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About Third Space.



We are...

A purpose-driven property 
investment, development and 
management company founded 
with a long-term vision to keep 
Vancouver thriving.

A THRIVING VANCOUVER

Our Vision.
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Multifamily. Industrial. Retail.Office/Urban Industrial.

SPACES TO LIVE AND WORK

What We Do.
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Generational spaces. 
We don’t just envision what a property will look like after it’s 
developed. We think about how it will serve our customers and 
how it will interact with the community for the long term. 

Our customers are our asset. 
Our in-house team of property managers and operators is 
essential to our success. They ensure our values and approach 
translate to a positive experience in our customer's day-to-day 
lives.

We get to know our customers and understand their needs. It’s 
the best way to provide an outstanding experience.

A LONG-TERM APPROACH TO REAL ESTATE

We Build To Keep.
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Vancouver is where 
we do business— 
it’s our home.

Vancouver is the 
most beautiful city 
on the planet.

Vancouver is faced 
with a housing and 
climate crisis.

 

Vancouver has given so 

much to us, and now it's 

our time to give back.

—David Wesik, President

OUR PURPOSE

What Drives Us.
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The biggest way we can 
support people is by 
improving affordability, and 
we will do that by using profits 
to help build and manage 
below market homes.

Vancouver cannot thrive 
without a healthy planet.
Buildings produce over 50% of 
Vancouver’s GHGs. We have 
committed to be a company 
that is net zero by 2050.

Profit allows us to grow a 
sustainable business while 
also allowing us to achieve our 
people and planet objectives. 
We are profit with purpose.

We don’t have one bottom 
line, we have three.

People. Planet. .

Build 
below-market 
homes.

Race to net 
zero.

Grow our 
portfolio.

OUR APPROACH

.
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We have committed to being a net zero 
Whether through selecting the materials in our buildings, equipment we install, partners we work with, or actions we take 
ourselves, we will pursue all available options to reach our net zero goal. Waste and water reduction targets will complement 
our carbon initiatives as buildings are responsible for the majority of waste and water consumption in our region.  

CLIMATE CRISIS

A Plan For Action.

W 4TH + ALMA
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Existing Portfolio.

New Construction.

Net Zero Buildings.

9

Electrify or 
Redevelop?

Energy 
Audits Projects

100% Electric Lifecycle Carbon 
Analysis x4

Alternative 
Materials



Project ABCs.
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A

“We are excited to propose a solution 
that replaces aging rental buildings of 
similar scale without impacting renter 
affordability and sense of security—a 
long standing issue in Vancouver.

—Ryan Thé, Executive Vice President
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Protecting Renters.
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We are pleased to submit this application to rezone 1975 Alma, 3731 and 
3743 West 4th Avenue properties. Located on the northwest corner of 
West 4th & Alma we are proposing to consolidate three properties into 
one site zoned CD-1 (Comprehensive Development) for the purpose of 
developing a 6 storey, mixed-use building secured rental development 
that will provide 100 homes above at grade retail amenities.   

Rezoning Rationale   

This rezoning application is precipitated by the need to replace the three 
existing 3 storey rental buildings, all built in the 1940s that have reached 
the end of their functional lifespans.  All three buildings require such 
extensive works due to outdated construction techniques and materials 
(including hazardous materials abatement) that renovating them is not 

greenhouse gases than the building we propose to replace them with. 
We are fully aware of the importance older rental buildings provide within 
the housing continuum and have prepared an application that focuses on 
minimizing the impact to existing tenants, while simultaneously improving 
overall rental supply.  

The three sites are currently split zoned, with both 1975 Alma Street and 

creating a stranded parcel - to the west of these sites is a large co-

sites - not large enough on their own to form a feasible development 

schedule as a starting point for the three sites, with minor variations 
to setbacks and density that will enable the project to provide tenant 
protections majorly in line with the Broadway Area Tenant Relocation 
and Protection Policy.  These tenant protections will ensure tenants can 

community in the long term.  It is not proposed that these units would be 
secured at below market rates beyond the existing tenants; the 6-storey 

the Broadway Plan, it is sensitively implemented in a building form that 

the rezoning enquiry process.   

While we feel these minor relaxations improve the project from a built 
form perspective, it is important to note how fundamentally important 
they are to the feasibility of the development and the ability to provide 

Third Space is committed to a triple bottom line business model and 
we are proud to submit this application as a demonstration of our 
commitment to People and Planet. We look forward to working with 

be replaced while simultaneously increasing overall rental homes and 

their place in the community.  

RE: Rezoning Application for W 4th Avenue and Alma Street

Sincerely, 
 

Nathan Shuttleworth
VP, Development
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LETTER OF ENGAGEMENT

Protecting Renters. A
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AGING RENTAL STOCK

Protecting Renters.

3 Aging Rental 
Buildings 

1940s Construction

Exterior Stucco  & 
Window Repairs

Dec 2017- Present

Exterior Masonry 
Repairs

Jun 2018

Roof & Stucco 
Repair

Mar 2021

W 4TH + ALMA

LOE APPLICATION

Exte
Repa

Jun

Exte
Wind

Dec

Roof
Repa

Mar

• 23x more emissions
• Hazardous Materials
•

2023

* By most lenders

A
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The three existing buildings, all constructed in the 1940s, have required constant repair and renovation 
since we acquired them due to their age and obsolete construction techniques, resulting in 50% higher 
maintenance costs than a typical residential building. In addition to the maintenance costs, the buildings 

As shown below, the face sealed stucco has caused extensive degradation of the exterior walls such that 
complete repairs are not be possible in an occupied building (inclusive of hazardous material removal) and 
the resulting costs make renovation infeasible.



W 4TH + ALMA

LOE APPLICATION

A
THE BIG IDEA

Protecting Renters.
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Existing Buildings. Redevelopment Phase. New Development.

Rent subsidy to 
market rents

existing rents

3 Aging Rental Buildings Serving 37 Households All Electric Mixed-Used Rental Building Serving 100 Households

Existing households @ existing rents 14New rental homes Retail

Renter Protection

Exceed currently applicable tenant relocation 
policy by using the Broadway Area Plan 
Tenant Relocation and Protection Policy 
(TRPP) as the framework for enhanced rental 
protections, with the limited exceptions 

redevelopment.  

• Compensation based on tenancy length 

city-wide rents 
• Right
• Move out expenses
• Professional tenant relocation consultant 

to ensure tenants have the help they need 

• Air conditioned units with improved

• Improved health and safety through 
updated building code requirements 
(seismic design, sprinklers etc.) 

• Tenant amenities including large roof top 
deck with urban agriculture, lounge and 
childrens play space

• Bike storage facilities to encourage multi-
modal transportation

• Ground

+

Renter Protections:



Setbacks

FSR

Building Height
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THE BIG IDEA

Protecting Renters. C
In the Broadway Area Plan, the Tenant Relocation and Protection Policy is 
largely made viable by providing multiple fold density increases compared to 

this would not be viable but given Third Space's position as both developer and 
operator, in selective projects we are able to absorb losses in the short term, in 

     - using side yard setbacks per the Broadway Area Plan & Secured Rental          

     - contextual stepped massing & recessed facade elements in-lieu of the   
        chamfer angle 

providing a better transition for future uses on the adjacent site.  The additional 
density is primarily placed to the southeast, negating its impact on surrounding 
residential uses (using the most recent policy guidelines for 6 storey side-yard 
setback also mirrors that of the adjacent building to the west.) In addition, the 
proposed building has been designed to negate overlook between new and 

plays a critical role in development achieving outsized tenant protections 
compared to current policy in this area.

15

C-2 CD-1

THIRD SPACE PROPOSAL

W 4TH AND ALMA

3.7 (per corner site)

6 storeys (22.0m)

Total Homes

6 storeys (23.0m)

3.82

88 100

Front yard = 2.5m

Side yard = 1.5m (below 4 storeys) 
and 10.7m (4 storeys and above)

Rear yard = 1.5m

Front yards (Alma St. 
& W 4th Ave) = 2.5m

Side yard = 2.4m

Rear yard = 1.5m
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NEIGHBORHOOD CONTEXT

Neighborhood Knowledge. B

Located at the intersection of West 4th and 
Alma Street, 1975 Alma Street forms part of 
the desirable West Point Grey neighborhood. 

distance to transit, retail amenities, schools 
and parks will minimize planet impacts 
through reduced car dependency, further 

helping our city thrive.

more homes within the same space to 
Vancouverites, as well as creating a net zero 

compared to the existing buildings. 
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MIXED USE
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CURRENT BUILDING HEIGHTS & USE

Neighborhood Knowledge. B
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1 |  SUB JECT SITE FROM WEST 4TH AVENUE AND ALMA STREET

4 |  

7 |  SUB JECT SITE FROM ALLEY WAY TOWARDS WEST

2 |  SUB JECT SITE FROM WEST 4TH AVENUE
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SITE PHOTOS

Neighborhood Knowledge. B
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The proposal seeks to consolidate 3731 and 3743 W 4th Ave with 1975 Alma Street into a single, six storey 

primarily commercial at grade, the proposal follows the direction of the Vancouver Plan; Neighborhood 
Centre areas and is in keeping with the key principles of the West Point Grey Community Vision. The project 
will improve the public realm through the provision of retail at grade and generous setbacks, supporting 
an active streetscape and signifying the importance of a key intersection within the city.

• Vancouver Plan 

• West Point Grey Community Vision 

• Green Buildings Policy for Rezoning 

GHGI targets of the Green Buildings Policy for Rezonings.

• High Density Housing for Families with Children Guidelines 

The project includes a large number of family units, as well as communal indoor and outdoor 
amenity spaces.

• Development Cost Levy By-law 

The project will contribute Development Cost Levies in accordance with the DCL Bylaw.

• Community Amenity Contributions - Through Rezoning 

The project will provide Community Amenity Contributions in accordance with the CAC Policy.

• Broadway Area Plan 

• Secured Rental Policy

The project is proposed with 100% residential rental units

W 4TH + ALMA
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POLICIES & GUIDELINES

Neighborhood Knowledge. B

WPG
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ZONING

Neighborhood Knowledge. B

The development site is currently 
split zoned, with the most 
westerly property designated 
RM-3A. With a large co-op 
(built in 1970) occupying the 
remainder of the block to the 
west, the existing zoning creates 

practically develop, and a small 
land-locked RM-3A parcel.
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The proposed building design is characterized by a series of volumes that break down the overall building 

are provided at the north and west portions of the building to improve the relationship to the existing residential 

context.

along W 4th Ave and Alma Street to provide enhanced sidewalks for retail units and pedestrians.   As the building 

transitions towards the west, it is broken into a central, 5-storey street wall element, and a 4-storey street wall 

element adjacent to the 3-storey apartment building to the west.  Retail activates both the Alma and West 4th 

Avenue.  

The residential lobby is located at Alma street towards the North, ensures privacy from the retail zone and ease of 

access. Warm wooden colors and a large solid cannopy with lights distinguish the residential entry.

The proposed development is presented as a series of simple, light-coloured outer volumes that are contrasted 

with darker colors within the recesses and stepped back volumes.  The outer volume continues at the ground 

retail frontages.  The southeast and northeast corners of the building incorporate corner windows that further 

emphasize these high-visibility locations and further break-down the street wall expression.

Thin canopies provide continuous weather protection for the retail frontages and step down to follow the slope 

residential entries.
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DESIGN RATIONALE

Curb Appeal. C

4TH AVENUE + ALMA STREET FRONTAGE FROM SOUTHEAST

4TH AVENUE FRONTAGE

21



ALMA ST

W 4TH AVE

ALMA ST

W 4TH AVE

BASIC 6 STOREY VOLUME SET BACK TO PROVIDE WIDENED SIDEWALKS NORTH AND WEST PORTIONS OF BUILDING SET 
BACK TO IMPROVE REL ATIONSHIP TO EXISTING 
RESIDENTIAL CONTEXT

VERTICAL ARTICUL ATION TO BRE AK UP 
STREETSCAPE MASSING

STEPPING DOWN OF STREET WALL TOWARDS THE 
ADJACENT 3-STOREY BUILDING

LIGHT VS DARK MATERIALIT Y.  STEPPED-BACK 
SOUTH FACADE IMPROVES ACCESS TO LIGHT AT 
PEDESTRIAN LEVEL

W 4TH + ALMA
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DESIGN RATIONALE

Curb Appeal. C
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ALMA ST

W 4TH AVE

ALMA ST

W 4TH AVE

ALMA ST

W 4TH AVE

ALMA ST

W 4TH AVE



SE PERSPECTIVE

SW PERSPECTIVE

PROPOSED MASSING:

The proposed massing acknowledges the intent of the Chamfer Angle by incorporating 
increasing step-backs on upper levels towards the west and the adjacent RM zoned 
property.  This stepping provides a stronger corner massing at the intersection of two 
important city thoroughfares while still improving access to natural light with both 
stepping and recessed elements. The western portion of the building is pulled back 
further from the north PL to improve shadowing towards the lots to the north relative to 

The proposed design breaks down the West 4th Avenue frontage into a series of 
discrete volumes that break down the overall building length and get progressively 
shorter towards the west.  This provides a comfortable scale between the building and 
pedestrians, and creates a transition in height from the six storeys corner to the three 
storeys building to the west.  

W 4TH + ALMA

LOE APPLICATION

Curb Appeal. C
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SW PERSPECTIVE

W 4TH AVE
ALMA ST



In addition to enhanced sidewalks and public realm at street level, the 

proposed building incorporates outdoor space on the roof of the building.  

An indoor amenity space is located at ground level.   

The roof of the building will incorporate a large, outdoor amenity space for all 

residents, providing a space for people to meet and enjoy the views.  Given 

that the building will be 6 storeys in building height, there is no opportunity to 

incorporate an indoor amenity space on the roof, as this would trigger a 7th 

storey and the building would not be possible in wood-frame construction, 

amenity will be programmed with various uses, including children’s play and 

urban agriculture plots that will be supported by excellent solar exposure.
ALMA ST

W 4TH AVE

OUTDOOR AMENIT Y

W 4TH + ALMA
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DESIGN RATIONALE

Curb Appeal. C
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Simple and strong street wall along Alma, with step-backs to reduce massing towards the north and northwest.
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DESIGN RATIONALE

Curb Appeal. C

ALMA STREET + LANE FRONTAGES
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INDOOR AMENIT Y WITH 
GL A ZING PROVIDES NATUR AL 
SURVEILL ANCE

GL ASS GUARDS REDUCE 
MASSING

WOOD LOOK ON THE UNDERSIDE 
OF BALCONIES PROVIDES 
WARMTH AT PEDESTRIAN LEVEL

GROUND LEVEL & LEVEL 2 
L ANDSCAPING ADD NATUR AL 
ELEMENTS & VISUAL APPE AL TO 
THE L ANE

COURT YARD-LIKE SPACE 
PROVIDES BUFFER TO 
NEIGHBOURS



ALMA ST

W 4TH AVE
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SUSTAINABILITY MEASURES

Curb Appeal. C

Compact form with 
select stepbacks & 
improved envelope 
to minimize thermal 
energy use.

Use of balconies, overhangs 
and carefully selected glazing to 
minimize solar heat gain, improving 
occupant comfort and reducing 
energy use.

All-electric heating, 
cooling and domestic 
hot water systems to 
drastically cut green 
house gas emissions.

Reduced embodied 
carbon via continual 
LCA analysis 
throughout the design 
process (3 LCAs).

26

The combination of reduced 

equipment and all electric 
heating, cooling and domestic 
hot water will reduce green 
house gas emissions by 95%
compared to the 3 existing 
buildings, while almost tripling 
the number of homes. 



SOUTHE AST SOUTHWEST
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AERIAL PERSPECTIVES

Curb Appeal. C
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ALMA ST

W 4TH AVE W 4TH AVE
ALMA ST



ALMA ST

W 4TH AVE

NORTHE AST NORTHWEST
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AERIAL PERSPECTIVES

Curb Appeal. C
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W 4TH AVE

ALMA ST



LIGHT AND DARK MATERIALIT Y
IPHE HOTEL |  IGNACIO PREGO ARCHITECTURES

RECESSED BALCONIES
CAMPUS KOLLEGIET |  GL ASEKSPERTEN

W 4TH + ALMA
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PRECEDENTS

Curb Appeal. C

29

EXTERIOR CL ADDING
HARDIE ARCHITECTUR AL PANEL SIDING |  JAMES HARDIE

PIER EXPRESSION
BOUNDARY BUILDING PIMAN 49 |  MAGL A CO.
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RENDERINGS

Curb Appeal. C

4TH AVENUE FRONTAGE 
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RENDERINGS

Curb Appeal. C

4TH AVENUE + ALMA STREET FRONTAGE FROM SOUTHEAST
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MARCH 21 |  10 AM MARCH 21 |  12 PM MARCH 21 |  14 PM MARCH 21 |  16 PM

JUNE 21 |  10 AM JUNE 21 |  12 PM JUNE 21 |  14 PM JUNE 21 |  16 PM
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SHADOW STUDY
C
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Curb Appeal.
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SHADOW STUDY

Curb Appeal. C
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SEPTEMBER 21 |  10 AM SEPTEMBER 21 |  12 PM SEPTEMBER 21 |  14 PM SEPTEMBER 21 |  16 PM

DECEMBER 21 |  10 AM DECEMBER 21 |  12 PM DECEMBER 21 |  14 PM DECEMBER 21 |  16 PM
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SIDEYARD SETBACK
C
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BROADWAY PL AN

GROUND LEVEL

Curb Appeal.

WEST ELEVATION

Elevat ion overlay showing adjoining bui lding windows and opening locat ions.

The proposed bui lding is  designed to make sure no overlooking windows bet ween exist ing and new units.

PROPERT Y LINE

1.5m

3.7m

EXISTING PROPOSED 
BUILDING



The Nitty Gritty.
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