail space.
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