
FROM VACANCY TO VIBRANCY: 

OFFICE TO RESIDENTIAL 
BUILDING CONVERSIONS
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It was an uncertain time for clients… 

But how can Gensler help to stabilize and 
rebuild client confidence in their portfolio 

and protect the value of their asset?
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Factors: 2020 Vacancy Rates
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Factors: 2019 - 2022 Vacancy Rates

© 2021 

New York City

Washington DC

Chicago

Los Angeles

Dallas

Houston

Philadelphia

Atlanta

Phoenix

Miami

8.9%

11.1%

11.1%

18%

7.4%

10.2%

12.2%

15.7%

14.1%

22.2%

17.5%

16.3%

17.1%

24.1%

10.6%

12.2%

20.2%

16.6%

10% 15% 20% 25%

D
et

ro
it

 2
01

4

25.5%

12.6%



‘Billions in Office Loans at Risk of Distress as Tenants Flee Older Buildings’

More than $5bn in CMBS backed loans are set to come due in 2022 and experts say many older buildings will defaulthttps://www.bisnow.com/national/news/capital-markets/office-sector-could-see-more-distressed-loans-as-tenants-
flee-older-buildings-111539?utm_source=outbound_pub_75&utm_campaign=outbound_issue_54881&utm_conten
t=outbound_link_3&utm_medium=email

https://www.bisnow.com/national/news/capital-markets/office-sector-could-see-more-distressed-loans-as-tenants-flee-older-buildings-111539?utm_source=outbound_pub_75&utm_campaign=outbound_issue_54881&utm_content=outbound_link_3&utm_medium=email
https://www.bisnow.com/national/news/capital-markets/office-sector-could-see-more-distressed-loans-as-tenants-flee-older-buildings-111539?utm_source=outbound_pub_75&utm_campaign=outbound_issue_54881&utm_content=outbound_link_3&utm_medium=email
https://www.bisnow.com/national/news/capital-markets/office-sector-could-see-more-distressed-loans-as-tenants-flee-older-buildings-111539?utm_source=outbound_pub_75&utm_campaign=outbound_issue_54881&utm_content=outbound_link_3&utm_medium=email
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Our clients portfolios aren’t diverse either
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Oxford to sell RBC Place and reinvest in 
apartment and life science to reduce risk 

https://www.bnnbloomberg.ca/rbc-headquarters-for-sale-as-oxford-cppib-seek-1b-plus-1.1647172
https://www.bnnbloomberg.ca/rbc-headquarters-for-sale-as-oxford-cppib-seek-1b-plus-1.1647172


The future of work has changed

Note: Select, representative areas of interest only. Weekdays only.
Week of December 2, 2019 vs. week of Week of November 30, 2021.
Source: Orbital Insight, AVANT by Avison Young

Reduction in Cell Phone Data at selected geofenced locations 2019 vs 2021



‘Flight to quality’ trend has accelerated Q42021

Trophy Manhattan post-COVID leasing activity
Top 10% of offices

Class C Manhattan post-COVID leasing activity
Bottom 30% of offices

Source: AVANT by Avison Young



PATH 2019 PATH 2022

Our business 
districts aren’t 

diverse
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“The Calgary conversion program has 
increased the residential population of 
the downtown by 23%”



Decision
Paralysis

Robust 
Data

First Mover 
Advantage 

Challenges
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Site Context Servicing

Loading

Parking

Structure

MEP

Walkability

Transit

Natural light

View Obstruction

Allows for south 
facing windows

Shape of building

How easy is it to 
plan units

Building Form Floor Plate 

Window to 
Core distance

Existing # of 
elevators

Existing window 
to wall ratio

Ease of window 
replacement
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● Walkability
● Transit
● Natural light

● View Obstruction
● Allows for south facing 

windows

Site Context 
& Position
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● Shape of Building
● How easy is it to plan units

Building 
Form
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● Window to Core distance
● Existing # of elevators
● Floor to floor height

Floor Plate 
And Core
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● Sides with window
● Existing window to wall ratio
● Ease of window replacement

Envelope & 
Windows
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● Loading
● Parking
● Structure
● MEP

Servicing
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Our system 
cuts the leg 

work
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Tool Development Round Two - Easy to use Interface
From spreadsheet to client-friendly dashboard

Challenges
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How we tested 
it to make it 

accurate
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Typical Rectangular Plate 
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Building One (NDA)



Typical 
Rectangular 
Plate

PLATE GFA +/-               1,076 SM (11,580 SF)
RESIDENTIAL AREA +/-   892 SM (  9,601 SF)
LEASABLE STORAGE +/-      23 SM (     236 SF)

TOTAL UNITS: 14*
EFFICIENCY: 83%

*Flexible unit mix- can range from 10 to 16 units

+/- 28.6m (93.8 ft)

+
/- 37.7.4m

 (123.7 ft)

3 BEDROOM

2 BEDROOM + DEN

2 BEDROOM

1 BEDROOM +DEN

1 BEDROOM

STUDIO
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Building One (NDA)



Atypical Plate 
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Building Two (NDA)



Atypical 
Plate

PLATE GFA +/- 1,670 SM (17,976 SF)
RESIDENTIAL AREA +/- 1,294 SM ( 13,929 SF)
LEASABLE STORAGE +/-       69 SM (       738 SF)

TOTAL UNITS: 18
EFFICIENCY: 77%

+/- 50.5m (165.7 ft)

+
/- 31.4m

 (103.0 ft)

3 BEDROOM

2 BEDROOM + DEN

2 BEDROOM

1 BEDROOM +DEN

1 BEDROOM

STUDIO
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Building Two (NDA)



Typical Rectangular Side Core
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Building Three (NDA)



Typical 
Rectangular 
Side Core

PLATE GFA +/- 585 SM (6,297 SF)
RESIDENTIAL AREA +/- 492 SM ( 5,296 SF)
LEASABLE STORAGE +/- 0 SM (        0 SF)

TOTAL UNITS: 9
EFFICIENCY: 84%

3 BEDROOM

2 BEDROOM + DEN

2 BEDROOM

1 BEDROOM +DEN

1 BEDROOM

STUDIO

+/- 36.7m (120.4 ft)

+/- 15.9.4m
 (52.2 ft)
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Building Three (NDA)



The Projects
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Existing Building
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Visual: New Elevation
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Building Setbacks and Stepbacks
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Visual: Tower Size
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Visual: Amenity Space
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Visual: Residential Unit
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Franklin Tower: Philadelphia
(PMC Property Group) 
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Franklin Tower
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E-Lofts, Alexandria, VA
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Confidential Project

Existing vs New
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Typical Plan
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Visual: Residential Unit
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Visual: Amenity Space



Thank You
(steven_paynter@gensler.com)
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