
   

 
 
 

 
     M E M O R A N D U M  

TO: MAYOR AND COUNCIL 
 

DATE: DECEMBER 4, 2017 

FROM: COMMUNITY DEVELOPMENT DIVISION FILE NO: 14-05-0098 

SUBJECT: 
DEVELOPMENT PERMIT APPLICATION NO. 100890 
(161884 CANADA INC. / BEEDIE DEVELOPMENT / 4825 - 275 STREET) 

 

The purpose of this memorandum is to provide Mayor and Council with information regarding 
Development Permit No. 100890 to permit the construction of a 9,835 m² (105,868 ft²) industrial 
building including accessory office space located at 4825 - 275 Street in Gloucester. 
 

As noted in the November 6, 2017 report to Council: “As part of the application, the applicant has 
proposed to relocate an existing Statutory Right of Way and storm sewer. The north portion of the site 
includes a bio filtration/detention pond constructed in 2007 as part of the overall DFO compensation 
for the Gloucester Industrial Park. A non-disturbance restrictive covenant was registered on the 
property in 2008 to protect the pond.” 
 

The modification to the Statutory Right of Way (SRW) pertains to relocation of a stormwater pipe, that 
conveys stormwater flows. A tributary of West Creek exists (classified as Class B) south of 
Highway No. 1 with flow from that watercourse piped until it is received in the pond at the northerly 
portion of the subject site. The pond and flow outlet point have been constructed in compliance with 
Department of Fisheries and Oceans (DFO) and Township’s Streamside Protection provisions and are 
respected by the subject application. 
 

A November 24, 2017 Langley Environmental Partners Society (LEPS) letter states: “This channelized 
creek is actually one of the main branches of West Creek, draining upstream agricultural lands, as well 
as the highway. The creek is Class B or yellow coded according to the Township of Langley’s 
Watercourse Classification map; yellow coded streams are significant source of food, nutrient or cool 
water to salmon populations downstream.” 
 

The watercourse identified in the LEPS letter was authorized for elimination by DFO pursuant to an 
August 27, 2000 DFO authorization (see attached) and eliminated between 2005 to 2008. Consistent 
with the authorization, the flows were piped with a SRW registered at that time. The pipe and 
associated SRW is proposed to be relocated as part of the subject application. 
 

In addition, the proponents’ Qualified Environmental Professional (QEP) has provided a letter (copy 
attached) stating: “In conclusion, we confirm that there is no stream on the subject property and 
that the Township is entirely within their jurisdiction to allow realignment of the storm sewer 
through the property.” 
 
 

Attachment A Aerial Site Photo 

Attachment B  Site Plan 

Attachment C   Civil Plan 

Attachment D  SROW Relocation Plan 

Attachment E  Restrictive Covenant non-disturbance area  

Attachment F   November 24, 2017 Langley Environmental Partners Society (LEPS) letter 

Attachment G  August 27, 2000 DFO authorization 

Attachment H   Envirowest Consultants Inc. letter dated November 30, 2017 



S
U

B
JE

C
T

 

Attachment A



Attachment B



Attachment C



Attachment D



Attachment E



LANGLEY  ENVIRONMENTAL  PARTNERS  SOCIETY 
#201- 4839- 221  Street, Langley, B.C. Canada  V3A 2P1  (604) 532.3511 

Revenue Canada Charitable Number: 14057 9962 RR 0001      

www.leps.bc.ca 

November 24, 2017 

RE:  Development Permit Application No. 100890 (161884 Canada Inc. / Beedie Development Group / 
4825 275 St.) 

To: Mayor and Council; 

We wish to alert you to information regarding the Class B creek that has been omitted from the 
development permit application No. 100890 (please refer to attached map).  This application came before 
council on November 6.  The application refers to the modification of “Statutory Right of Way BB184653 
(Plan BCP 34343)” (page 2, item f., under “… the following items will need to be finalized”) but does not 
note the stream classification.   

We are concerned that the omission of this information could have adverse impacts to West Creek and 
upstream habitat. 

This channelized creek is actually one of the main branches of West Creek, draining upstream agricultural 
lands, as well as the highway.  The creek is Class B or yellow coded according to the Township of Langley’s 
Watercourse Classification map; yellow coded streams are significant source of food, nutrient or cool 
water to salmon populations downstream.  Yellow coded streams require a 20m setback from both banks 
(Township of Langley’s Streamside Protection Regulation):  
https://webfiles.tol.ca/CommDev/Brochures/Streamside%20Protection%20&%20Enhancement%20Broc
hure.pdf).   

This creek enters a Class A or red coded (salmon bearing) stream only 160m downstream of this 
development permit area. 

It is our hope that in sharing this information, the creek will be considered with due respect as a nutrient 
value stream and an important section of West Creek. 

Encl. Stream details up and downstream of application property 

Attachment F

http://www.leps.bc.ca/
https://webfiles.tol.ca/CommDev/Brochures/Streamside%20Protection%20&%20Enhancement%20Brochure.pdf
https://webfiles.tol.ca/CommDev/Brochures/Streamside%20Protection%20&%20Enhancement%20Brochure.pdf


Stream details up and downstream of application property: 
(source:  Township of Langley’s online mapping system, Geosource) 
 

 
 
Blue circle indicates the properties associated with this application, please note Class B stream south of 
Hwy 1 that flows under the highway and 48 Ave to these properties. 
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Site 10 is shown on the "Existing Drainage" map (see page 14).  The "Ultimate Drainage" map (page 15) shows the watercourse no longer present. 
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November 30, 2017 

TOWNSHIP OF LANGLEY 
20338 – 65 Avenue 
Langley, BC 
V2Y 3J1 

Attention: Mr. Ramin Seifi, P.Eng., M.C.I.P. 

General Manager 
Engineering and Community Development 

Dear Mr. Seifi, 

RE: DEVELOPMENT PERMIT APPLICATION 100890 
4825 – 275 STREET, LANGLEY - WATERCOURSE MAPPING CONCERN 

We have reviewed the November 24, 2017 letter from the Langley Environmental Partners 
Society (LEPS).  This letter is addressed to the Township of Langley Mayor and Council and is 
intended to bring to their attention an apparent omission of information regarding a watercourse 
on the subject property.  The development permit application makes reference to the proposed 
modification of a statutory right-of-way (RoW) through the property.  We were in attendance at 
the Council meeting on November 27, 2017 when this matter was raised and discussed.   

The LEPS letter makes reference to a channelized stream that is a main branch of West Creek.  
While not explicitly stated in the letter, the assertion made by LEPS is that this stream flows 
through the subject property as an open channel.  The letter indicates the stream is Class B 
habitat and that such streams require setbacks of 20 metres on each side.  An attachment to the 
LEPS letter, citing the Township’s Geosource web-map, is referenced in support of the Class B 
designation.  

As you may be aware, Envirowest has been involved with environmental planning at Gloucester 
Industrial Estates since the early 1990s.  We are extremely familiar with the watercourses of the 
area and in particular, the drainage system at the subject site.  Relevant information is 
summarized below. 

In 2000, Fisheries and Oceans Canada (DFO) issued an Authorization agreement to 161884 
Canada Inc. (Gloucester) allowing the alteration of watercourses throughout the business park, 
subject to provision of compensatory habitats.  Maps appended to the Authorization identified 
streams that existed when the agreement was executed (Existing Drainage) and streams that 
would ultimately exist at complete build-out of the industrial park (Ultimate Drainage).  

envirowest consultants inc.

www.envirowest.ca

Suite 101 - 1515 Broadway Street
Port Coquitlam, British Columbia
Canada  V3C 6M2

604-944-0502

DRAFT

May 07, 2013

Mr. Rodney Stott

District of Maple Ridge 

11995 Haney Place 

Maple Ridge, BC  V2X 6A9 

Dear Sir, 

RE: 24366 AND 24388 RIVER ROAD – 24548 LOUGHEED HIGHWAY, MAPLE RIDGE 

CONSERVATION AREA BUDGET 

The 24548 Lougheed Highway Holdings Ltd. proposes to operate a landfill (project) at 24548 Lougheed 
Highway, and 24366 and 24388 River Road, Maple Ridge, British Columbia.  The character of the project
location and the fill plan are presented by the following documents: 

• 24366 and 24338 River Road, Maple Ridge, BC; Fish Habitat – Statutory Obligations 
July 12, 2012 Letter Report, Envirowest Consultants Inc.; and, 

• 24548 Lougheed Highway, 24366 and 24388 River Road, Maple Ridge

Environmental Assessment – Watercourse Protection & Natural Features Development Permits 

January 23, 2013 Letter Report, Envirowest Consultants Inc. 

Proposed fill will eliminate Watercourse ‘B’ and its tributaries.  The loss of these watercourses is offset
through the creation of new watercourses and the enhancement of others.  The design of watercourse 
creation and enhancement is presented by the January 23, 2013 Letter Report.  

This correspondence presents a conservation area budget associated with development.  The budget
accounts for setbacks from watercourses and associated conservation areas for the design condition where
watercourses are not physically impacted by development, and for the design condition where 
Watercourse ‘B’ and its tributaries are impacted.   

Watercourses within the project boundaries are presented by Drawing No.1668-01-16 (attached). 

Standard Conservation Areas

The standard setbacks for existing watercourses, independent of watercourse creation and enhancement, 
to define streamside protection and enhancement (aka conservation) areas, are 15 and 30 metres.  The 15 
metre setback applies to non-fish bearing watercourses, while the 30 metre setback applies to fish bearing 
watercourses.  Fish bearing is defined as the presence of fish during any time of the year.  

Attachment H



Mr. Ramin Seifi 
Development Permit application 100890 
4825 – 275 Street, Langley - Watercourse mapping concerns 
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Envirowest Drawing No. 655-55-01 (Attachment A) shows relevant portions of the two 
drawings.  The map depicting existing drainage identified a stream flowing across the subject 
property.  The map depicting ultimate drainage shows no stream on the subject property. 
 
Aerial photography available on the Geosource web-map shows the subject site as generally 
undisturbed in 2005.  The 2008 aerial image shows the property as cleared of vegetation with a 
roadway and storm sewer extending westward from 275 Street; the stream still exists at this point 
in time.  The 2010 aerial image shows the property as almost completely filled and the stream 
completely eliminated.  Storm sewers were installed to convey runoff from the south side of the 
property (including stormwater from Highway 1, local roads and lands south the highway) to a 
habitat pond at the north end of the property.  The habitat pond is protected by a non-disturbance 
covenant registered on the title of the property.  Storm sewers were installed through the 
property, within RoWs registered on the legal title of the property, in favour of the Township of 
Langley. 
 
The Geosource map attached to the LEPS letter is consistent with the drainage condition 
described above.  Blue lines on the map attached to the LEPS letter denote storm sewers 
conveying drainage across the site.  This map does not show Class B stream habitat on the 
subject property; it correctly shows that no stream exists. 
 
In allowing the enclosure of this stream in a storm sewer, the DFO Authorization acknowledged 
that fish habitat could be (and subsequently has been) eliminated from the property and that DFO 
would no longer have any interest in the property as habitat.  The DFO Authorization ensured 
that replacement habitat would be (and subsequently has been) constructed elsewhere within the 
business park.  Once the stream was diverted into the storm sewer, and a RoW was registered 
over the sewer corridor, all authority over this section of the drainage system transferred to the 
Township of Langley.   
 
Storm sewers are not considered to be fish habitat (even in cases where fish migrate through 
them) and setbacks do not apply.  Senior environmental agencies have no role in the 
modification of storm sewers within their RoWs, including realignment of sewers in modified 
RoWs.  Approvals are required from these agencies only when proposed works affect the inlets 
and outlets (i.e. where they connect to open streams); such works are not proposed by the 
development permit application. 
 
The proposed works involve replacement of a section of the existing storm sewer with a new 
storm sewer on a different alignment, accommodating a building that had not been designed 
when the sewer was first installed.  The new sewer will connect to an existing manhole at one 
end, and will connect at a new manhole at the other end.  No work is proposed near open stream 
habitat.  Notwithstanding, the work has been carefully planned and will be monitored to ensure 
that indirect impacts to downstream habitat do not occur.    
 
In conclusion, we confirm that there is no stream on the subject property and that the Township 
of Langley is entirely within their jurisdiction to allow the realignment of the storm sewer 
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through the property.  The works will be closely monitored to ensure no indirect impacts to 
downstream habitat.  
 
Please call me should this require clarification. 
 
Your truly, 
ENVIROWEST CONSULTANTS INC. 
 
 
 
 
Ian W. Whyte, P.Ag. 

Senior Project Manager 
 
IWW 
attach. 
 



 
 
 
 
 

 ATTACHMENT A 
 

ENVIROWEST DRAWING No. 655-55-01 
DFO APPROVED DRAINAGE PLANS 






