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ABOUT YOUR EXPERT GUIDE

Meet Roman Kahlone: Your Greater Vancouver Real 
Estate Expert

Hi, I'm Roman Kahlone. Born and raised in Powell River, B.C., and 
now calling Greater Vancouver home since my early teens, this city is 
where I live, work, and love. I'm your expert guide to Vancouver and 
all its suburbs. I'm a top negotiator and provide the absolute best 
customer service—because you come first.

Whether you're buying now or in two years, I'll make your process smooth from start 
to finish. From finding the perfect neighborhood to negotiating the best deal, I'm here 
to make your real estate journey easy, transparent, and successful. When you work 
with me, you don't just get a realtor—you get a dedicated partner who knows every 
corner of Greater Vancouver inside and out.

Client-First Philosophy: Your goals, timeline, and budget drive every decision. I'm here to serve you with honesty, expertise, and 
unwavering dedication to your success.



STRATEGY SHIFT

This Is a Negotiation Market 
Now
This is no longer a bidding-war market.

It's a negotiation market.

Opportunity doesn't live in shiny new listings.

It lives in stale homes. Over-anchored sellers. Properties still priced for 2022 
expectations.

This is where real discounts happen quietly — before headlines catch up.



OPPORTUNITY ZONES

Where Discounts Are Hiding
Stale Listings
Properties sitting 90+ days. Sellers getting desperate. Price cuts coming.

Over-Anchored Sellers
Still pricing for 2022. Reality hasn't hit yet. Negotiation leverage building.

Luxury Segments
Highest inventory, weakest demand. Premium properties seeing steepest 
discounts.

Investor Exits
Falling rents forcing sales. Cash flow negative properties hitting market.



TIMING

The Next 90 Days
December is shaping up quieter than normal.

Buyers feel no urgency.

Inventory remains bloated.

When spring listings return, they may face fewer buyers — not more.

That's when leverage shifts violently.

Critical Window: Dec 2025 - Mar 2026



RENTAL MARKET

The Second Pressure Wave
Vancouver rents are down roughly 7.5% year-over-year.

Falling rents reduce investor demand.

When investors step back, resale absorption weakens further.

This creates a second pressure wave reinforcing the slowdown.



MARKET PSYCHOLOGY

Seller Psychology Is Breaking
Months of silence.

Repeated price reductions.

The realization that lower interest rates didn't revive demand.

The "I'll just wait it out" strategy is failing.



PRICE ANALYSIS

Prices Are Already Bending
Detached Homes
Sliding back toward early-2020 
levels

Condos
Erased multiple years of gains

Townhomes
Holding only because they're the last affordable option — not because demand 
is strong



ANALYSIS

The Part Most People Miss
Inventory didn't fall because homes sold.

It fell because sellers gave up and pulled listings for the holidays.

Sales dropped faster than inventory.

That means pressure wasn't released — it was compressed.



MARKET DATA

The Inventory Crisis
Sales have collapsed. And this time, inventory didn't follow.

Over 15,000 homes are sitting on the market. The highest level in at least ten years — 
possibly ever.

There are not enough buyers to clear this.

At today's pace, it would take more than eight months to absorb existing inventory. 
Nothing in the past decade comes close. Not even the chaos of 2023.

Markets don't stabilize at these levels. They crack.

8+ months absorption rate — unprecedented



MARKET ALERT

Something Is Breaking
Something is breaking in Vancouver's property market — and most people still don't see it.

There's no panic. No headlines. Just pressure quietly building beneath the surface.

November wasn't just weak. It was one of the softest months in a decade. Not seasonal noise. Structural damage.



MARKET METRICS

The Numbers Tell the Story
These aren't just numbers—they're signals of a fundamental market shift. Understanding what these metrics mean for your buying power and 
negotiation leverage is the difference between overpaying and securing exceptional value. The data reveals opportunities that won't last once the 
broader market recognizes what's happening.

15,247
Active Listings

Highest inventory level since 2012

8.3
Months Absorption
Unprecedented in modern 

Vancouver history

-7.5%
Rent Decline

Year-over-year rent decline; 
Investor demand collapsing

-12%
Detached Prices

Detached home price decline; 
back to early 2020 levels



Understanding the Market 
Correction

1
2015-2017
Pre-boom baseline pricing, steady demand, international investment 
flowing into Vancouver condos

2
2018
Peak frenzy: prices hit $29/sq ft, FOMO buying, easy credit, belief that 
prices only go up

3
2019-2020
Stress tests introduced, foreign buyer taxes enacted, first signs of market 
cooling

4
2021-2022
Interest rates rise rapidly, buyer confidence shaken, inventory begins to 
accumulate

5
2023-2024
Full reset: prices back to 2015 levels, units sitting for 12+ months, major 
losses for early buyers

The factors that triggered this correction weren't isolated incidents—they 
represented a fundamental shift in market dynamics. Foreign buyer restrictions 
reduced international demand, while mortgage stress tests and rising interest rates 
dramatically decreased buying power for local purchasers. Meanwhile, developers 
had already flooded the market with new inventory based on peak-era projections, 
creating a significant oversupply situation that persists today.



MARKET ANALYSIS

Why This Correction Is 
Different
Previous Corrections (2008, 
2018)

Quick recovery within 12-18 
months

Inventory cleared rapidly

Rate cuts brought buyers back

Fundamentals remained strong

Current Correction (2023-
2026)

Structural damage, not seasonal

Inventory accumulating, not 
clearing

Rate cuts failing to revive demand

Fundamental shift in buyer 
psychology

This isn't a dip. It's a reset.



CASE STUDY

Lessons from Failed Projects: The Curve Tower Story
A prime example is Curve, a 60-story passive house tower intended as a global 
showcase for sustainable luxury. Despite its innovative design and 
environmental credentials, it fell into receivership after failing to sell a single 
unit. This spectacular failure illustrates a crucial market shift that every buyer 
needs to understand.

Buyers are now tired of glass trophy boxes and want livable homes with 
functional layouts, real space, and room for families, work, and real life. The 
market has moved away from architectural statements toward practical, well-
designed spaces that serve real human needs. Projects that prioritized 
aesthetics over functionality are struggling, while developments offering 
genuine livability are finding buyers.

Recognizing what the market values now can save you from 
overpaying or investing in the wrong property. My role is to 
guide you to properties that are both smart investments and 
perfect for your lifestyle. I analyze every listing through the lens 
of long-term value, not short-term marketing trends, ensuring 
you make decisions based on substance rather than style.

Key Takeaway
Marketing hype and architectural awards don't guarantee value. Functional design, practical layouts, and genuine livability matter more than 
ever in today's market.



How to Spot Real Value in 
Today's Market
Finding true value in Vancouver real estate requires careful analysis beyond glossy 
brochures. A smart purchase hinges on understanding long-term value drivers like 
price per square foot, building absorption rates, and historical sales trends. Consider 
these key elements:

Functional Layouts
Does the space work for real life? Avoid awkward or impractical floor plans that 
look better on paper.

Natural Light
Units with ample natural sunlight (south/west-facing) command premium 
prices and enhance livability.

Usable Space
Beyond square footage, look for efficient designs that maximize every inch 
without feeling cramped.

Lifestyle Fit
The best home truly serves your actual life—work, family, and hobbies, not an 
imaginary one.

Avoid being swayed by marketing hype or flashy show suites. Poorly designed or low-
demand properties lose value faster. I help clients identify hidden gems and avoid 
costly mistakes by analyzing properties through multiple lenses: investment 
potential, lifestyle fit, building quality, and neighborhood trajectory.



RED FLAGS

Warning Signs: Properties to 
Avoid

Glass Trophy Boxes
Architectural statements over livability. Struggling to find buyers in reset 
market.

Weak Strata Health
Deferred maintenance, special levies, contingency fund issues. Future money 
pits.

Car-Dependent Locations
No transit, no walkability. Increasingly underperforming connected 
neighborhoods.

Oversupply Zones
Multiple projects, weak absorption. Prices stagnating or declining.



LOCATION STRATEGY

Strategic Positioning: Where 
Leverage Forms
This is no longer a bidding-war market; it's a negotiation market. Opportunity 
doesn't live in shiny new listings, but in stale homes and over-anchored sellers. True 
value emerges from properties still priced for 2022 expectations, where real 
discounts happen quietly.

East Vancouver
Renfrew-Collingwood, Kensington-Cedar Cottage, Hastings-Sunrise 
offer accessible pricing, rental fallback, and long-term resilience for 
savvy buyers.

Burnaby & New West
Brentwood, Sullivan Heights, and New Westminster stand out as 
correction-resilient zones with transit density and end-user demand, 
not speculation.

Richmond & Tri-Cities
Select pockets like Bridgeport and Capstan Way, alongside family-
driven demand in Coquitlam and Port Moody, offer unique leverage 
and stability.

In a correction, location selection matters more than ever. Areas with strong transit 
access, genuine end-user demand, and livability absorb pressure better and recover 
first.



LOCATION STRATEGY

Location Selection Matters More Than Ever
In a correction, opportunity is not evenly distributed.

Location selection matters more than ever.

Areas with strong transit access, real end-user demand, and livability absorb pressure better and recover first.

This is where smart buyers position themselves for 2026.



FRASER VALLEY

Fraser Valley: Affordability 
Becomes the Strategy
Langley and select Fraser Valley areas attract buyers priced out of the core.

Space-for-price tradeoffs become more attractive in down markets.

Affordability positioning creates opportunity when core markets compress.



SURREY

Surrey: The Emerging Core
Massive infrastructure investment transforming Surrey into a true urban center.

SkyTrain expansion, new hospital, university growth creating long-term fundamentals.

Affordability positioning attracts buyers priced out of Vancouver and Burnaby.

Select pockets near transit offer value plays for patient investors willing to hold through correction.



NORTH SHORE

North Shore: Premium 
Resilience
The North Shore represents Vancouver's mountain lifestyle at its finest. Separated 
from the city by Burrard Inlet and connected by the Lions Gate and Ironworkers 
Memorial bridges, North Vancouver and West Vancouver offer a unique combination 
of urban convenience and wilderness access that few regions in the world can match.

North Vancouver: Mountain Living with Urban Access

North Vancouver spans from the waterfront to the mountain peaks, encompassing 
diverse neighborhoods from the urban density of Lower Lonsdale to the forested 
tranquility of Deep Cove. This diversity creates opportunities at multiple price points 
while maintaining the North Shore's fundamental appeal: immediate access to 
world-class outdoor recreation.

Lower Lonsdale has transformed into one of Metro Vancouver's most vibrant urban 
villages. The Shipyards District offers waterfront dining, breweries, and public 
spaces, while Lonsdale Avenue provides shopping, services, and the SeaBus 
connection to downtown Vancouver in just 12 minutes. This urban core attracts 
young professionals and downsizers seeking walkability without sacrificing 
mountain access.

Moving up the mountain, neighborhoods like Lynn Valley, Edgemont Village, and 
Deep Cove offer single-family homes on larger lots, often backing onto forest or 
parkland. These areas appeal to families prioritizing outdoor lifestyle, top-ranked 
schools, and community feel. School District 44 consistently ranks among BC's best, 
driving family demand that creates stability even during market corrections.

The outdoor access defines North Vancouver's value proposition. Grouse Mountain, 
Mount Seymour, and Cypress Mountain provide skiing and snowboarding minutes 
from home. The Baden Powell Trail traverses the entire North Shore, offering hiking 
and mountain biking through old-growth forest. Deep Cove provides kayaking and 
paddleboarding in protected waters. This isn't recreational amenity—it's daily-use 
infrastructure that fundamentally shapes lifestyle and property values.

West Vancouver: Prestige Positioning with Authentic 
Scarcity

West Vancouver occupies the western portion of the North Shore, stretching from the 
Lions Gate Bridge to Horseshoe Bay. This is Vancouver's most prestigious residential 
area, characterized by waterfront estates, British Properties hillside homes, and 
communities like Dundarave and Ambleside that combine village charm with ocean 
views.

Premium positioning in real estate only holds during corrections when backed by 
genuine scarcity and lifestyle appeal. West Vancouver possesses both. Limited 
developable land due to mountainous terrain, combined with established prestige 
and exceptional school district (District 45), creates supply constraints that support 
values even when broader markets struggle.

The waterfront communities of Dundarave, Ambleside, and Caulfeild offer village-
style living with independent shops, cafes, and restaurants along Marine Drive. These 
aren't manufactured retail districts—they're authentic communities that evolved 
over decades. The seawall provides walking and cycling access from Dundarave to 
Ambleside, creating connectivity that enhances livability beyond what car-
dependent suburbs offer.

British Properties, developed in the 1930s, remains one of Canada's most exclusive 
residential areas. Hillside lots offer panoramic views of Vancouver, the ocean, and 
surrounding mountains. While premium-priced, these properties benefit from 
scarcity—limited supply in an established prestige location creates resilience that 
speculative developments lack.

Correction Opportunities on the North Shore

The market correction creates selective opportunities, particularly in over-leveraged 
luxury segments where sellers purchased at peak prices. Watch for properties that 
sat too long at unrealistic prices—these sellers now face reality and may negotiate 
significantly. The key is distinguishing between properties with genuine value 
(location, views, land, school access) and those relying purely on prestige without 
substance.

North Vancouver offers better value than West Vancouver for buyers seeking 
mountain lifestyle without maximum premium. Lower Lonsdale condos and Lynn 
Valley townhomes provide North Shore access at price points that maintain strong 
rental demand and owner-occupancy. These segments weather corrections better 
than luxury single-family homes dependent on discretionary buyers.

The North Shore isn't just expensive because of views—it's valuable 
because of scarcity, lifestyle infrastructure, and decades of proven family 
demand. Premium markets with authentic appeal outlast speculation.



TRI-CITIES

Tri-Cities: Family-Driven Stability
The Tri-Cities—Coquitlam, Port Moody, and Port Coquitlam—represent one of Metro Vancouver's most compelling value propositions, combining 
family-friendly communities, SkyTrain access, outdoor recreation, and pricing that allows genuine entry for buyers priced out of Vancouver and 
Burnaby. These interconnected cities offer suburban space with urban connectivity, creating a lifestyle balance that attracts end-users rather than 
speculators.

Coquitlam: Suburban Meets Urban
Coquitlam has transformed dramatically with the arrival of the Evergreen Extension, connecting the city to Vancouver via rapid transit for the first 
time. This transit access fundamentally changed Coquitlam's value proposition, evolving it from car-dependent suburb to transit-connected 
community with urban potential.

Coquitlam Centre/Lincoln Station Area

The concentration of development around Coquitlam Centre mall and Lincoln Station creates genuine urban density with shopping, services, and 
transit access. The area attracts diverse demographics from young professionals commuting to Vancouver to families seeking space and amenities. 
The housing mix includes high-rise condos, townhomes, and single-family homes at multiple price points. Focus on properties near SkyTrain 
stations—these maintain rental demand and appreciation potential that car-dependent areas lack. The correction has created opportunities in 
newer buildings as investors exit, allowing end-users to purchase at more realistic valuations.

Burke Mountain

This master-planned community on Coquitlam's northern edge offers new single-family homes and townhomes with mountain views and outdoor 
access. The area attracts families seeking space, new construction, and community amenities. However, distance from SkyTrain and reliance on car 
transportation limits correction resilience compared to transit-connected areas. The value proposition here is space-for-price tradeoff—buyers 
accept longer commutes in exchange for larger homes and newer construction.

Port Moody: The City of the Arts
Port Moody combines small-city charm, waterfront access, outdoor recreation, and SkyTrain connectivity into one of the region's most livable 
communities. The city's compact size creates genuine community feel while Evergreen Line access provides urban connectivity.

Moody Centre

The area surrounding Moody Centre Station represents Port Moody's urban core, with high-density residential development, retail, and services 
concentrated around transit. The station's position as the western terminus of the Evergreen Line (until the Broadway extension completes) creates 
a major transit hub. The waterfront location along Burrard Inlet adds recreational access and views that suburban stations lack. Focus on concrete 
buildings with quality construction and units with water or mountain views—these features create differentiation in a competitive market.

Heritage Mountain/College Park

These established neighborhoods offer single-family homes and townhomes on hillside locations with views and proximity to outdoor recreation. 
The areas attract families seeking space, quality schools, and community character. While distance from SkyTrain limits correction resilience, the 
strong school districts and outdoor access create end-user demand from families prioritizing lifestyle over transit access.

Newport Village

Port Moody's historic waterfront village offers character, independent shops and restaurants, and recreational access along the inlet. The area 
provides lifestyle appeal distinct from typical suburban development, attracting buyers seeking community character and waterfront proximity. The 
correction creates selective opportunities in older buildings and character homes requiring updates.

Port Coquitlam: Affordable Family Focus
Port Coquitlam offers the Tri-Cities' most accessible pricing, attracting families and first-time buyers seeking space and affordability. While lacking 
direct SkyTrain access (the nearest station is Coquitlam Centre), the city provides comprehensive bus connections and proximity to major highways.

The housing stock consists primarily of single-family homes and townhomes from the 1970s-1990s, many with large lots and renovation potential. 
The demographic focus on families creates stable demand from end-users rather than investors, providing correction resilience through genuine 
housing need rather than speculation.

Why Tri-Cities Stabilize Faster
The Tri-Cities' correction resilience stems from end-user demand rather than investment speculation. Families seeking space, good schools, 
outdoor access, and community character consistently choose these areas regardless of market sentiment. This genuine housing demand creates 
stability that investor-driven markets lack.

The combination of SkyTrain access (in Coquitlam and Port Moody) and family-oriented communities creates a unique value proposition. Buyers get 
suburban space with urban connectivity—a balance that car-dependent suburbs and dense urban cores cannot match. This positioning attracts 
buyers across market cycles, creating resilience through diverse appeal.

The correction creates exceptional opportunities in the Tri-Cities, particularly in areas near SkyTrain stations where investors are exiting and end-
users can purchase at realistic valuations. The key is focusing on transit-connected areas with genuine community amenities rather than car-
dependent subdivisions relying purely on space-for-price tradeoffs.

Tri-Cities offer what families actually want: space, community, outdoor access, and transit connectivity. Real demand creates real 
resilience.



RICHMOND

Richmond: Selective Opportunity
Richmond presents a complex opportunity landscape during market corrections, requiring careful analysis to distinguish between transit-
connected value plays and prestige-driven areas vulnerable to continued price pressure. As Metro Vancouver's fourth-largest city, Richmond offers 
diverse neighborhoods with vastly different fundamentals and correction resilience.

Transit-Connected Opportunities
Bridgeport Station Area

This transit hub where the Canada Line splits toward YVR and Richmond Centre represents Richmond's strongest fundamentals. The concentration 
of office towers, retail, hotels, and residential development creates genuine urban density with daily-use amenities. The 15-minute SkyTrain 
connection to downtown Vancouver makes this area viable for commuters, while proximity to the airport attracts business travelers and aviation 
industry workers. Focus on concrete buildings with strong strata health near the station—these maintain rental demand even during corrections 
due to transit access and employment proximity. Avoid overpriced luxury units; instead target well-maintained buildings with realistic pricing and 
functional layouts.

Capstan Way/Alexandra

This master-planned community near Bridgeport Station offers modern townhomes and condos with urban amenities and transit access. The area 
features parks, community centers, and retail designed for walkability—a rarity in car-dependent Richmond. The demographic mix of young families 
and professionals creates end-user demand rather than pure investment speculation. The correction has created opportunities in this area as 
investors exit, allowing end-users to purchase at more realistic valuations. Focus on properties with outdoor space and functional layouts that serve 
real family needs.

Richmond Centre Area

Surrounding BC's second-largest mall and a major SkyTrain station, this area offers urban density with comprehensive shopping and services. The 
ongoing redevelopment of Richmond Centre and surrounding properties signals long-term evolution toward a genuine urban center. However, high 
condo supply requires selectivity—focus on buildings with strong prestige developers and units with features that differentiate them from generic 
glass boxes.

Lifestyle-Resilient but Negotiable
Steveston Village

Richmond's historic fishing village offers unique character, waterfront access, and tourist appeal that creates lifestyle demand distinct from typical 
suburban Richmond. The concentration of restaurants, shops, and maritime heritage along the waterfront attracts buyers seeking community 
character and recreational access. However, Steveston's distance from rapid transit and reliance on car transportation limits its correction resilience 
compared to transit-connected areas. The rising inventory in Steveston creates negotiation opportunities—sellers who purchased during peak years 
now face limited buyer pools, creating leverage for informed buyers. Focus on character homes with renovation potential and properties with 
genuine waterfront access or village proximity.

Areas Requiring Caution
Prestige-Driven Neighborhoods

Areas marketed primarily on prestige rather than transit access or genuine amenities face continued pressure during corrections. Large single-
family homes in car-dependent locations struggle to find buyers as preferences shift toward transit-connected, walkable communities. The 
demographic that historically drove demand in these areas (international buyers seeking prestige addresses) has diminished significantly due to 
foreign buyer restrictions and changing preferences.

Oversupplied Condo Corridors

Certain areas of Richmond feature block after block of similar glass towers with weak differentiation and high vacancy rates. These oversupply 
zones face continued price pressure as inventory accumulates and rental rates decline. Avoid areas where multiple projects launched 
simultaneously and absorption rates remain weak—these signal fundamental demand issues rather than temporary corrections.

Strategic Approach for Richmond

Success in Richmond requires focusing on transit access over prestige, end-user demand over investment speculation, and realistic pricing over 
peak-era valuations. The areas with strongest fundamentals—Bridgeport, Capstan, Richmond Centre—offer correction resilience through genuine 
daily-use value. Lifestyle areas like Steveston offer selective opportunities for buyers willing to negotiate and patient enough to hold through 
continued price discovery.

The key distinction in Richmond is between areas with real fundamentals (transit, employment, amenities) and areas relying on prestige or 
speculation. During corrections, fundamentals matter—prestige fades. Buyers who understand this distinction find value while others overpay for 
addresses that no longer command premiums.

Richmond's opportunity lies in transit-connected pockets with real demand, not prestige addresses with fading appeal. Know the 
difference.



INNER SUBURBS

Correction-Resilient Zones
Burnaby: Transit-Driven 
Transformation
Burnaby represents one of Metro Vancouver's most significant transformation 
stories, evolving from suburban bedroom community to genuine urban center 
through strategic transit-oriented development. The city's positioning between 
Vancouver and the Tri-Cities, combined with comprehensive SkyTrain coverage 
across three lines (Expo, Millennium, Evergreen), creates connectivity that rivals 
Vancouver itself.

Brentwood Town Centre

This area exemplifies successful transit-oriented development, transforming from a 
suburban mall into a high-density urban center with residential towers, office space, 
retail, and exceptional transit access. The intersection of the Millennium Line and 
future Broadway extension creates a major transit hub that will only increase in 
importance. The concentration of new development has created modern amenities, 
restaurants, and services that support daily life without car dependency. While new 
condo supply is high, focus on buildings with strong prestige developers, quality 
construction, and realistic pricing. The long-term fundamentals remain strong: 
transit density, employment growth, and genuine urban amenities create end-user 
demand rather than pure speculation.

Metrotown

BC's largest shopping center anchors this neighborhood, surrounded by high-density 
residential development and office towers. The Metrotown SkyTrain station serves as 
a major transit hub with exceptional frequency and connections. The area attracts 
diverse demographics from students to families to downsizers, creating consistent 
rental demand. The ongoing redevelopment of the Metrotown mall area and 
surrounding properties signals decades of continued evolution. Focus on concrete 
buildings with solid strata health and units with functional layouts—avoid overpriced 
glass boxes with poor construction quality.

Sullivan Heights

This established neighborhood in North Burnaby offers single-family homes and 
townhouses at more accessible price points than Vancouver's West Side. The area 
features quality schools, parks, and proximity to both Brentwood and Lougheed 
Town Centre for transit access. Families seeking space, good schools, and 
community character consistently choose Sullivan Heights, creating end-user 
demand that survives corrections. The housing stock consists primarily of well-
maintained homes from the 1960s-1980s, many with renovation potential and large 
lots.

New Westminster: The Royal City's 
Renaissance
New Westminster combines heritage character, waterfront access, central location, 
and pricing that allows genuine upside potential when markets normalize. Often 
overlooked in favor of flashier areas, New West offers substance that speculation-
driven neighborhoods lack.

The city's location at the geographic center of Metro Vancouver provides exceptional 
connectivity. SkyTrain access via the Expo Line connects to downtown Vancouver in 
25 minutes and Surrey in 15 minutes. The Pattullo Bridge (being replaced) and 
upcoming Massey Tunnel replacement improve vehicle access to Richmond and 
Delta. This central positioning creates value for commuters working throughout the 
region.

The historic downtown along Columbia Street features heritage architecture, 
independent shops, restaurants, and the Westminster Quay waterfront development. 
This isn't manufactured character—it's authentic history that creates neighborhood 
identity. The presence of thriving local businesses signals community vitality and 
end-user demand.

Housing options range from heritage character homes in Queen's Park and uptown 
areas to modern condos downtown and along the waterfront. The diversity of 
housing stock creates multiple entry points for different buyers. Character homes 
attract families seeking space and renovation potential, while condos appeal to 
downsizers and young professionals wanting urban amenities at accessible prices.

The pricing differential between New Westminster and Vancouver creates 
opportunity. Buyers priced out of Vancouver's East Side can find comparable or 
better housing in New West at 20-30% lower prices. This value positioning attracts 
end-users seeking livability over prestige, creating demand stability during 
corrections.

Burnaby and New Westminster represent correction-resilient zones because they 
offer genuine daily-use value rather than speculative appeal. Transit density, 
employment centers, community infrastructure, and realistic pricing create 
fundamentals that persist through market cycles. While luxury buildings in 
oversupplied areas struggle, these areas maintain demand from end-users who value 
substance over status.

In corrections, transit access and genuine community infrastructure matter 
more than prestige addresses. Burnaby and New West deliver both.



VANCOUVER CORE

Vancouver: East Side Value 
Concentration
East Vancouver represents some of the best value positioning in the entire region, 
combining accessible pricing, strong transit connectivity, genuine community 
character, and long-term appreciation potential. While West Side neighborhoods 
command premium prices based largely on prestige, East Vancouver offers substance 
over status—real value drivers that persist through market cycles.

Renfrew-Collingwood
This neighborhood stretches along the Expo Line SkyTrain corridor from 
Nanaimo Station to Rupert Station, providing exceptional transit access to 
downtown, Burnaby, and beyond. The area features a mix of single-family 
homes, townhouses, and low-rise apartments at price points significantly 
below West Side equivalents. The demographic diversity creates vibrant 
commercial corridors along Kingsway, Joyce Street, and Rupert Street, with 
authentic Asian restaurants, grocery stores, and services that reflect genuine 
community rather than gentrified retail. Rental demand remains strong due to 
affordability and transit access, providing investment fallback during 
corrections. The presence of quality schools and parks attracts families seeking 
value without sacrificing livability. Recent and ongoing development around 
SkyTrain stations signals long-term appreciation potential as the area continues 
evolving.

Kensington-Cedar Cottage
Bounded by Knight Street, Victoria Drive, 41st Avenue, and Broadway, this 
neighborhood offers character homes on tree-lined streets at prices that allow 
entry for buyers priced out of Kitsilano or Mount Pleasant. The area maintains 
strong fundamentals: proximity to Trout Lake Park, access to Commercial 
Drive's amenities, and improving retail along Kingsway and Knight Street. The 
housing stock consists primarily of character homes built in the 1920s-1940s, 
many with renovation potential and basement suite possibilities for mortgage 
helpers. End-user demand from families seeking space and community creates 
stability that speculative areas lack. The neighborhood's central location 
between downtown and Burnaby, combined with improving transit 
connections, positions it well for long-term appreciation once markets 
normalize.

Hastings-Sunrise
Stretching from Nanaimo Street to Boundary Road, and from Burrard Inlet to 
Broadway, this large neighborhood offers exceptional value positioning with 
diverse housing options. The area includes everything from waterfront 
properties near New Brighton Park to affordable condos near Hastings Street 
and character homes throughout residential streets. Recent revitalization along 
Hastings Street has brought new restaurants, cafes, and shops, signaling 
neighborhood momentum. The combination of accessible pricing, improving 
amenities, and proximity to both downtown and Burnaby creates recovery 
potential that premium neighborhoods cannot match. When markets correct, 
buyers seek value—Hastings-Sunrise delivers value with upside.

Mount Pleasant
Centrality and lifestyle demand continue to attract end-users

East Vancouver's value proposition strengthens during corrections. While West Side 
buyers pay premiums for prestige, East Side buyers pay for fundamentals: transit 
access, rental demand, community infrastructure, and genuine livability. These 
fundamentals persist through market cycles, creating resilience that speculation-
driven areas lack. The correction creates exceptional opportunities for buyers willing 
to look beyond traditional prestige neighborhoods toward areas with real substance.

East Vancouver offers what matters most in corrections: real value, real 
demand, and real upside potential.



MOUNT PLEASANT

Mount Pleasant: The Smart 
Money Zone
Mount Pleasant has emerged as one of Vancouver's smartest real estate plays, 
combining centrality, affordability, and authentic neighborhood character into a 
package that outperforms flashier areas during market corrections. Stretching from 
Main Street to Fraser Street, and from False Creek to 16th Avenue, this neighborhood 
represents the intersection of urban convenience and community livability.

Mount Pleasant represents Vancouver's most successful urban transformation story. 
Once an overlooked working-class neighborhood, it has evolved into one of the city's 
most vibrant, walkable, and correction-resilient areas. The transformation wasn't 
driven by developers or speculation—it was organic, community-led, and built on 
authentic lifestyle appeal.

Main Street serves as the neighborhood's spine, running from False Creek to 30th 
Avenue. This corridor has become Vancouver's epicenter of independent business, 
craft breweries, specialty coffee roasters, and locally-owned restaurants. Unlike 
manufactured retail districts, Main Street's character evolved naturally over two 
decades, creating the kind of authentic urban fabric that can't be replicated. This 
authenticity drives end-user demand that persists through market cycles.

The neighborhood's boundaries roughly span from Ontario Street to Fraser Street, 
and from False Creek to 16th Avenue, though the heart of activity concentrates along 
Main Street between Broadway and 12th Avenue. Housing stock includes character 
homes, heritage conversions, low-rise apartments, and newer townhome 
developments. This diversity creates entry points at multiple price levels while 
maintaining neighborhood character.

Centrality defines Mount Pleasant's value proposition. You're 10 minutes to 
downtown, 15 minutes to the airport via Canada Line, and walking distance to 
Olympic Village, Science World, and Chinatown. This positioning provides urban 
convenience without downtown pricing—a critical advantage in correction markets 
where buyers prioritize value over prestige.

The rental market in Mount Pleasant remains exceptionally strong, providing 
investment fallback that luxury neighborhoods lack. Young professionals, creatives, 
and small business owners consistently seek rentals here due to the neighborhood's 
lifestyle appeal and transit access. This rental demand creates a floor under property 
values even as other areas struggle.

What makes Mount Pleasant particularly correction-resilient is its combination of 
authentic lifestyle appeal, practical location advantages, and diverse housing stock. 
While speculative glass towers in oversupplied areas sit empty, character apartments 
and townhomes in Mount Pleasant maintain occupancy and value. The 
neighborhood attracts end-users, not speculators—and end-users create stability.

The correction creates selective opportunities, particularly in older low-rise buildings 
and character homes requiring updates. Sellers who overpaid during peak years now 
face reality, creating negotiation leverage. The key is identifying properties with 
genuine renovation potential in prime micro-locations—within walking distance of 
Main Street amenities and transit access.

Mount Pleasant isn't expensive because of hype—it's valuable because of 
authenticity, location, and two decades of proven demand. This is where 
smart money positions during corrections.



KITSILANO

Kitsilano: Lifestyle Resilience
Kitsilano embodies Vancouver's beach lifestyle better than any other neighborhood. 
Stretching from Burrard Street to Alma, and from the waterfront to 16th Avenue, 
"Kits" combines beach proximity, character architecture, independent retail, and 
family-friendly amenities into one of the city's most desirable residential areas.

The beaches define Kitsilano's identity. Kitsilano Beach itself is Vancouver's most 
popular, offering volleyball courts, swimming pools, and stunning mountain views 
across English Bay. Jericho Beach provides family-friendly swimming and water 
sports, while Spanish Banks offers vast sandy stretches perfect for sunset walks. This 
beach access isn't just recreational—it's a fundamental value driver that persists 
through all market cycles.

Fourth Avenue serves as Kitsilano's commercial spine, lined with independent 
boutiques, yoga studios, organic grocers, and cafes that reflect the neighborhood's 
health-conscious, active lifestyle. This isn't manufactured retail—it's authentic 
community infrastructure that evolved over decades. The presence of thriving 
independent businesses signals neighborhood vitality and end-user demand, both 
correction-resilient factors.

Housing stock in Kitsilano ranges from heritage character homes on tree-lined streets 
to low-rise apartment buildings and modern townhome developments. The 
predominance of low-rise construction maintains neighborhood character while 
limiting supply—a key factor in long-term value retention. Character homes attract 
families seeking space and renovation potential, while apartments appeal to 
professionals and downsizers wanting beach lifestyle without maintenance.

Premium positioning in real estate only holds during corrections when backed by 
authentic scarcity and lifestyle appeal. Kitsilano possesses both. Limited supply due 
to low-rise zoning, combined with genuine beach access and established community 
infrastructure, creates resilience that speculative neighborhoods lack. While glass 
towers in oversupplied areas struggle, character neighborhoods with real amenities 
maintain demand.

The correction creates selective opportunities in Kitsilano, particularly in older 
apartment buildings requiring updates and character homes needing renovation. 
Sellers who overpaid during peak years may now face reality, creating negotiation 
leverage for informed buyers. The key is distinguishing between properties with 
genuine renovation potential and money pits with structural issues—this is where 
expert guidance matters most.

Kitsilano isn't just expensive because of hype—it's valuable because of 
scarcity, lifestyle, and decades of proven demand. In corrections, authentic 
value outlasts speculation.



FAIRVIEW

Fairview: Central Value Play
Fairview occupies one of Vancouver's most strategic positions—nestled between 
downtown's urban energy and the Cambie corridor's rapid transit access, while 
maintaining a neighborhood feel that downtown lacks. This positioning creates 
exceptional value for buyers who want centrality without paying downtown 
premiums.

The neighborhood stretches from False Creek to 16th Avenue, encompassing diverse 
housing stock from heritage character homes to modern concrete condos. South 
Granville's shopping and dining corridor provides daily-use amenities, while 
proximity to Vancouver General Hospital, Emily Carr University, and Olympic Village 
creates consistent rental demand from medical professionals, students, and young 
families.

Transit connectivity defines Fairview's appeal. The Canada Line runs through the 
heart of the neighborhood, providing 6-minute access to downtown and direct 
connection to YVR airport. This transit access combined with walkability to key 
employment centers makes Fairview particularly correction-resilient—end-users 
value convenience over speculation.

The mix of character homes and modern condos creates diverse price points, 
allowing entry at multiple levels. Character homes in the Fairview Slopes offer 
renovation potential and land value, while concrete condos near Olympic Village 
provide modern amenities and False Creek access. Both segments benefit from the 
neighborhood's fundamental strengths: location, transit, and livability.

In correction markets, Fairview's practical advantages shine. While speculative 
neighborhoods struggle, areas with genuine daily-use value maintain demand. 
Buyers seeking long-term stability over short-term gains consistently choose 
Fairview for its balanced offering of urban convenience and neighborhood character.

Fairview represents the sweet spot—central enough to matter, affordable 
enough to make sense, and livable enough to last.



DOWNTOWN CORE

Downtown Vancouver: Urban 
Core Opportunities
Downtown Vancouver represents the urban heart of the region, offering unparalleled 
walkability, world-class dining, cultural institutions, and waterfront living. Each 
downtown neighborhood has distinct character, price points, and lifestyle appeal. 
Understanding these nuances is critical for making smart buying decisions in the 
urban core.

Downtown Core
The central business district offers high-rise living with immediate access to 
offices, shopping, entertainment, and transit. Look for buildings with strong 
strata health, modern amenities, and realistic pricing. The correction has 
created opportunities in buildings that were overpriced during the peak. Focus 
on units with natural light, functional layouts, and buildings with low special 
levy risk.

Coal Harbour
Vancouver's premier waterfront neighborhood combines luxury living with 
seawall access and marina views. While prestige positioning typically holds 
value, watch for over-leveraged sellers in the luxury segment who purchased at 
peak prices. The best opportunities exist in well-maintained buildings with 
strong rental potential and owner-occupancy rates above 60%.

Yaletown
This former warehouse district transformed into Vancouver's trendiest 
neighborhood offers lifestyle-driven demand that creates stability even in 
corrections. The concentration of restaurants, bars, and boutiques along 
Hamilton and Mainland Streets drives end-user appeal. Look for character loft 
conversions and newer buildings with outdoor space—these hold value better 
than generic glass towers.

West End
Vancouver's most densely populated neighborhood offers character, diversity, 
and beach proximity at more accessible price points than Coal Harbour or 
Yaletown. This is the affordable entry point to downtown living with excellent 
rental fallback due to consistent demand from young professionals and 
students. Focus on buildings within walking distance of English Bay and 
Denman Street amenities.

Downtown living isn't just about location—it's about lifestyle integration. 
The best downtown purchases combine investment fundamentals with 
genuine daily-use value.



Suburb Comparison: Finding 
Your Perfect Fit
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Transit-Connected 
Growth Areas
SkyTrain connectivity dramatically 
affects property values and lifestyle 
convenience. Areas along the 
Millennium Line, Expo Line, and 
Canada Line consistently outperform 
suburbs without rapid transit. 
Upcoming extensions to the Broadway 
Line and Surrey-Langley Line will 
create new opportunity zones for smart 
buyers who act before completion.

School District 
Considerations
School district quality significantly 
impacts family home values. Districts 
44 (North Vancouver), 45 (West 
Vancouver), and 41 (Burnaby) 
consistently rank among the province's 
best. Proximity to top-ranked schools 
can add 10-15% to property values and 
ensures strong resale demand when 
you're ready to move.



LIFESTYLE GUIDE

World-Class Dining: Michelin Stars & Culinary 
Hotspots
Living in Vancouver is about lifestyle as much as location. Greater Vancouver offers world-class dining that rivals any global city, including Michelin-
star and highly rated restaurants that have put Vancouver on the international culinary map. The food scene here is diverse, innovative, and 
constantly evolving, reflecting the city's multicultural character and access to exceptional local ingredients.

Hawksworth
Contemporary Canadian cuisine in the 
heart of downtown, offering impeccable 
service and innovative dishes that 
showcase Pacific Northwest ingredients at 
their finest.

Blue Water Cafe
Seafood excellence in Yaletown, featuring 
sustainable wild seafood, an extensive raw 
bar, and one of the city's most impressive 
wine programs.

Botanist
A stunning space at the Fairmont Pacific 
Rim offering farm-to-table cuisine with 
botanical cocktails and an atmosphere 
that makes every meal memorable.

Miku
Pioneering Aburi sushi with breathtaking waterfront views, Miku 
revolutionized flame-seared sushi and remains one of Vancouver's 
most sought-after reservations.

Nightingale
Modern Canadian share plates in a vibrant setting, featuring 
seasonal ingredients and a menu designed for social dining and 
exploration.

Beyond dining, the city offers cultural hotspots, trendy neighborhoods, boutique shopping, nightlife, and farmers' markets. Being near these 
vibrant hubs enhances your lifestyle and property value. As your guide, I make sure your home is not only a smart investment but also a place where 
life is exciting, convenient, and enjoyable.



LIFESTYLE

Coffee Culture & Community 
Hubs
Coffee culture signals neighborhood vitality. Areas with thriving independent café 
scenes indicate strong community, walkability, and end-user demand—all 
correction-resilient factors.

Main Street (Mount 
Pleasant)
Independent roasters, community 
gathering spaces, authentic 
neighborhood culture

Commercial Drive
Eclectic mix, European café culture, 
vibrant street life

Kitsilano Fourth Avenue
Lifestyle-driven, beach proximity, 
upscale casual vibe

Gastown
Specialty coffee pioneers, historic 
charm, urban sophistication



NATURE & RECREATION

Beaches, Lakes & Outdoor Paradise

Vancouver is unparalleled for access to nature. Few cities in the world offer this combination of urban sophistication and outdoor adventure. Within 
minutes of downtown, you can be swimming at world-class beaches, hiking mountain trails, or kayaking pristine lakes. This exceptional access to 
nature isn't just a lifestyle bonus—it's a key driver of property values throughout the region.

Iconic Vancouver Beaches
Kitsilano Beach is Vancouver's most popular beach, offering volleyball 
courts, swimming pools, and stunning mountain views. English Bay in 
the West End provides sunset views and urban beach culture. Jericho 
Beach appeals to families and water sports enthusiasts with its 
extensive facilities and calmer waters. Spanish Banks offers vast 
sandy stretches perfect for kiteboarding and beach walks when the 
tide is out.

Mountain Lakes & Trails
Buntzen Lake provides a serene escape with swimming beaches and 
surrounding trails. Capilano Lake offers reservoir views and access to 
excellent hiking. The legendary Grouse Grind challenges fitness 
enthusiasts with its grueling climb. Lighthouse Park features old-
growth forest and ocean vistas. Pacific Spirit Regional Park and 
Burnaby Mountain offer extensive trail networks without leaving city 
limits.

Proximity to nature greatly impacts quality of life and property desirability. Homes near beaches, parks, and trails consistently command premiums 
and see stronger appreciation. I guide my clients to neighborhoods that balance city convenience with access to Vancouver's incredible outdoor 
amenities, ensuring their lifestyle preferences align perfectly with their real estate investment.



OUTDOOR LIVING

Year-Round Outdoor Access
Winter Activities

Grouse Mountain, Cypress, 
Seymour: skiing/snowboarding 20 
minutes from downtown

Whistler: world-class resort 90 
minutes away

Snowshoeing and winter hiking 
throughout North Shore

Summer Adventures

Kayaking False Creek, Deep Cove, 
Indian Arm

Mountain biking legendary North 
Shore trails

Rock climbing Squamish, 45 
minutes north

Sailing and paddleboarding 
throughout region

Few cities offer this combination—ski in the morning, beach in the afternoon. This 
year-round outdoor access is a fundamental value driver that persists through 
market cycles.



INVESTMENT STRATEGY

SkyTrain-Accessible Investment Opportunities
Investing near SkyTrain stations is a smart strategy for rental demand and long-term appreciation. Transit-oriented development consistently 
outperforms car-dependent neighborhoods, particularly as younger generations increasingly prefer walkable, transit-connected communities. 
Properties within a 10-minute walk of SkyTrain stations typically see 15-20% higher rental rates and stronger resale values compared to similar 
homes requiring car dependency.

Metrotown (Burnaby)
BC's largest shopping center, high-density development, strong 
rental demand, and continuous redevelopment making it a long-
term growth area.

Lougheed (Coquitlam)
Major transit hub connecting multiple lines, affordable entry point 
with significant upside as the area continues developing and 
densifying.

Main Street-Science World
Vibrant neighborhood with independent shops, breweries, and 
restaurants. Strong rental demand from young professionals 
seeking character and convenience.

Commercial-Broadway
Upcoming Broadway Line extension will dramatically increase 
property values. One of Vancouver's most diverse and culturally 
rich neighborhoods with strong fundamentals.

23%
Average rental premium

Properties within 500m of SkyTrain stations 
command significantly higher rents compared 

to equivalent units requiring cars

18%
Faster appreciation

Transit-connected properties have appreciated 
18% faster than car-dependent neighborhoods 

over the past decade

95%
Occupancy rates

Rental properties near SkyTrain maintain near-
full occupancy even during market slowdowns 

due to consistent demand

I help buyers analyze which SkyTrain-accessible areas are best for their budget and goals, whether for rental income or future resale value. Location 
near rapid transit isn't just convenient—it's a fundamental investment strategy that protects your downside while maximizing upside potential.



RENTAL STRATEGY

Rental Investment: What 
Works Now

Transit-Connected Studios & 1-Beds
Strong demand from young professionals. Affordable rent points maintain 
occupancy.

Family-Sized Near Schools
Long-term tenants, stable income. School districts drive rental demand.

Basement Suites in SFH
Mortgage helpers in family neighborhoods. Consistent demand, lower vacancy 
risk.

Avoid: Luxury Condos
Falling rents, investor exits, negative cash flow. Premium segments weakest in 
corrections.



MARKET INTELLIGENCE

Market Insights & Areas to Avoid
Smart buyers avoid oversaturated markets, poorly located condos, and areas with declining demand. Not every neighborhood or property type 
represents a sound investment, and recognizing red flags early can save you from years of disappointment and financial loss. The Greater 
Vancouver market is sophisticated and unforgiving—mistakes are costly and can take years to recover from.

Oversupply Warning Signs
Neighborhoods with dozens of unsold units, multiple projects 
launching simultaneously, or absorption rates below 50% indicate 
weak demand. When developers flood an area with similar 
product, prices stagnate or decline. I track inventory levels across 
all submarkets to identify oversupply before you commit.

Location Quality Matters
Properties on busy streets, near industrial zones, or far from 
amenities struggle with appreciation and rental demand. Even 
within desirable neighborhoods, specific blocks or buildings can 
underperform dramatically. Microlocation analysis—examining 
the immediate surroundings, not just the general area—is critical 
for success.

Infrastructure & Walkability
Areas lacking grocery stores, transit access, parks, schools, and 
community services see weaker long-term performance. 
Walkability scores directly correlate with property values. Car-
dependent suburbs without community infrastructure 
increasingly lag behind connected, complete neighborhoods with 
mixed-use development.

Building Quality Concerns
Older buildings with deferred maintenance, special levies, or 
structural issues can become money pits. New buildings from 
developers with poor track records may face deficiency claims or 
construction issues. I review strata documents, building history, 
and developer reputation for every property.

I provide my clients with a complete view of the market, helping them focus on areas with strong growth potential, lifestyle amenities, and 
infrastructure development. My goal is to make sure every purchase is informed, strategic, and aligned with your life. This means saying "no" to 
properties that don't meet our standards, even when you're eager to buy. Patience and selectivity are virtues in real estate—the right property is 
worth waiting for.



MARKET TIMING

Timing Your Entry: Spring 2026 Outlook
December 2025: Sellers pulling listings. Pressure compressing, not releasing.

January-February 2026: Quiet period. Serious sellers remain. Best negotiation window.

March-April 2026: Spring listings return. If buyers don't materialize, leverage shifts violently.

The opportunity is now, before spring inventory tests whether demand has returned.

Act while sellers are isolated, not when they have company.



EXPERT GUIDANCE

This Is Not a DIY Market
This is a market where overpaying is easy if you don't understand seller pressure, 
inventory cycles, and where cracks form first.

Knowing which listings will break — and which will hold — is everything.

My role isn't to sell hope or hype prices.

It's to apply pressure. Identify weak sellers early. Negotiate from leverage. And 
protect buyers from catching falling knives as prices reset.

That's how wins are created in down markets.



NEGOTIATION

How Expert Negotiation Wins 
in Down Markets

Identify Seller Pressure
Days on market, price reductions, listing history. Weakness creates 
leverage.

Understand Motivation
Why are they selling? Financial pressure? Relocation? Divorce? 
Motivation determines flexibility.

Strategic Lowball Offers
In correction markets, aggressive offers test seller resolve. Many 
accept what they'd reject in normal markets.

Protect Your Downside
Inspection contingencies, financing conditions, extended due 
diligence. Never waive protections in falling markets.

In bidding wars, highest offer wins. In negotiation markets, best strategy wins. That's 
where expertise matters most.



FINAL THOUGHT

The Real Question
Is this the correction buyers waited for?

Or just the first wave?

We'll find out month by month.

Because when this pressure finally releases, it won't be slow.

In markets like this, timing matters. But strategy matters more.



YOUR NEXT STEPS

Ready to Make Your Move? Let's Talk

Vancouver's home market has reset, and the key to success is understanding value, 
location, and lifestyle. Buyers now prioritize livable spaces, functional layouts, and 
neighborhoods with amenities and growth potential. The days of buying based on 
hype or FOMO are over—today's successful buyers make informed, strategic decisions 
backed by data and expert guidance.

With my guidance, you can navigate this market confidently, avoid costly mistakes, 
and find a home that fits your life perfectly. I bring insider knowledge of every 
neighborhood, building, and market trend across Greater Vancouver. More 
importantly, I bring a client-first philosophy that puts your interests ahead of 
everything else. Your success is my success, and I'm committed to making your real 
estate journey smooth, transparent, and rewarding.

For a smooth, stress-free home buying journey with insider knowledge of Greater 
Vancouver, contact me today. Let's make your real estate goals a reality. Whether 
you're ready to buy tomorrow or planning for two years from now, I'm here to guide 
you every step of the way.

Call or Text

778-707-1187

Available seven days a week to answer 
your questions and schedule 
consultations

Email Anytime
roman@romankahlone.com

I respond promptly to all inquiries with 
detailed, helpful information

Visit Online
www.romankahlone.com

Explore listings, market updates, and 
valuable resources for buyers

mailto:roman@romankahlone.com
http://www.romankahlone.com/

