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Report to Committee 

 

 

To: Planning Committee Date: August 15, 2025 

From: Joshua Reis 
Director, Development 

File: RZ 24-012103 

Re: Application by Orion Construction for Rezoning of a portion of  
14111 Entertainment Boulevard from “Entertainment and Athletic (CEA)” Zone to 
“Commercial and Light Industrial (ZC56) – Riverport (Fraser Land)” Zone  

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10693 to create the “Commercial and 
Light Industrial (ZC56) – Riverport (Fraser Land)” zone, and to rezone a portion of  
14111 Entertainment Boulevard from “Entertainment and Athletics (CEA)” zone to 
“Commercial and Light Industrial (ZC56) – Riverport (Fraser Land)” zone, be introduced and 
given first reading. 
 
 

 
 
Joshua Reis 
Director, Development 
(604-247-4625) 

JR:ak 
Att. 7 
 

REPORT CONCURRENCE 

CONCURRENCE OF GENERAL MANAGER 
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Staff Report 

Origin 

Orion Construction, on behalf of 14111 Entertainment Blvd. Investments Ltd. (Directors: Rajeev 
Nijjar, Bhupinder Nijjar and Jagraj Sandhu), has applied to the City of Richmond for permission 
to rezone a portion of 14111 Entertainment Boulevard (Attachment 1) from the “Entertainment 
and Athletics (CEA)” zone to a site specific “Commercial and Light Industrial (ZC56) – 
Riverport (Fraser Land)” zone, in order to subdivide the property into three lots and permit the 
development of a multi-tenant two storey light industrial building and a six-storey hotel.  
 
Lot 1 is proposed to contain the existing multi-unit commercial building on site, while Lots 2 and 
3 will contain the new light industrial and hotel buildings, respectively. Vehicle access to the 
subject site is proposed from No. 6 Road and Steveston Highway.  
 
A Development Permit (DP) application is required to address the form and character of the 
proposed development. Conceptual subdivision and development plans are provided for 
reference in Attachments 2 and 3 respectively. 

Findings of Fact 

A Development Application Data Sheet providing details about the development proposal is 
attached (Attachment 4). 

Subject Site Existing Profile 

The subject site currently contains a multi-tenant 10,127 m² (109,000 ft²) commercial building 
and a large surface parking lot. The existing multi-tenant commercial building is primarily 
occupied by a movie theatre and is proposed to remain on site and to retain its existing 
“Entertainment and Athletics (CEA)” zoning post-subdivision.  

Surrounding Development 

The existing development immediately surrounding the subject site is as follows: 

To the North: A four-storey hotel and the Richmond Ice Centre on properties zoned 
“Entertainment and Athletic (CEA)” and designated as “Commercial” in the 
Official Community Plan (OCP). 

To the East:   A childcare centre, a single-storey multi-tenant commercial building and a single-
storey recreation building containing “Watermania” on lots zoned “Entertainment 
and Athletic (CEA)” and designated as “Commercial” in the OCP. 

To the South:   A large surface parking lot, owned by the Vancouver Fraser Port Authority, on a 
property zoned “Light Industrial (IL)” and designated as “Industrial” in the OCP. 
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To the West:   A vacant lot, owned by the Vancouver Fraser Port Authority, on a property zoned 
“Entertainment and Athletic (CEA)”, and “Light Industrial (IL)” and designated 
as “Commercial” and “Industrial” in the OCP.  

Existing Legal Encumbrances 

There are a number of legal agreements and covenants registered on Title, including but not 
limited to:  

 Statutory Right-of-Way (SRW) BL39570 over Plan LMP31754 – a 4.0 m SRW along the 
south property line of the subject site in favour of the City for utility purposes. Prior to 
rezoning adoption, the SRW area is to be discharged, and the area dedicated to the City 
for frontage improvement purposes. 

 SRW BL39567 over Plan LMP31753 – an SRW at the northeast corner of the site over a 
small portion of the north property line in favour of the City for watermain utility 
purposes. The developer is aware that no development is permitted in this area and none 
is proposed. 

 Easement BA337292 – Located at the northwest corner of the site, an easement for the 
benefit of the property to the north at 10688 No. 6 Road to provide access to No. 6 Road 
using the subject site. This charge will remain on Title, and the developer is aware that 
they must continue to provide access for the neighbouring property and that no building 
encroachment in the area is permitted. 

The applicant’s lawyer has provided a summary confirming that the proposed development does 
not conflict with existing encumbrances registered on Title. 

Related Policies & Studies 

Official Community Plan/Fraser Land Area Plan 

The subject site is designated as “Commercial” in the OCP and is in the Fraser Land Area. The 
proposed site-specific zone provides for commercial uses, as well as additional light industrial 
and employment generating opportunities, consistent with the OCP and Area Plan.  

Floodplain Management Implementation Strategy 

The proposed development must meet the requirements of the Richmond Flood Plain 
Designation and Protection Bylaw 8204. The subject site is in an area with a designated Flood 
Construction Level of 3.0 m GSC. Registration of a flood covenant on Title is required prior to 
final adoption of the rezoning bylaw. 

Public Consultation 

A rezoning sign has been installed on the subject property. In response to the placement of the 
sign and early notification mail-outs, staff have received written correspondences from members 
of the public. The written submissions in Attachment 5 are from a neighbouring resident and the 
owner of the hotel north of the subject site.  
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A summary of the written correspondence received include: 

 Concerns regarding the increase in parking demand due to the new development. 
The applicant has provided a Traffic Impact Assessment (TIA) and parking survey 
evaluating the impact of the proposed development and assessing existing parking 
demand. The submitted parking survey indicates that the subject site is currently 
underutilized and has a surplus of parking spaces sufficient to accommodate the 
parking demands of the proposed development. The proposed parking provision for 
Lots 2 and 3 complies with Zoning Bylaw requirements.  

All parking for the existing and proposed developments will be provided on-site via 
surface or rooftop parking. Prior to rezoning bylaw adoption, the applicant is required 
to register legal agreements on Title identifying cross lot access for parking and 
allocating parking spaces for each lot.  

Additionally, the applicant is required to provide frontage improvements on No.6 Road 
and Steveston Highway, including but not limited to, new lane painting, bike paths and 
sidewalks to support improved vehicular and pedestrian access to and from the subject 
site. Prior to rezoning bylaw adoption, the applicant is required to enter into a 
Servicing Agreement (SA) to provide these frontage improvements. 

 Concerns relating to noise, lighting and overshadowing as a result of the new two-storey 
industrial building and associated rooftop parking. 
Speed signs are proposed to be posted throughout the development to advise of slow 
driving speeds to reduce vehicular-related noise, while mechanical units are proposed 
to be located internally to mitigate mechanical-related noise. On-site lighting is 
proposed to be low-glare and downward-facing to mitigate light spill. The applicant has 
provided a shadow study that indicates that the proposed development will have 
minimal to no shadow impact on the existing hotel building to the north. At DP stage, 
staff will continue to work with the applicant to address any concerns relating to noise 
and lighting.  

 Concerns regarding traffic management during the construction of the proposed 
development. 
Prior to Building Permit (BP) issuance, the applicant is required to submit a 
Construction Traffic Management Plan (CTMP) for approval. The CTMP identifies 
traffic control strategies, loading zones and parking locations for workers. The 
applicant is currently in discussions with the Vancouver Fraser Port Authority to 
secure temporary parking on the property to the west of the subject site to address 
future construction parking needs.  
 
In addition, prior to rezoning bylaw adoption, the applicant is required to enter into a 
legal agreement to ensure sufficient parking is provided for the existing theatre 
building on Lot 1 throughout the duration of construction for Lots 2 and 3.  

Should the Planning Committee endorse this application and Council grant first reading to the 
rezoning bylaw, the bylaw will be forwarded to a Public Hearing, where any area resident or 
interested party will have an opportunity to comment. 
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Public notification for the Public Hearing will be provided as per the Local Government Act and 
Richmond Zoning Bylaw 8500. 

Analysis 

Proposed Site-Specific Zone 

The applicant proposes to create a new “Commercial and Light Industrial (ZC56) – Riverport 
(Fraser Land)” zone and rezone the western portion of the subject property (proposed Lots 2 and 
3) to this new zone. This zone would permit a maximum density of 0.7 Floor Area Ratio (FAR) 
for commercial and industrial uses (Lot 2) and 2.3 FAR for hotel use (Lot 3). Combined, the two 
lots would have a proposed density of approximately 0.9 FAR.  
 
The proposed ZC56 zone would also incorporate other regulations, including setbacks, lot 
dimensions, site coverage and parking requirements to respond to the specific conditions of the 
subject site.  

Staff support the new ZC56 zone based on the following:  

 The ZC56 zone is consistent with the OCP and Fraser Land Area Plan “Commercial” 
designation and its objective to support commercial and employment generating uses. 
The permitted uses proposed in the ZC56 zone include a range of commercial and light 
industrial activities that expand on those currently allowed within the subject site’s 
existing CEA zone.  

 To balance permitting a range of commercial and employment generating opportunities 
and future parking demand, a limit to the total floor area for restaurants and religious 
assembly uses, which are typically higher parking generating uses, is proposed in the 
ZC56 zone. This enhances commercial vibrancy and strengthens employment 
opportunities in the area, while ensuring appropriate parking and traffic management.  

 The overall proposed density of 0.9 FAR is generally consistent with the subject site’s 
existing CEA zone, which permits up to 1.0 FAR.  

 The overall site design allows for a more efficient use of the existing surface parking lot, 
better using identified surplus parking spaces for new employment generating and hotel 
uses. The proposed development complies with the parking requirements in the Zoning 
Bylaw.  

 The proposed light industrial building and hotel are generally consistent with existing 
development and uses in the surrounding area. The hotel use is to be limited to Lot 3 only 
and is designed to anchor the site. Prior to rezoning bylaw adoption, a standard hotel use 
and length of stay agreement is required to be registered on Title, limiting a customer’s 
length of stay, restricting inclusion of kitchen facilities and prohibiting the hotel from 
future subdivision or stratification. 
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Variance Requested 

The existing multi-unit commercial building on the future Lot 1 generally complies with the 
“Entertainment & Athletics (CEA)” zone, except that a variance is requested to reduce the 
required parking spaces by approximately 32 per cent from 877 stalls to 600 stalls. No variances 
are proposed for Lots 2 and 3.  
 
Staff are generally supportive of the variance requested for the following reasons:  

 The applicant has provided a parking survey that analyzes the existing parking demand of 
Lot 1. The survey identified that the maximum parking utilization on site, even during 
peak times, was 312 stalls (~36 per cent utilization). Based on the parking survey data, 
the parking supply for the existing multi-unit commercial development is observed to 
significantly exceed both actual demand and the minimum parking requirements for the 
commercial use within the Zoning Bylaw.    

 The proposed development on Lots 2 and 3 complies with the parking requirements in the 
Zoning Bylaw and will not require the use of any parking secured for Lot 1. Prior to 
rezoning bylaw adoption, the applicant is required to register a legal agreement on Title 
that identifies the parking areas designated for each lot and provides for cross lot parking 
access where parking allocated for one lot is partially provided on an adjacent lot.  

 A TIA supporting the above has been submitted and reviewed by staff. The TIA supports 
a reduced parking supply for Lot 1. 

The requested variance will be further reviewed at the DP stage as part of the overall detailed site 
and parking layout design. 

Built Form and Site Design 

The proposed development consists of one, two-storey light industrial building on the northwest 
portion of the subject site, one, six-storey hotel to the southwest fronting Steveston Highway and 
the retention of an existing single-storey multi-tenant commercial building containing a theatre. 
The subject site is proposed to be subdivided into three lots, with the existing multi-tenant 
commercial building (Lot 1), the proposed industrial building (Lot 2) and the proposed hotel 
building (Lot 3) each being located on their own lot. 

The existing multi-use commercial building, primarily containing a theatre, will be located on 
Lot 1 and will remain in operation on the property. It will continue to be zoned “Entertainment 
and Athletics (CEA)” and generally complies with the Zoning Bylaw provisions.  

A multi-unit two-storey industrial building with rooftop parking is proposed on the future Lot 2 
and will include approximately 33 units, which are anticipated to be stratified and accommodate 
a range of commercial and light industrial uses. The building will be oriented towards the east 
and west lot lines of Lot 2, facing the existing theatre and No. 6 Road, respectively. A six-storey 
hotel fronting Steveston Highway is proposed on Lot 3. A pedestrian bridge is proposed to 
connect the rooftop parking of the industrial building to the fourth floor of the hotel to enable 
access to parking stalls on Lot 2 allocated for Lot 3.   
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The new industrial building is sited in the centre of the proposed Lot 2, ensuring sufficient 
separation between the new building and the existing hotel to the north. The new hotel on 
proposed Lot 3 will face Steveston Highway, promoting an active street frontage along the 
property’s southern edge. A plaza at the southwest corner of Lot 3 further strengthens the 
pedestrian-oriented frontage and acts as a gateway for the No. 6 Road and Steveston Highway 
corner.   

A series of internal roads and pedestrian connections are proposed between the existing and 
proposed buildings to maintain appropriate building separation and improve vehicle circulation.  
 
The proposed development has been designed to support pedestrian connectivity and 
accessibility throughout the site and will be further reviewed and enhanced at the DP stage. 
SRWs over these roads and pathways for the purposes of Public Right-of-Passage (PROP) are to 
be secured prior to rezoning bylaw adoption.  

Prior to rezoning bylaw adoption, a legal agreement for noise indemnity is required to be 
registered on Title. This agreement will identify that increased levels of ambient noise may result 
from within and around the development and will require the owner to disclose this information 
to all initial purchasers. 

Transportation and Site Access 

The subject property has existing vehicle access from Steveston Highway and No. 6 Road, with 
the Steveston Highway access proposed to be widened to 12.5 m and moved slightly to the east. 
Proposed site access and upgrades have been reviewed and are supported by Transportation staff.  

Prior to rezoning bylaw adoption, an approximately 4.0 m wide road dedication will be required 
along the site’s Steveston Highway and No. 6 Road frontages for future roadway widening, new 
boulevard and sidewalks. Frontage improvements will be provided through the SA for the 
project, which the applicant is required to enter into prior to rezoning adoption.  

The proposed development includes SRWs for PROP to provide employee and visitor access to 
and through the subdivided lots (Attachment 2). These SRWs will also provide access to No. 6 
Road and Steveston Highway for the adjacent properties to the north at 10688 No. 6 Road and 
14140 Triangle Road. Prior to rezoning bylaw adoption, registration of SRWs over the identified 
portions of the drive aisle are required.  

A total of 811 off-street parking stalls are proposed across the subject site, with 158 of those 
spaces capable of supporting electric vehicles consistent with the Zoning Bylaw. Parking will be 
provided on each lot, with the proposed hotel and the existing multi-unit commercial building 
also having access to parking spaces on Lot 2. Prior to rezoning bylaw adoption, a cross-lot 
parking agreement must be registered on Title identifying the designated parking areas for each 
building, and securing access where parking allocated for one lot is partially provided on an 
adjacent lot. The legal agreement will require the owner to provide an acknowledgement of the 
same in all purchase and sale agreements.  
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A total of 32 medium loading spaces and four large loading spaces are proposed for Lot 2, while 
one medium loading space is proposed for Lot 3. Loading spaces for each building will be 
provided on their respective lots and are consistent with the Zoning Bylaw and the proposed 
zone. The “Commercial and Light Industrial (ZC56) – Riverport (Fraser Land)” zone specifies a 
reduced loading space for hotels (one medium loading space), which is supported by the TIA 
submitted by the applicant. 

Prior to rezoning adoption, the registration of a legal agreement on Title is required to address 
temporary commercial parking provisions for Lot 1 while Lots 2 and 3 are under construction. 
The agreement will require that, prior to BP issuance, the owner shall provide a parking 
management plan, outlining how minimum parking requirements will be met for Lot 1 (existing 
theatre) during the construction of Lots 2 and 3. The legal agreement will also require the owner 
to demonstrate, prior to BP issuance, that there is an agreement in place with an adjacent 
landowner for temporary parking to meet the minimum bylaw parking requirements, to the 
satisfaction of the Director, Transportation. The applicant has indicated that Lots 2 and 3 will be 
developed at the same time. To address construction traffic, a CTMP, to the satisfaction of the 
Director, Transportation, is required prior to the BP issuance. 

Bicycle parking provided for each new lot meets or exceeds the Zoning Bylaw requirements. A 
shared bicycle parking room containing 39 Class 1 spaces and 66 Class 2 spaces is proposed for 
Lot 2. Lot 3 will provide 18 Class 1 and 18 Class 2 spaces.  

A shared garbage room for Lots 2 and 3 is proposed at the south end of the industrial building 
(Lot 2). Prior to rezoning bylaw adoption, an easement agreement to secure access to the shared 
garbage and recycling facilities and any necessary signage is required. Should Lot 3 be 
constructed prior to Lot 2, a temporary garbage and recycling room will be required on Lot 3. 
The agreement will also require the owner to disclose the shared use in all purchase and sale 
documentation. 

Tree Retention and Replacement 

The applicant has submitted a Certified Arborist’s Report which identifies on-site and off-site 
tree species, assesses tree structure and condition and provides recommendations on tree 
retention and removal relative to the proposed development. The Report assesses 63 bylaw-sized 
trees on the subject property and six trees on neighbouring properties. 

The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report and supports the 
Arborist’s findings, with the following comments: 

 Nine on-site trees, specifically tag# 315-318, 322, 338, 339, 340 and 350 (20 cm Linden, 24 
cm Katsura, 25 cm maple, 30 cm cherry, 48 cm magnolia and 40-42 cm Pine oak trees) are to 
be protected and retained.  

 Six trees located in the neighbouring property to the north, tag# OS-06 to OS-11 (24-29 cm 
Katsuras, 25 cm poplar and 25 cm European hornbeam trees), are identified to be retained 
and protected. 

 An additional five undersized on-site trees, specifically tag# OS-01 to 04 and OS-12, located 
within the road dedication area, are also proposed to be protected and retained. 
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 14 on-site trees, tag# 310, 314, 321, 327, 653-662 (29-40 cm cherry and maple trees), are 
standing dead trees and will be removed and replaced. 

 10 on-site trees, specifically tag# 305, 306, 308, 313, 324-326, 343, 345, 652 (21-36 cm 
cherry and maple trees), are in poor condition or irreversible decline and are proposed to be 
removed and replaced. 

 25 on-site trees, tag# 302-304, 307, 309, 311, 312, 319, 320, 323, 328, 329, 330, 332, 333, 
335-337, 342, 344, 346, 347, 349, 651, 663 (30-52 cm pine, 37-41 cm cherry, 21-29 cm 
Linden and 25-36 cm maple trees), are identified to be in fair condition, exhibiting signs of 
decline such as broken limbs and suppressed growth, likely due to being planted within a 
parking lot environment. Relocation is not suitable for these trees. Removal and replacement 
are recommended to accommodate the proposed development. 

 Five on-site trees, tag# 301, 331, 334, 341 and 348 (30-35 cm maple, 30-51 cm pine, 31 cm 
Linden), are in good condition and conflict with the proposed development. Removal and 
replacement of these trees is proposed. The project Arborist has deemed these trees not 
suitable for relocation and of low retention value. 

 Replacement trees should be specified at 2:1 ratio as per the OCP. 

Tree Replacement 

The applicant wishes to remove 40 on-site trees (tag# 301-309, 311-313, 319, 320, 323-326, 328-
337, 341-349, 651, 652, 663) and 14 dead trees (tag# 310, 314, 321, 327, 653-662). As per the 
Tree Protection Bylaw No. 8057, the 2:1 replacement ratio for 54 trees would require a total of 
108 replacement trees at the following minimum sizes:  

No. of Replacement Trees 
Minimum Caliper of Deciduous 

Replacement Tree 
Minimum Height of Coniferous 

Replacement Tree 

108 8 cm 4 m 

The applicant has proposed a total of 42 replacement trees on the subject site, generally located 
around the site’s perimeter. Due to parking requirements and soil volumes required to sustain 
healthy replacement trees, the proposal is unable to accommodate all replacement trees on-site. 
To satisfy the 2:1 replacement ratio established in the OCP, the applicant will contribute 
$49,500.00 to the City’s Tree Compensation Fund in lieu of the remaining 66 trees that cannot be 
accommodated on the subject property after redevelopment. At DP stage, staff will continue 
exploring with the applicant, further landscaping and tree planting opportunities. 

Tree Protection 

The applicant is committed to retain and protect nine on-site trees (tag # 315-318, 322, 338, 339, 
340 and 350), five undersized on-site trees (tag# OS-01 to 04 and OS-12) and six neighbouring 
trees (tag# OS-06 to OS-11). The applicant has submitted a tree protection plan showing the trees 
to be retained and the measures taken to protect them during the development stage (Attachment 
6). To ensure that the trees identified for retention are protected at development stage, the 
applicant is required to complete the following items: 
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 Prior to final adoption of the rezoning bylaw, submission to the City of a contract with a 
Certified Arborist for the supervision of all works conducted within or in close proximity to 
tree protection zones. The contract must include the scope of work required, the number of 
proposed monitoring inspections at specified stages of construction, any special measures 
required to ensure tree protection and a provision for the arborist to submit a post-
construction impact assessment to the City for review. 

 Prior to final adoption of the rezoning bylaw, submission to the City of a Tree Survival 
Security in the amount of $60,000.00 to ensure that the nine on-site trees identified for 
retention will be protected. 

 Prior to site preparation works on the subject site, installation of tree protection fencing 
around all trees to be retained. Tree protection fencing must be installed to City standard in 
accordance with the City’s Tree Protection Information Bulletin Tree-03 prior to any works 
being conducted on-site and remain in place until construction and landscaping on-site is 
completed. 

Public Art 

Based on the maximum buildable floor area of approximately 148,426 ft2 (13,789 m2) of 
industrial and 75,548 ft2 (7,019 m2) commercial floor area and the recommended public art 
contribution (2025 rate) of $0.31/ft2 for industrial and $0.56/ft2 for commercial uses, a total 
contribution of approximately $88,318.94 to the Public Art Reserve Fund is required prior to 
rezoning bylaw adoption, consistent with the City’s Public Art Policy. 

Sustainability 

Consistent with City energy efficiency requirements, the proposed light industrial building and 
hotel are anticipated to comply with ASHRAE90.1-2019 code and Step 3 with EL-2, 
respectively. Further details on how this proposal will meet this commitment will be required as 
part of the DP and BP application review processes.  

The applicant proposes to incorporate sustainability and building energy efficiency features into 
the proposed development, including:  

 Provision of low-flow plumbing fixtures; and 

 High efficiency LED lighting and occupancy sensors with auto shut-off controls. 

Prior to DP issuance, securement of energy efficiency features and confirmation of energy 
compliance from a Registered Professional is required.  

Development Permit Application  

Prior to final adoption of the rezoning bylaw, a DP application is required to be processed to a 
satisfactory level. Through the DP, the following items are to be further examined:  

 Compliance with DP Guidelines, including review of form and character, pedestrian 
circulation, and Crime Prevention through Environmental Design (CPTED) principles. 

 Further review of site access and vehicle circulation enhancement measures, particularly 
around access to the rooftop parking, to enhance safety measures.  
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 Review of accessibility features, including the on-site pedestrian network and accessible 
public access to the rooftop parking.  

 Refinement of landscape design, including the number, species and size of trees and 
additional planting opportunities. 

 Further review of sustainability features to be incorporated into the project and 
confirmation of complication with the applicable energy efficiency requirements. 

 Considerations of development phasing and any temporary facilities required on-site to 
service the development. 

Additional items may be identified as part of the DP application review process. 

Site Servicing and Frontage Improvements 

The subject property is serviced by a private sanitary system. The applicant has provided 
confirmation from the sanitary provider that there is capacity to service the proposed 
development. Prior to rezoning bylaw adoption, to facilitate the proposed development, the 
applicant is required to enter into a SA for the design and construction of the following, 
including but not limited to:  

 Frontage improvements, including:  

o Along Steveston Highway: Repaint westbound lanes to 6.4 m, 0.3 m buffer, 1.7 m 
bike lane, curb and gutter, 1.7 m landscape boulevard, 2.0 m sidewalk, 0.3 m 
landscaped boulevard 

o Along No. 6 Road: From the existing west edge of pavement, provide 14 m 
pavement width with 4 lane cross section, curb and gutter, 2.0 m landscape 
boulevard, 4.0 m multi-use path, 1.0 m landscaped boulevard. 

 Intersection improvements at Steveston Highway and No. 6 Road. 

 Installation of new water and storm service connections. 

The scope of the frontage improvements and site servicing are included in Attachment 7. 

Financial Impact or Economic Impact 

The subject rezoning application results in an insignificant Operational Budget Impact (OBI) for 
off-site City infrastructure (such as roadworks, waterworks, storm sewers, sanitary sewers, 
streetlights, street trees and traffic signals). 

Conclusion 

Orion Construction, on behalf of 14111 Entertainment Blvd. Investments Ltd., has applied to the 
City of Richmond for permission to rezone a portion of 14111 Entertainment Boulevard from the 
“Entertainment and Athletics (CEA)” zone to a site specific “Commercial and Light Industrial 
(ZC56) – Riverport (Fraser Land)” zone in order to subdivide the property into three lots and 
permit the development of a multi-tenant two storey light industrial building and a six-storey 
hotel. Vehicle access is proposed from No. 6 Road and Steveston Highway.  
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This rezoning application generally complies with the land use designation and applicable 
polices for the subject site contained in the OCP, including the Fraser Land Area. Further design 
review will be undertaken as part of the associated DP application review process. The list of 
rezoning considerations is included in Attachment 7 and has been agreed to by the applicant 
(signed concurrence on file).  

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10693 be introduced 
and given first reading. 
 
 
 
 
Ashley Kwan 
Planner 1 
(604-276-4173) 

AK/js 
 
Att. 1: Location Map 

2: Conceptual Subdivision Plan 
3: Conceptual Development Plans 
4: Development Application Data Sheet 
5: Public Correspondence 
6: Tree Management Plan 
7: Rezoning Considerations 
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Ô
C�
K
N
g
�I
M̂
P
J
R
W
K
N
P
MR̂
�X
U
�V
R
�

J
R
W
U
J
X
R
I
�M
[
[
R
I
MK
X
R
\
g
�X
U
�X
Q
R
�K
J
P
Q
MX
R
P
X
C�
K
N
g
�

P
Q
K
N
O
R̂
�[
K
I
R
�L
MX
Q
U
Z
X
�X
Q
R
�K
J
P
Q
MX
R
P
X̂
�L
J
MX
X
R
N
�

P
U
N̂
R
N
X
�̂
Q
K
\
\
�V
R
�X
Q
R
�P
U
N
X
J
K
P
X
U
J
m̂
�̂
U
\
R
�

J
R̂
W
U
N̂
MV
M\
MX
g
C�
I
U
�N
U
X
�̂
P
K
\
R
�I
J
K
L
MN
Ô
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Development Application Data Sheet 
Development Applications Department 

RZ 24-012103 Attachment 4 

Address: 14111 Entertainment Boulevard 

Applicant: Orion Construction 

Planning Area(s): Fraser Land 
   

 Existing Proposed 
Owner: 14111 Entertainment Blvd. 

Investments Ltd. No Change 

Site Size (m2): 50,900m2 (547,883 ft2) 
Lot 1: 26,640 m2 (286,755 ft2) 
Lot 2: 19,699 m2 (212,037 ft2) 

Lot 3: 3,052 m2 (32,847 ft2) 
Total: 49,391 m2 (531,639.00 ft2) 

Land Uses: Commercial Commercial, Light Industrial, and Hotel 

OCP Designation: Commercial No Change 

Area Plan Designation: Commercial No Change 

Zoning (Lot 1) Entertainment & Athletics (CEA) No Change 

Zoning (Lots 2 &3): Entertainment & Athletics (CEA) Commercial and Light Industrial (ZC56) – 
Riverport (Fraser Land) 

 
On Future 

Subdivided Lots Bylaw Requirement Proposed Variance 

Floor Area Ratio: 0.7  
2.3 for Hotels 

Lot 2: 0.65 
Lot 3 (hotel): 2.22 none permitted 

Buildable Floor 
Area:* 

Lot 2: 13,789 m2 (148,426 ft2) 
Lot 3: 7,019 m2 (75,548 ft2) 

Lot 2: 12,988 m2 (139,800 ft2)  
Lot 3: 6,760 m2 (72,760 ft2) none permitted 

Building Coverage  
(% of lot area): 52% Lot 2: 51.2% 

Lot 3: 36.6% none 

Setbacks (m): 

Front: Min. 3.0 m 
Exterior Side: Min. 3.0 m 

Hotels may be located within the 
front yard but must be located 
within 2.0 m and 19.0 m of the 

front lot line 

Lot 2 
Front: 23 m 

Lot 3 
Front: 2.0 m  

Ext Side: 19 m 

none 

Height (m): Max. 12.5 m 
Hotel Max. 24 m (6 storeys) 

Lot 2: 12.5 m 
Lot 3: 23.2 m none 

Total Off-street 
Parking Spaces:  

Lot 1: 877 
Lot 2: 97  
Lot 3: 90 

Lot 1,2, &3: 600 
Lot 2: 121 
Lot 3: 90 

Lot 1: Variance 
Requested 

Bicycle Parking 
Spaces 

Lot 2 
Class 1: 36 & Class 2: 36 

Lot 3 
Class 1: 18 & Class 2: 18 

Lot 2 
Class 1: 39 & Class 2: 66 

Lot 3 
Class 1: 18 & Class 2: 18 

None 

* Preliminary estimate; not inclusive of garage; exact building size to be determined through zoning bylaw compliance 
review at Building Permit stage. 
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8085128 

 Rezoning Considerations 
Development Applications Department 

6911 No. 3 Road, Richmond, BC  V6Y 2C1 

 
 
Address: 14111 Entertainment Boulevard File No.: RZ 24-012103 
 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10693, the developer is 
required to complete the following: 
1. (Development Permit) The submission and processing of a Development Permit* completed to a level deemed 

acceptable by the Director of Development. 
2. (Discharge) Discharge of SRW BL39570 over PLAN LMP31754. 
3. (Road Dedication) Approximately 4.0 m road dedication along the entire subject site’s south (Steveston Highway 

and west (No. 6 Road) frontages and 1.65 m dedication at the southwest corner of the site with a 4.0 x 4.0 m corner 
cut. Note: this may require an overlay of the proposed functional plan with the dedication plan to confirm that the 
required improvements can be accommodated within the dedication area. 

4. (SRW) Granting of a network of Statutory Right-of-Way (SRW) for the purposes of cross access and Public Right-of-
Passage (PROP) generally consistent with Schedule 1 (attached to these considerations). The SRWs will provide 
access through the subject site to No. 6 Road and Steveston Highway for the adjacent properties including the site to 
the north at 10688 No. 6 Road and 14140 Triangle Road. The applicant may need to acquire approval from the 
neighbouring owner that benefits from easement agreement BA337292, with respect to the new SRW that overlaps 
with the existing easement area.  

5. (Flood Covenant) Registration of a flood plain covenant on title identifying a minimum habitable elevation of 3.0 
m GSC. 

6. (Noise Indemnity) Registration of a legal agreement on title stipulating that the development is subject to potential 
impacts due to other developments including, without limitation, increase ambient noise, and requiring that the owner 
provide written notification of this through the disclosure statement to all initial purchasers, and erect signage in the 
initial sales centre advising purchasers of the potential for these impacts. 

7. (Cross Lot Parking Agreement) Registration of a covenant and/or alternative legal agreement on title outlining the 
parking areas and number of stalls designated for each lot (proposed Lot 1, Lot 2 and Lot 3), and cross lot parking 
agreement between the proposed lots, and requiring the owner to provide an acknowledgement of the same in all 
purchase and sale agreements.  

8. (Temporary Off-site Parking) Registration of a legal agreement on title restricting the issuance of a Building Permit 
for Lots 2 and 3 until such time that: 
a) The owner provides a parking management plan that addresses how the existing building on site (located on 

proposed Lot 1) will satisfy the parking requirement of no less than 600 stalls throughout the construction phases 
of the new development on proposed Lot 2 (industrial building) and Lot 3 (hotel), or such lesser amount as 
otherwise agreed to by the Owner and the City, to the satisfaction of the Director, Transportation; and, 

b) Confirmation of parking compliance which shall include confirmation of an agreement(s) to use other lands in 
proximity to the site for temporary parking to the satisfaction of the Director, Transportation. 
Note: The parking management plans must address how parking will be provided for Lot 1 and the future Lots 2 
and 3 should either be constructed prior to other.  

9. (Shared Garbage and Recycling) Registration of a legal agreement on title outlining the garbage and recycling room 
on Lot 2 to be shared between Lots 2 and 3, ensuring signage notifying users of the shared use, and requiring the 
owner to provide an acknowledgement of the same in all purchase and sale agreements. The agreement will require a 
temporary garbage and recycling room to be provided on Lot 3, should it be constructed prior to Lot 2 to the 
satisfaction of the Director, Engineering. 

10. (Tree Survival Security) Submission of a Tree Survival Security to the City in the amount of $60,000.00 for the nine 
trees to be retained (tag # 315-318, 322, 338, 339, 340 and 350). 

Attachment 7 

PLN - 47



- 2 - 
 

  Initial: _______  

11. (Arborists Contract) Submission of a Contract entered into between the applicant and a Certified Arborist for 
supervision of any on-site works conducted within the tree protection zone of the trees to be retained.  The Contract 
should include the scope of work to be undertaken, including:  the proposed number of site monitoring inspections, 
and a provision for the Arborist to submit a post-construction assessment report to the City for review. 

12. (Tree Protection Fencing) Installation of appropriate tree protection fencing around all trees to be retained as part of 
the development prior to any construction activities, including building demolition, occurring on-site. 

13. (Voluntary Tree Contribution) City acceptance of the developer’s offer to voluntarily contribute $49,500.00 to the 
City’s Tree Compensation Fund for the planting of replacement trees within the City in-lieu of planting the remaining 
required 66 replacement trees that cannot be accommodated on site. If, through the DP application review process, a 
greater number of replacement trees can be accommodated on site, then the value of the voluntary contribution may 
be reduced by the relative amount based on $750 per tree accommodated. 

14. (Public Art – Cash Contribution) City acceptance of the developer’s offer to make a voluntary cash contribution 
towards the City’s Public Art Fund, the terms of which shall include the following: 
a) The value of the developer's voluntary public art contribution shall be based on the Council-approved rates for 

non-residential uses and the maximum buildable floor area permitted under the subject site’s proposed zoning, as 
indicated in the table below: 

Building Type Rate Maximum Permitted Floor Area (after exemptions) Minimum Voluntary Cash Contribution 

Industrial $0.31/ft2 148,426 ft2 (13,789 m2) $ 46,012.06 

Commercial $0.56/ft2 75,548 ft2 (7,019 m2) $ 42,306.88 

b) In the event that the contribution is not provided within one year of the application receiving third reading of 
Council (i.e. Public Hearing), the contribution rate (as indicated in the table in item a) above, shall be increased 
annually thereafter based on the Statistics Canada Consumer Prince Index (All Items) – Vancouver yearly quarter-
to-quarter change, where the change is positive. 

15. (Hotel Use and Length of Stay) Registration on title of a restrictive covenant and/or alternative legal agreement on 
title to the subject development site, to the satisfaction of the City, to require that: 
a) In compliance with the Zoning Bylaw, hotel shall mean a commercial development providing guest rooms for 

temporary sleeping accommodation (i.e. not as a dwelling or other residential use); 
b) Guest room shall mean a habitable room wherein accommodation is offered for rent, or rented, to persons on a 

temporary basis and that does not contain cooking or food preparation facilities, but may include a microwave, 
coffee maker, tea kettle (or other similar small domestic appliances, as are customary in similar quality hotel 
properties, used primarily for heating pre-prepared food), a compact refrigerator with a maximum capacity of 0.14 
m3 (5 ft3), and a single bowl bar-size sink installed within a counter space having a maximum width of 1.5 m (5 
ft.) and a maximum depth of 0.6 m (2 ft.); 

c) Hotel guest length of stay shall be limited to a maximum of six months per year; and 
d) Subdivision of individual hotel guest rooms or suites by way of stratification or air space parcel shall be 

prohibited. 
16. (Servicing Agreement) Enter into a Servicing Agreement* for the design and construction of engineering 

infrastructure improvements. A Letter of Credit or cash security for the value of the Service Agreement works, as 
determined by the City, will be required as part of entering into the Servicing Agreement. Works include, but may not 
be limited to:  
a) Water Works: 

(1) Using the OCP Model, there is 630 L/s of water available at a 20 psi residual at the No 6 Rd frontage. 
Based on your proposed development, your site requires a minimum fire flow of 250 L/s. 

(2) At Developer’s cost, the Developer is required to: 
(a) Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire 

flow calculations to confirm development has adequate fire flow for onsite fire protection. 
Calculations must be signed and sealed by a Professional Engineer and be based on Building Permit 
Stage building designs.  

PLN - 48



- 3 - 
 

  Initial: _______  

(b) Review hydrant spacing on all road frontages and install new fire hydrants as required to meet City 
spacing requirements for the proposed land use. 

(c) Provide a right-of-way for the water meter. Minimum right-of-way dimensions to be the size of the 
meter box (from the City of Richmond supplementary specifications) + any appurtenances (for 
example, the bypass on W2n-SD) + 0.5 m on all sides. Exact right-of-way dimensions to be finalized 
during the building permit process (or via the servicing agreement process, if one is required). 

(d) Additional hydrants are required, one on No 6 Rd between Hydrants 33-4-5-HD-216368 and 33-4-5-
HD-216359, and another on the corner of No 6 Rd and Steveston Highway, to achieve minimum 75 
meter spacing between hydrants. 

(3) At Developer’s cost, the City will: 
(a) Complete all tie-ins for the proposed works to existing City infrastructure. 
(b) Install one new water service connection off of the existing water main in Steveston Highway 

frontage, complete with water meter and meter box in a right-of-way which will be provided by the 
developer as per City’s specifications. 

b) Storm Sewer Works: 
(1) At Developer’s cost, the Developer is required to: 

(a) Provide an erosion and sediment control plan for all on-site and off-site works, to be reviewed as part 
of the servicing agreement design. 

(b) The farming community utilizes the storm water from the City's drainage system (i.e. ditch and storm 
sewer) for irrigation purposes; the developer may be required to address the water quality of the 
onsite runoff. The water quality must meet the standards of the City’s Pollution Prevention and 
Cleanup Bylaw #8475, as well as agricultural standards (Irrigation and Livestock) as per the British 
Columbia approved water quality guidelines.  

(c) Install a new storm service connection off of the existing box culvert in No 6 Rd frontage, complete 
with inspection chamber in a right-of-way, as per City specifications to service the development site. 
The tie-in shall be to existing manhole STMH7501. 

(d) Provide a right-of-way for the inspection chamber. Minimum right-of-way dimensions shall be 1.5m 
by 1.5m. Exact right of way dimensions to be finalized via the servicing agreement process. 

(2) At Developer’s cost, the City will:  
(a) Complete all tie-ins for the proposed works to existing City infrastructure. 

c) Sanitary Sewer Works: 
(1) At Developer’s cost, the Developer is required to: 

(a) Obtain approval from the owner(s) of the private sanitary sewer system at 14111 Entertainment Blvd 
to connect the proposed development. This is required prior to the Engineering Department sign-off 
on the building permit application for this project. 

(b) Conduct a capacity analysis to confirm if the existing private sanitary system in 14111 Entertainment 
Blvd has adequate capacity to service the proposed development. If the existing system is found to be 
inadequate in the capacity analyses, the developer is required to address the capacity issue. The 
capacity analyses and addressing inadequate private downstream sanitary pipes are required prior to 
the Engineering Department sign-off on the building permit application. 
(i) The purpose of the requested capacity analysis to the existing private sanitary system is to ensure 

that the proposed development can be adequately serviced. The City cannot approve a proposed 
building that cannot be adequately serviced.  

(ii) The City expects the applicant to coordinate with the owner of the private sanitary system to 
acquire sign off on the proposed sanitary servicing strategy and design the required upgrades if 
the existing system is found to be inadequate. This will be reviewed by the Building Approvals 
department during the Building Permit review and approval stage. The applicant may prepare an 
agreement with the operator of the sanitary system to confirm that the applicant will undertake 
the required sanitary scope of work prior to hooking up to the system. This agreement shall be 
provided at the Building Permit review stage for City review. The agreement shall be between the PLN - 49
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development applicant and the owner of the private sanitary system. The City’s involvement in 
the agreement shall be limited to being informed in advance when a party wishes to withdraw 
from the agreement. This agreement will be subject to review and approval of the City’s Law 
Department. 

(iii) Engineering will sign off on the future Building Permit Application after Building Approvals sign 
off on the upgrades to the private sanitary system, if they are inadequate.  

(2) At Developer’s cost, the City will: 
(a) Complete all tie-ins for the proposed works to existing City infrastructure. 

d) Street Lighting: 
(1) At Developer’s cost, the Developer is required to: 

(a) Review street lighting levels along all road and lane frontages, and upgrade as required. 
e) General Items: 

(1) At Developer’s cost, the Developer is required to: 
(2) Complete other frontage improvements as per Transportation requirements including but not limited to:  

(a) Interim Cross Section (to be constructed with proposed development): 
(i) No.6 Road: Approximately from existing west edge of pavement, 14m pavement width with 4 

lane cross section, curb and gutter, min 1.5 m blvd, 4.0 m Multi-use path, ~1.5 m back blvd. 
Works along No. 6 Road may be eligible for DCC credits. 

(ii) Steveston Highway: Protect existing cycling lane at intersections. Repaint existing WB laning to 
6.4 m (3.1, 3.3 curb GP vehicle lane), 0.3 m buffer, 1.7 m bike lane, curb and gutter, 1.7 m 
landscape boulevard, 2.0 m sidewalk, 0.3 m back blvd.  

(b) Frontage Intersection Improvements: 
(i) At intersection of Steveston Hwy @ No.6 Road. SBR, SBLT, 2 NBT 
(ii) At No.6 and site access 1SBT, 1SBL (into site), 1NBT, 1NBR (into site). Tie back into existing 

roadway north of site 
(3) Coordinate with BC Hydro, Telus and other private communication service providers: 

(a) To pre-duct for future hydro, telephone and cable utilities along all road frontages. 
(b) Before relocating/modifying any of the existing power poles and/or guy wires within the property 

frontages. 
(c) To underground overhead service lines. 

(4) Locate/relocate all above ground utility cabinets and kiosks required to service the proposed development 
and proposed undergrounding works, and all above ground utility cabinets and kiosks located along the 
development’s frontages, within the developments site (see list below for examples). A functional plan 
showing conceptual locations for such infrastructure shall be included in the development design review 
process. Please coordinate with the respective private utility companies and the project’s lighting and 
traffic signal consultants to confirm the requirements (e.g., statutory right-of-way dimensions) and the 
locations for the aboveground structures. If a private utility company does not require an aboveground 
structure, that company shall confirm this via a letter to be submitted to the City. The following are 
examples of statutory right-of-ways that shall be shown on the architectural plans/functional plan, the 
servicing agreement drawings, and registered prior to SA design approval: 
• BC Hydro PMT – 4.0 x 5.0 m 
• BC Hydro LPT – 3.5 x 3.5 m 
• Street light kiosk – 1.5 x 1.5 m 
• Traffic signal kiosk – 2.0 x 1.5 m 
• Traffic signal UPS – 1.0 x 1.0 m 
• Shaw cable kiosk – 1.0 x 1.0 m 
• Telus FDH cabinet – 1.1 x 1.0 m 
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(5) Provide, prior to start of site preparation works or within the first servicing agreement submission, 
whichever comes first, a preload plan and geotechnical assessment of preload, dewatering, and soil 
preparation impacts on the existing utilities fronting the development site and provide mitigation 
recommendations. 

(6) Conduct pre- and post-preload elevation surveys of all surrounding roads, utilities, and structures. Any 
damage, nuisance, or other impact to be repaired at the developer’s cost. The post-preload elevation 
survey shall be incorporated within the servicing agreement design. 

(7) Monitor the settlement at the adjacent utilities and structures during pre-loading, dewatering, and soil 
preparation works per a geotechnical engineer’s recommendations, and report the settlement amounts to 
the City for approval. 

(8) Submit a proposed strategy at the building permit stage for managing excavation de-watering. Note that 
the City’s preference is to manage groundwater onsite or by removing and disposing at an appropriate 
facility. If this is not feasible due to volume of de-watering, the Developer will be required to apply to 
Metro Vancouver for a permit to discharge into the sanitary sewer system. If the sanitary sewer does not 
have adequate capacity to receive the volume of groundwater, the Developer will be required to enter into 
a de-watering agreement with the City wherein the developer will be required to treat the groundwater 
before discharging it to the City’s storm sewer system. 

(9) Not encroach into City rights-of-ways with any proposed trees, retaining walls, or other non-removable 
structures. Retaining walls proposed to encroach into rights-of-ways must be reviewed by the City’s 
Engineering Department. 

(10) Enter into, if required, additional legal agreements, as determined through the subject development's 
Servicing Agreement(s) and/or Development Permit(s), and/or Building Permit(s) to the satisfaction of 
the Director of Engineering, including, but not limited to, site investigation, testing, monitoring, site 
preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, ground 
densification or other activities that may result in settlement, displacement, subsidence, damage or 
nuisance to City and private utility infrastructure. 

17. (Fees - Notices) Payment of all fees in full for the cost associated with the Public Hearing Notices, consistent with the 
City’s Consolidated Fees Bylaw No 8636, as amended. 

Prior to a Development Permit∗ being forwarded to the Development Permit Panel for consideration, the 
developer is required to: 
1. (Landscape Plan and Security) Submission of a Landscape Plan, prepared by a Registered Landscape Architect, to 

the satisfaction of the Director of Development, and deposit of a Landscaping Security based on 100% of the cost 
estimate provided by the Landscape Architect, including installation costs and 10% contingency. The Landscape Plan 
should include at a minimum 42 replacement trees on site with the following minimum sizes: 

No. of Replacement Trees Minimum Caliper of Deciduous Tree or Minimum Height of Coniferous Tree 
108 8 cm  4 m 

2. (Energy Efficiency Report) Submission of an energy efficiency report and recommendations prepared by a 
Registered Professional which demonstrates how the proposed construction will meet or exceed the required 
industrial/retail energy efficiency standards (minimum of ASHRAE90.1-2019 for industrial and Step 3 with EL-2 for 
hotel), in compliance with the City’s Official Community Plan. 

3. (Site Access and Vehicle Circulation) Conduct further study and implementation, to the satisfaction of the Director, 
Transportation, the following: 
a) Modification of retaining wall along the south edge of the ramp to improve sight lines (e.g. curb with mounted 

post and rail rather than solid concrete wall). 
b) Refinement of the parking to the north at the bottom of the ramp to be restricted, improving sight lines to the 

north drive aisle.  
c) Consideration of posted speed along the drives aisle to be 10-15 km/h and location of signage. 
d) Provision of a stop control at the bottom of the ramp.  
e) Provision of warning signage on the ramp advising of approaching vehicles.  
f) Provision warning system whereby detectors on the drive aisles approaching the ramp would activate a flashing 

yellow warning light on the ramp. PLN - 51
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Prior to Building Permit Issuance, the developer must complete the following requirements: 
1. Submission of a Construction Parking and Traffic Management Plan to the Transportation Department. Management 

Plan shall include location for parking for services, deliveries, workers, loading, application for any lane closures, and 
proper construction traffic controls as per Traffic Control Manual for works on Roadways (by Ministry of 
Transportation) and MMCD Traffic Regulation Section 01570. 

2. Incorporation of accessibility measures in Building Permit (BP) plans as determined via the Rezoning and/or 
Development Permit processes. 

3. Obtain a Building Permit (BP) for any construction hoarding.  If construction hoarding is required to temporarily 
occupy a public street, the air space above a public street, or any part thereof, additional City approvals and associated 
fees may be required as part of the Building Permit.  For additional information, contact the Building Approvals 
Department at 604-276-4285. 

 

Note: 

* This requires a separate application. 

• Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only as personal covenants 
of the property owner but also as covenants pursuant to Section 219 of the Land Title Act. 

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is 
considered advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the 
Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate 
bylaw. 

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of 
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a 
form and content satisfactory to the Director of Development. 

• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s), 
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site 
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, 
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and 
private utility infrastructure. 

• If the development will be constructed in phases and stratified, a Phased Strata Subdivision Application is required. Each phase of 
a phased strata plan should be treated as a separate parcel, each phase to comply with the Richmond Zoning Bylaw 8500 in terms 
of minimum lot area, building setback and parking requirements. Please arrange to have the City’s Approving Officer review the 
proposed phased boundaries in the early DP stages. To allow sufficient time for staff review and preparation of legal agreements, 
the application should be submitted at least 12 months prior to the expected occupancy of development. 

• If the development intends to create one or more air space parcels, an Air Space Parcel Subdivision Application is required.  To 
allow sufficient time for staff review and preparation of legal agreements, the application should be submitted at least 12 months 
prior to the expected occupancy of development. 

• Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal 
Migratory Birds Convention Act, which contain prohibitions on the removal or disturbance of both birds and their nests. Issuance 
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends 
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured 
to perform a survey and ensure that development activities are in compliance with all relevant legislation. 

 
 
 
 
 _____________________________________________   _______________________________  
Signed Date 
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jenn Bylaw 10693 

 
Richmond Zoning Bylaw 8500 

Amendment Bylaw 10693 (RZ 24-012103) 
14111 Entertainment Boulevard 

 
 
The Council of the City of Richmond, in open meeting assembled, enacts as follows: 

1. Richmond Zoning Bylaw 8500, as amended, is further amended by inserting the following 
zone into Section 22 – Site Specific Commercial Zones: 

22.56      Commercial and Light Industrial (ZC56) – Riverport (Fraser Land) 
 

22.56.1 Purpose 
 
The zone provides for a limited range of commercial, light industrial, and 
compatible uses.  

 
22.56.2 Permitted Uses 
 

 animal daycare 
 animal grooming 
 animal shelter 
 broadcasting, studio 
 building or garden supply 
 childcare 
 commercial storage 
 commercial vehicle parking and storage 
 contactor service 
 education, commercial 
 equipment, minor 
 government service 
 greenhouse & plant nursery 
 health service, minor 
 industrial, general 
 industrial, manufacturing 
 industrial, warehouse 
 library and exhibit 
 manufacturing, custom indoor 
 microbrewery, winery and distillery 
 office 
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 parking, non-accessory 
 private club 
 recreation, indoor 
 recreation outdoor 
 recycling depot 
 recycling drop-off 
 religious assembly 
 restaurant 
 restaurant, drive-through 
 retail, convenience 
 retail, showroom 
 service, business support 
 service, financial 
 service, household repair 
 service, personal 
 studio 
 utility, minor 
 vehicle body repair or paint shop 
 vehicle repair 
 vehicle rental, convenience 
 warehouse sales 
 veterinary service 

 
22.56.3 Secondary Uses 

 n/a 

22.56.4 Additional Uses 

 hotel 
 

22.56.5 Permitted Density 

1. The maximum floor area ratio is 0.7. 

2. Notwithstanding Section 22.56.5.1, the maximum floor area ratio for 
hotel is 2.3. 

 
22.56.6 Permitted Lot Coverage 

1. The maximum lot coverage is 55% for buildings. 
 

22.56.7 Yards & Setbacks 

1. The minimum front yard is 3.0 m. 
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2. The minimum exterior side yard is 3.0 m. 

3. Notwithstanding Section 22.56.7.1, the minimum front yard for hotel is 
2.0 m. 

4. There is no minimum interior side yard or rear yard. 

22.56.8 Permitted Heights 

1. The maximum height for buildings is 12.5 m. 

2. Notwithstanding Section 22.56.8.1, the maximum building height for 
hotel is 24 m (6 storeys). 

22.56.9 Subdivision Provisions/Minimum Lot Size 

1. The minimum lot area is 3,000 m2.  

22.56.10 Landscaping & Screening 

1. Landscaping and screening shall be provided according to the 
provisions of Section 6.0. 

22.56.11 On-Site Parking and Loading 

1. On-site vehicle and bicycle parking and loading shall be provided 
according to the standards set out in Section 7.0. 

2. On-site loading shall be provided according to the provisions of Section 
7.0, except that the minimum number of loading spaces for hotel shall 
be: 1 medium loading space plus 1 space for each additional 5,000 m2 
over 7,000 m2. 

22.56.12 Other Regulations 

1. Restaurant use is limited to a gross floor area of 1,300 m2. 

2. A religious assembly is limited to a gross floor area of 700.0 m2 and a 
maximum of 300 seats. 

3. Hotel use is only permitted on sites abutting Steveston Highway and 
only within 20.0 m of the property line. 

4. In addition to the regulations listed above, the General Development 
Regulations in Section 4.0 and the Specific Use Regulations in Section 
5.0 apply. 

2. The Zoning Map of the City of Richmond, which accompanies and forms part of the 
Richmond Zoning Bylaw 8500, as amended, is further amended by repealing the existing 
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zoning designation of the following area shown cross-hatched on “Schedule A attached to 
and forming part of Bylaw 10693”, and designating it “COMMERCIAL AND LIGHT 
INDUSTRIAL (ZC56) – RIVERPORT (FRASER LAND)”. 

3. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 
10693”. 

 
FIRST READING   

PUBLIC HEARING   

SECOND READING   

THIRD READING   

OTHER CONDITIONS SATISFIED   

ADOPTED   
 
 
 
    
 MAYOR CORPORATE OFFICER 
 

CITY OF 
RICHMOND 

APPROVED 
by 

 
APPROVED 
by Director 
or Solicitor 
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