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pram SR

Sank: Saturdey, Jumz 00, 2025 B:58 PR
Te: Sicphen Ackerdaan <aricherdaon@itol.ca; Eric Woodward <cwoodwardifeal.on>

Salomct: [TXTEAMEL] Ac: coveneet

tdls Saoghen,

Thank you for the informaticn.

Coxa 3. Exgamaicn and imprevoment of the communiy omawwtcr— meoan that the curent detontien poeda will Bc
dug dexperfwider Bcfors bornieg them over to the Towmahig? Wil ftreca b cut dowe within the =% morca?

On Sat, bor 5, 2023 at 8:25 PM Stcphos Richerdeon 2aricherdicnifsclon> wrote:

Good aft=rnoan Mayor Woodeand:

Comect, wih respedt fo the subject current Beedi= applicatdon (14-05-0105) @= pond ar=gs {55 acres) is
baing permanenty dedicabed mmd profected ms pobed In the Repart o Councll and as peferesced Inothe

folloaing developmant prarequisies:

Pags 106 of GRS

POl Sd-4Td
2 Expanskn and Improvement of Sie communky stormamter det=nton faclBes ks sccordance
with B Township's Suibdivision and Oevelopment endcing Eylaw Inchuding dedicaticn of the
l=nds;

40 . S=curing tmnsfer of approamately 2231 ha (55,13 ac) of land o the Tosnshlp upan
securing any and all reguired ssndroeememial and servicing spprovals and works

7. Compliance with Schedul= 2 — Development PermE Ar=ps: Etresmside Probscion and
Enhamncemant of the Townshilp OCF Incding Issuance of & Streamside Deyvelogment Pemmit,
security of reouirad senfor govemnment agorovals, securty of proposed sk ot works
Inchxding mco=ss |mfrasirechors, and ransdsr of the lands o the Tosnmship;

The inforraton sharssd o e =l below nederences and perising o e separat=, distinct (apoenxdmatedy
115 km southeast of e currend appicaticn) and previous Development PermE applcation (Tol Project 5 14-
C=-0052 ( 4325 - 27< Sreet 7 Bepdle Oevelopment Growg { Development Pemrit Applicabdan Mo, 100ES0)
I=ued oy Coundl Moy, & 717, As part of that apglicedon the subjed == nduded 'a Hofiraticed'd =t=nboin

P consimeched In 2007 &5 part of the cverall OFD compersaiion fior the Gloacesier Indusirial Fark. A mon-
dizturbance resiricive Covenant was regisiered on B propesty In 200E 1o profect the pond. T suibect
develapment permit must coengly 'with the berms and condBons of the restrichee oovenant’

Pleas= l=f me know B shad! can provide addbonal information | clarficabon or be of furSier assistance.

EBexst regards - Stephen



From: =7

Damte: Tugsssy, May 30, 2023 a8 5-55 P
Ta: Eric Wootward ST

Subject: covanant

Hi,

found thia in 3omc peporwerk tho [ by Bocdic ko kg the mrce on the acuth aidc of the
Frooway. Hircfcr to the arce e the porth side. Twe srcma 2o resd beth in Beld and undordiecd. Thnm mna that
notking 2o bz danz o= the pend. Themsors slaz a=cticna in the regert that stats the ooy seenet be poucked in the
rextrizezd arzm il of this infarmation came fram the T\:wruhr,l By way of p Frozdam of irfomasios l::ll:l:!:r. Idaem
ke H the mrcan et Boodic b tryieg 20 devcleg now mnc iedudod in the restrictive coworant but cortaiely tee poed
and wrcHand trocy, sbrubs, otc sre in the rotrdckise covemant. Chediieg ot the Land Tioy office thould o2 you knew
the= aroea thes Bzodic weeta ko dewslep now ans = the remrictive cevEnEeE arza.

1

Pages .....
138 -
139 Forses

wm
Wherzma ths ‘rllE‘ O Authordcstion #E5-HPAC-AZ 000 COO21T MIELR Filcd A 20004550 citcd in tho ateff cpart
::Ib::.'l' |l: mstharcation poricd for the harmful slbcrstion smccistod :er' zlem ﬂ:lr:l opmecnt mcHwitic b

Fram10 Mwy, 2000 H-r:qh 18 Septomber, 2005 and . Ha

auchthst fok ekt mey ke affuctad, o new Authorization purseant ko Section 33{2} of the Fisharis Azt m

baragquired.; sndVitcrcms the autject dowclepment progeanlwi ||n:|w;:::r:.|lrlﬂ'l:n:h'lfﬁ::tr:w‘nl' populstioea
witich b kcd from the o=k mworks undortakon in sed srousd the mukjoct property, therckby eriggering
theimralhoment of the OFD i= e propossd SAVE relocesio= in :r:l:r 22 cnawee that the anginel sendrizna of
Authoricaticn arc atll sgglicakblc; TEorcfors, bo it machesd that w recoraidorstion of the meticr on the grounda of now

information ;r:l::l:ﬂ mnd that tho follkewing ocondfiors be sdided 2o the odginel 09 1] Bcodic Corpomtion andfer i
Guultfize Prefezizeal senfirma thes the Izzaties ped pen=ral d=aige =f the werk ars o=nansere with she irformasi=-
erigially previged =2 the 020 and thet ey ackrtantve devietom be ferenrded & them far review peiar b= cureem
Austhoricsticn; mnd 2] Thet the BE0 cenduct makc rovicw bn order 80 debermine the numbcr and apedics of fah
pobontslly sffocted by e ro-locstion of the ST and 3) That the 0F condiicn be subjoct to the osrment jurtadiction
ef the OFC with reapees any harmiful akeresios of fish helitat ans t=wt all coerznt apglizeklz DFO and Towmahip of
Langl=y 1=anderda and pelioes ke shersfane spphed; and 3fThat the Mimasy Emrenment ke coeauked furteer o e
npglicatios iz ordcr bo macorteis com plimnos with all rdwbed grovinc| polidcs ferther bo figh and rigardes geiddin=
and lcghlwton; sed 5[The bausecs of o beilding pomit for 3679 7754 Stroct will not Bo I { urtl tho p
rezuiremose: Favs ol aukasansyvshy boon met TRanks, Counzilzr Potricm Amazen Teweship of Largley PO 1E-0m1

Pagc 47 of B27 From: Aemin ScfiScnt Sme: 11272007 05:249:01 PM Tos Stcghon Bicherdaaon Coz Aokt fealk Aod
Shend; Joc| Mogtzpasd; Cave Anderaze; Cavid Cecking; Pl Albrecht Fevin Larase Subjzes: @00 mdormasioe re:
| t Pocrmit. [ Mo, 1DoEsd Fd:h:l'm:r-.l:|ml|:l:t|1;r||ml|:lxll|:|: Thankx 3tcghon; | would ke

1 &0 reapond tothe LEPS kecr with clarficetions ko the pointy mibscd sz por your commenty bodiow. Bovin i copicd far
I'|"=ll'|'|l'h = the: werki-g relatanahip we I'n-l'l- o with L=PS. Tharks Fram: St=phzn Aickandazn Some: Wioecey,
Mowember 27, 2017 12:57 AN To: Tamis Soifi = Aobe ru: all; Rl Shewd ; Josd apespual ; Dwyes Snderasn; Cawid
Cocking ; Faul Albrecht Sukbjoct RE: Inf: re= Oow t Poemitt I Fio. 100850 Good marcing Aemin:
S2afF mrc sblc £0 prowide the following commcn tr'lhn.:m: _;Irzlr‘: 1) irformation inchafcd in Kow B § 17 Acport o
l::un:l ard I Laegly Brebenm =neal Fmrtnzra Socicty (LEFS) Mev. 23 § 17 eorrmapandonee. FOU LE-081 Fape 38 oF 257
1. Mew. B f 17 Regertto Courdl &a part of e k d-: | hap = e Cxihtiey Stwtutory
Right of Way sed o rmoceer. Tha norih portion of the e includes s biohlrwtion fdetention posd lnﬂlh.ll.'t-'.'

2007 sx pwet of the ovarsdllord ion for the G 4 im| Purk. & It Eunce

czvmeant was rapateewd snthe progarcty i I00E to protect the zond. TRa sobmct devalopme=t zarmit must comply
with the imrma p=d dits edthar AT . {Mmzcert B0 Council Movembar B, 2017 Pubbc Hearisg {14-
O5-00E | Dok Pormit I Hio_ 100650 [1615E4 Carnds Inc. f Boodic Dowvclegment Group f 43325 - 379
mrzct

(T

Two areas to read both in bold and underlined. This means
that nothing can be done to the pond. There are also
sections in the report that state the trees cannot be
touched in the restricted area. All of this information came
from the Town ship by way of a freedom of information
application. | do not know if the areas that Beedie is trying to
develop now are included in the restrictive covenant but
certainly the pond and wetland trees, shrubs, etc are in
the restrictive covenant. Checking at the Land Titles office
should let you know if the areas that Beedie wants to
develop now are in the restrictive covenant area.

The north portion of the site includes a biofiltration/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 subject development permit

must comply with the terms and conditions of the restrictive

covenant. (Report to Council November 6, 2017 Public Hearing

(14- 05-0098) Development Permit Application No. 100890
(161884 Canada Inc. / Beedie Development Group /4825 - 275

Street

https://west-creek-awareness.ca/wp-content/uploads/2025/01/township-of-langley-foi-24-174.pdf
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Jidly 7, 20ES Frojact- 14-05-0105

Folder: RO100248

Scof Bamett, Direclor
Aesqurca FManagamant
Wiriairy of Fonsabs

Saulh I.‘.m:nl:Flnghrﬂ.l Ot
200, 10428 — 153 Siresl
Sumey, BC W3R 1EY

Re:  Gloupester industrial Fork Community Flan Amendmeni Bylaas Ho, 5085 and

Razoning Bylaw Mo, 5888 (161884 Canadn Ino. / Beedie Growp § 5600 Biock of 268,
272 and 275 Sireets)

This purposs of this lefor is i share irlommation Wi regeeds o Councl's procesdings
ragarding 1hiv SUbRCE spgicaton. For your inlonsalcn, the aloremantionsd bylaws ware
coriidensd far Sird reading by Council &t fs rogular mesang of Jung 29, 2023, Accoeding o
the drak mimuies, Souncl resolved tha Tollowing:!

AMENDOMENT

Thar Coseal geant fardd snd Bnal reading e “Langley Offoial Commaunily Plan
Byhaw [575 Mo, TH42 Amanome [Clousesier INTLARLNAT Pask) Bytawr THES Mo,
SE58 Amangmaid (TATARY Danady inc. / Beethe Groupl Bplaw Mo 58857

Thar Counel daler congiclerabon of fand readhing o " Townshp of Langley Joning
Byl TREF Mo, 2500 Amenomerd 161884 Canada e £ Besdie Gmuin) Sules
o SARET satyrod fn proeieinn of adaibonos' mitrnalion padeining io requied
Eancy poverrvnan! anviianmonta appeovals; amd

Thal the subjast deveiooment prerequstios anoly io Raroning Sytaw Mo, 5885

Wi undeniand il the Minsiry of Fonests s curenty mvissing Sater Sustainaniite Act
appication WSS 2010025 tor Tha subsect lancs, Corsistan with he aboye motion, whan

amilalls, piease provide information with regamms 1o the MinisTy's propossd rRcommendalions
for the: she and roquired npprovals.

I you hawe any quashions, ploass contach ma al 804,533 602 o tewaon@iol s
Yours fruly,

T T B T S T B _momm oas s s o oo mo

POt

T 073

June 30, 2023 Project: 14-05-07 05
Folder: RO100245

Beooadie Group / 161334 Canada Inz.
Conner O'Leary

3030 Gimoro Divarson

Bumaby, BC V53 384

Re:  Gloucester Industrial Park Community Plan Amendment Bylaw No. 5885 and
Rezoning Bylaw No. 5888 (161884 Conada ino. / Beadie Group / 5500 Block of 268,
272 and 275 Stroets)

Flease be advised that the aforemenscred Dylaws vare consicdersd foe third taaoing by Counad
al s regular meating of Juna 28, 2023 According 1o the draft mynwutes, Council resobved the
Sollowang:

AMENDMENT

That Councid grant thist and fnal reading 1o Langsy Oflicisl Commurity Plan
Bylaw 19749 No. 1842 Amandment (Gloucesier Industria’ Park) Bytaw 1983 No
2556 Amerdment (161834 Canada Inc. / Beedia Group) Bvlaw No  5805°

That Councl defer consideration of third reading 12 “Towrghip of Langiey
Zoning Bylaw 1987 No, 2500 Amendment (161884 Canada Inc / Basdie
Group) Bylaw No. 5886°, subject 1o pravision ol additional information
pertaining to requFed Senkar government sryincemental aporovals; avd

That the subject development praracd shes apply 10 Rezoring Bylaw No. 5886,

# you have any questions, please contact ma at 604,533 8021 or Mmansm @ 1ol .Gy,

Y71vuy. /

SENICR NER
THba

copy: Paut Albrechl, Development Engineerng
Ana Velazquez, Green Infrastuctung Serwees
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The notion of perpetuity is introduced in the original (2000) DFO Authorization agreement
under ltem #28, which

states:

“All leave-strip areas shown on ECL Drawing No. 467-02-12 will be protected by a
restrictive covenantto be registered against the title of the property(ies) affected under
section 219 of the Land Titles Act as per the requirements of MELP. All leave strips are to
be left in a totally undisturbed, naturally vegetated state in perpetuity. The covenant
boundary must be surveyed by a registered BC Land Surveyorand a permanentfence
must be constructed at the covenant boundary between development areas and the
covenantareas prior to the commencement of any site development, unless otherwise
agree to by MELP”

It should be noted, that the DFO Authorization was not specific to the Golf Course Lands but all
undeveloped land within the entire Gloucester Estates at that time. For clarity, these can be viewed
as two separate components. Habitats outside the subject lands and habitats within the subject
lands.

Habitats outside of the Golf Course Lands, have been approved and constructed in accordance
with the DFO Authorization and legally protected and will remain undisturbed in perpetuity.
These habitats can be seen to this day throughout the Gloucester Industrial Estates which act as
important environmental, drainage and wildlife corridors.

Habitats within the Golf Course Lands were never developed to a final stage. As such, they have
never been protected under the methodology described by item 28 of the DFO Authorization.This
is due to the severalfailed attempts to design a Golf Course on these lands. Until a final design
for the lands is approved and constructed, the lands remain “not completed” and are not
protected by a 219 Covenant. Furthermore, the DFO Authorization has now expired which
requires the project to seek new approvals for all works within the Golf Course Lands.
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AW 375 | of 983

- o File Number: 2010025

Ter sl dahkacd Catur

Bjec s o et i A e e 2 A S e i 1 Proponent: 161884 Canada Inc.

— Source: West Creek & Nathan Creek

Ashleish Ciilbert

Wamer.-lpprwaliﬁrﬂhmgainand‘%nmaﬂuum{sauimllj . .

Fequest Sant: Movember 3, 2023

Respanse Due: December 3, 2023 FrontCounter BC

;E;m;';i;‘;’;“’:‘i;;mmwﬁf&“ﬁﬁﬁmﬁﬂiﬁ?ﬁ " Water Authorizations Specialist - Stream Management
File Nuumber: 2010025 (778) 572-2232

Propanent: 161584 Canada nc shawn.fitzsimons@gov.bc.ca

Surce: West Creek & Mathan Creek
Precinct: Cloverdsls

Description of Works: Reconstroction of an existing stonmuwater managament pond, sream
and pond infills, and habitat enhancements.

Pleaza Click Hete to respond to this refarral Yo muost be logged i uzing vour BCeID
aoCoumt to view associated information. Forwarding or othernise distributing this email vall
provide acoess to the aszociated information enly if the receiver has a corespondine account.
Iote that it can take an extended period of time to connect from the BCeID lomin to the E-
Feferral: website, this iz normal  Avoid re-chicdking the "Mext" tton ar you could extend this
#=*Pleazs DD MNOT reply to this email ***

For "how-to" instructions an how o respond to this request, visit

hittps:/‘portal nrs. gov be_cafweb ' client’-\a-referral s for metmoctional videos. To oltam a
BCeDy, visit hitps:/‘mwww. boeid ca/

For techmics] aszistance with E-Refemralz, comtact FrontCounter BC at 1-877-855-31212

For more information regarding this referral use the email link at the botiom of this mes=zage
or nse the "Emadl Coordinstor” link bocated within the referral to contact the Feferal
Coordinataor.

Fupe IT3 ol 553
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10 DEVELOFMENT PERMIT REQUIREMENTS

The folloraing information is provided to satizfy Subzection 4 20 of OCP 5ch. 3. The fee will be
submitted by the applicant. b Ian Whnte, P Ag. iz the lead agent for this application. Supporting
information follows.

3.0  FISH AND FISH HABITAT
31 Fizh Distribution

Wzt of 272 Sirest, only manmads habitat/'drainase feanmes ooour south of 36 Avermes (except for
a zacion of channel immedistaly sguth of 56 Avenne). Historical aerial imagery and mapping
reflact only a zmall arsa of open water. However, ewtensive excavation snd sradine was
undertaken in preparation for both the detention pond and zolf courze development creating a
large lentic {pond) ecogysiem.

Simce itz constmction beaver activity has raised the water levels in the Wast Pond (Photosraph 1)

rezplting in mundation of adjacent areas that have developed as wetland habitats. All of the

constructed drainage features drain through the West Pond. West of 272 Street coho salmon have

besan obzerved upsirearm as far s Highoway 1. All of the siream features in the Golf Curse Lands

west of 272 Street are considersd acceszible to (if not al:o inhabited bey') salmonids. Other fish

spmacqm:mimmngmumwndﬂm of 272 Srest inchude oupthroat trout, threespine
fathesd minmow, brown bullhead, black crappie and largemonth bass.

Photograph 1. Beaver lodze om the
shareline of Pond W1 (West Pond)

(April 5, 2017).

East of 272 Street, upstream of the East Pond, historical records indicate presence of cobo zabmon,
outtheoat trout, threespine stickleback and crayvfizh (not identified to species). Beaver activity has
likaly elmmated sccess for jovenile sabmonids mio some aress. Sampling in and about the East
Pond in 2018 captured only thresspine sticklsback where salmonids were previoushy captared.

Oct 2022

East of 272 Street,
upstream of the East
Pond, historicalrecords
indicate presence of coho
salmon,

cutthroat trout, threespine
stickleback and crayfish
(notidentified to species).
Beaver activity has

likely eliminated access
for juvenile salmonids into
some areas. Samplingin
and about the East

Pond in 2018 captured
only threespine
stickleback where
salmonids were
previously captured

May 2025

Proof of Life. Video

Evidence of Coho

Successfully
Spawning in West

Creek Headwaters

+ 60%

Nov 2023 -

black cottormeod, with wetlands/'pond expandineg it low bying aress. Himalavan blackiberry is
common throushont the Golf Courze Lands esst of 272 Steet. A zignificant ocowmrence of
Japanese knotweed {2 nowious weed m British Cohombia) ecours to the southeast of the East Pond;
treatment of the Tapansze motwesd by a licensed pesticide applicator is undaroeay.

3.4  Fizh Distribution

Weat of 272 Strest, only manmads habitat/'drainaze features ocour south of 56 Avenue (excapt for
3 zaction of channe] immedistaly south of 56 Avenue) Historical aerisl] imagery and mapping
raflect only a zmall area of open water, However, extensive excavation and gradins was
undertaken in preparation for both the detention pond and golf cowrse development creating a
large lentic {pond) ecosystem.

Since ifs construction beaver activity has raizsed the water levels in the West Pond (Photograph 24)

rezulting i imumdation of adjacent areas that have developed as wetland habitats. All of the

constructed draimage featres dram thronsh the West Pond. West of 272 Strest coho =almon have

been ob=erved upstream 2= far = Highoay 1. All of the siream feahures in the Golf Curss Lands

west of 272 Street are conzidersd acceszible to (if not alwo inhabited by salmorids. Odher fish

speuacaptuedﬂm.ugmﬂtreanwu:’ﬂnu of 272 Strest inchade outthroat trout, threespine
fathesd mirmony, brown ballhead. black crappie and larzemowth bass.

Photograph 24. Beaver lodze on the
shoreline of Pond W1 (West Pomd)
(April 5, H1T.

East of 272 Streset, upstream of the East Pond, historical records indicate presence of coho sabmon,
cutthroat rout, thresspine stickleback and crayfizh (not identified to species). Beaver activity has
liksly eliminated access for juenils sabmonids into some aress. Sampling in and sbout the Ezst
Pond in 2018 capored only threespine stickleback whers salmomids were previcusly caprored.

West Creek comtimies approzimately ten kilomstre: dommstream and iz conflusnt with the Frazer
Fiver upstream of hMachfllan Izland  Fizh species kmown to inhabit West Creek include coho,

chineok and churn salmon, cosstal cutthroat and rainbow trout, threespine stickleback, prickdy
soulpin, lamprey and non-native brown catfish and brassy minnow.
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Photograph 8.  Pomd W5 iz s
shallow area of seazomal pomdinz
adjacent to developed lots south of
Photograph 9.  Pond W5 is a T s ey 2,
shallow area of seasomal ponding

adjacent to developed lots south of

%‘zg’r‘f Course Lands (January 27, 317 Agquaric Hbitats East of 272 Streat
Drainzge festures within the Golf Course Lands east of 271 Street include manmade shered
drainases and stonm zewers, but also include 3 pwmber of fesnmes that are mamral and'or
nanmalized. A detention pond east of 272 Street (the East Pond; also refemed to 2z Intenim

322 Aguatic Habitats East of 272 Street Detention Pands) was constrocted in 2004 to an inferim standard. DFO approved the expansion

of the Esa‘.t P_m:d mﬂ:g mid-2010s; howener, ﬂ::n_v.-'mkhaamlfhemcnfnpletadtn date. The East

Drainage features within the Golf Course Lands east of 272 Street include manmadeiaktered Dondl drains ¥tn 2 s=ction of natural chamel mﬁ;ﬂ?ﬁmﬁwﬂnﬁ*ﬂﬁmﬂmé ofthe

drainazes WAm ng‘ﬁ’ﬁ"‘;ﬁﬂﬁ ?mmfpm‘hﬂ are ":;“:1 andior side of 272 Street 1o the confiusnce with drainage from the West Pond and contimes nortward

Demﬁmpandz)“xscmmuctedinm;ominmimmndﬂd DFO approved the expanzion perond e orthe Goncaster per

ofthe East Pond in 2008; however, that work has not been completed to date. The East Pond drains Froposed modifications io the East Pond are addressed separately under the heading “Froposed

into a section of natural channel that is conveyed diagonally from the southeast of the 56 Avermue Stormrocatar hManazement Improvements" below.

- 272 Street intersection to its northwvest side. It then flows northward along the west side of 272 e

Strest to the confluence with drainage from the West Pond and continues northward beyond the FLEL Fresme

boundaries of the Gloucester Industrial Park. Stream E1 (Photograph ) i 2 manmad channsl that was consirucisd in 2004 to connect the siorm

Proposed modifications to the East Pond are addressed separately under the heading “Proposed mﬁ&m‘% that mpﬁslzatsu;?g ﬁ?ﬁfﬁ»?ﬁ at;l;

Stommwater Management Improvements™ below. besver dams at its eastern end {ourrently considered the eastem end of Pond ES). The channs] has
https://west-creek-awareness.ca/wp-content/uploads/2023/05/township-of- e o 0 4 metres, although this & variable depending on the influsace of beaver
langley-foi-23-026-pgs.-209-256.pdf\ https://west-creek-awareness.ca/wp-content/uploads/2025/01/township-of-

Aquatic Habitats East of 272 Street langley-foi-24-174.pdf

Drainage features within the Golf Course Lands east of 272 Street include

manmade/altered drainages and storm sewers, but also include a Aquatic Habitats East of 272 Street

number of features that are natural and/or naturalized. A detention pond Drainage features within the Golf Course Lands east of 272 Street include manmade/
east of 272 Street (the East Pond; also referred to as Interim Detention altered drainages and storm sewers, but also include a number of features that are natural
Ponds) was constructed in 2004 to an interim standard. DFO approved and/or naturalized. A detention pond east of 272 Street (the East Pond; also referred to as
the expansion of the East Pond in 2008; however, that work has not been Interim Detention Ponds) was constructed in 2004 to an interim standard. DFO approved
completed to date. The East Pond drains into a section of natural channel the expansion of the East Pond in the mid-2010s; however, that work has not been

thatis conveyed diagonally from the southeast of the 56 Avenue- 272 completed to date. The East Pond drains into a section of naturalchannel that is conveyed
Street intersection to its northwest side. It then flows northward along the diagonally from the southeast of the 56 Avenue - 272 Street intersection to its northwest
west side of 272 Street to the confluence with drainage from the West side. It then flows northward along the west side of 272 Street to the confluence with

Pond and continues northward beyond the boundaries of the Gloucester drainage from the West Pond and continues northward beyond the boundaries of the

Industrial Park. Gloucester Industrial Park.


https://west-creek-awareness.ca/wp-content/uploads/2023/05/township-of-langley-foi-23-026-pgs.-209-256.pdf/
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1.4 Development Objective

Beedie is proposing to rezone a portion of the Golf Course Lands from RU-10 and RU-1 to M-2A.
The Golf Course Lands are comprised of one large lot (PID 024-650-617) of 36.05 ha (89.09 acres)
and a smaller lot (PID 024-650625) of 0.24 ha (0.60 acres) located east of 275 Street. The
development application also includes one lot outside of the Golf Course Lands. The lot east of
268 Street (PID 023-884-398) is currently zoned RU-10 and will also be rezoned to M-2A.
Approximately 40 percent of the Golf Course Lands are proposed to be rezoned to M-2A with the
remaining 60 percent to be transferred to the Township of Langley for ecological and stormwater

management uses. Proposed zoning is shown n Figure 2B.

The Golf Course Lands are surrounded by developed industrial properties with the exception of
several yet-to-be developed properties, and ALR land in the adjacent City of Abbotsford. The

Golf Course Lands occur to the south of 56 Avenue, on both the east and wes
Figure 3 illustrates the boundaries of the Golf Course Lands.

LEGEND

N JOHING BEOUNMDARY

VN

FOLF COURSE LANDS

PROTECTED GREEMSPACE

REFEREMCE DRAWINGS

1. Drawing No. 467-15-344. "Existing Habital [East)". March 21, 2019, Emvinowest Consuliants Inc.

2 Drawing Mo. 467-18-35A. “Existing Habitat (West]". Iarch 21, 20119, Envirowest Consulanis Inc.

3. Drawing Mo. $67-18-36. "Wesi Conceptual Flam™. March 21, 2019, Envirowest Consulanis Inc.

4. Drawing Wo. 467-15-37. "East Conpaptual Flan™. March 21, 2015, Envirpwest Consultanis inc.

5. Email 10087-fopo 2015 05 21.dwg. Fecened January 11, 2017; Beedie Developmen Group.

B. Draming Mo. 467-02-12. Rev. 0. "Ulimaie Drainage”. September 19949, Eminowest Consuliants Inc.
7. 2010 Legal Base and WalBroourses from Township of Langiey.
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2.1 Watershed Context
The Golf Course Lands are located primarily within the
headwaters of West Creek, with a small eastern portion

3 94 | FILASER MVER &

situated within the headwaters of Nathan Creek. These \
streams drain generally northward to the Fraser River and \
are both identified as sensitive streams under the Water =) |
Sustainability Regulation. e ‘-.1
)
The location of the Gloucester Industrial Park (and Golf 2 {
Course Lands) relative to watershed \,\ J
boundaries is depicted in Figure 4. Envirowest Drawing No. S THmT N {
467-18-41 (Attachment A) defines ;’ \’Q
the catchment boundaries within the industrial park. : S
g inair envi rowest DRANAGE CATC) NENT DIUNDWAIZS
g oscomese | [ st ] S l o0 |



Ponds W4 and W5, and portions of
Ponds W1 and W2 are proposed to be
infilled. Streams W2, W3 and W6 are
proposed to be infilled. The total
proposed habitat losses west of 272
Street are 2,767 m2 of aquatic habitat
and 10,667 m2 of riparian

habitat. Areas where aquatic habitatis
infilled but redeveloped as riparian
habitat are characterized as
“converted”. Available off-setting area
for riparian (or potentially aquatic
habitat) is 36,280 m2.

Ponds E6, E7, E8 and E9, as well as the
eastern extension of Pond E5 are
proposed to be infilled. Streams E2, E5
and streams adjacent to ponds E6 and
E7 are proposed to be infilled. The total
proposed habitat losses east of 272
Street are 7,104 m2 of aquatic habitat
and 23,123 m2 of riparian habitat.
Available off-setting area for riparian (or
potentially aquatic habitat) is 13,358
m2. Areas where aquatic habitatis
infilled but redeveloped as riparian
habitat are characterized as
“converted”. Note thatthe East Pond
(interim detention ponds) area is

excluded from this habitat balance and :

is addressed separately
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14 Fish Distribution

West of 272 Street. only manmade habitat/drainage features occur south of 56 Avenue (except for
a section of channel immediately south of 56 Avenuc). Historical acrial imagery and mapping
reflect only a small arca of open water. However, extensive excavation and grading was
undertaken in preparation for both the detention pond and golf course development, creating a
large lentic (pond) ccosystem.

Since its construction beaver activity has raised the water levels in the West Pond (Photograph 24)
resulting in inundation of adjacent arcas that have developed as wetland habitats.  All of the
constructed drainage features drain through the West Pond. West of 272 Street coho salmon have
been observed upstream as far as Highway 1. All of the stream features in the Golf Curse Lands
west of 272 Street are considered accessible to (if not also inhabited by) salmonids. Other fish
species captured during instream works west of 272 Street include cutthroat trout, threespine
stickleback, fathcad minnow, brown bullhead, black crappic and largemouth bass.

Photograph 24. Beaver lodge on the
shoreline of Pond W1 (West Pond)
(April 5, 2017).

East of 272 Street, upstream of the East Pond, historical records indicate presence of coho salmon,
cutthroat trout, threespine stickleback and crayfish (not identified to species). Beaver activity has
likely eliminated access for juvenile salmonids into some arcas. Sampling in and about the East
Pond in 2018 captured only threespine stickleback where salmonids were previously captured.

West Creck continues approximately ten kilometres downstream and is confluent with the Fraser
River upstream of MacMillan Island. Fish species known to inhabit West Creck include coho,
chinook and chum salmon, coastal cutthroat and rainbow trout, threespine stickleback, prickly
sculpin, lamprey and non-native brown catfish and brassy mmnow.
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East of 272 Street, upstream of the East Pond, historical
records indicate presence of coho salmon, cutthroat
trout, threespine stickleback and crayfish (not identified
to species). Beaver activity has likely eliminated access
for juvenile salmonids into some areas. Sampling in and
about the East Pond in 2018 captured only threespine
stickleback where salmonids were previously captured
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113 Impact Sommary

Ponds W4 and W5, and portions of Ponds W1 and W2 are proposed to be infilled.  Streams W2,
W3 and W are propozed to be infilled. The total propozed habitat losses west of 272 Streat are
2,767 m’ of aquatic habitat and 10,667 m’ of riparian habitat. Aress where aguatic hebitar iz
infilled nat redeveloped as riparian habitat are characterized as “comverted”. Availsble off-setfing
area for riparian {or potentially aguatic habdtar) is 36,280 m°.

Ponds ES, E7, ES and ED, 23 well as the eastemn extenzion of Pond ES are proposed to be infilled
Sireams E2, ES and streams adjacent to pondsz ES and E7 are proposed to be infillad. The total
proposed hebitat losses east of 272 Street are 7,104 m° of aquatic habitst and 23,123 m° of riparian
habitat. Availahle off-zetting area for riparian (or potentially aquatic kabitar) is 13,338 ;. Areas
where aguatic habitat &= imfilled bat redsveloped as riperian habitat are characterized as
“comvertad™. Mote that the East Pond (interim detention ponds) area is exchaded from this habitat
balance and iz addreszed separatsly.

A conceps] plan for proposed W3AFA offsetting i= depicted brv Envirooest Drawing Mo, 467-
18-374 { Attachment A). West of 272 Street new habitsts include 10,978 m’ of aquatic and 13330
' ofriparian. An addifional 080 m® of ripartan habitat is comverted from aquatic hakitat. East of
272 Strest an infiliration swale (ireated harein as riparian habitat) will ba areatad along the sastern
boumdary of the Golf Course Lands in association with an ATF. baffer requirement.

A swmmarized habitat balance table for W5A/FA lozzas and gains iz prazanted balow.

Table 1. I:Iplmaddrmad by W5A udFAAnﬂn:rmtluna

Hahitat Hahitat Area ian Habitat Area

Faaturs Loss Gain et Los= Gam et
Streamswetlands 0871 10,078 1,107

FAFF. 5PEAs | 3370 31,546 -2,244
Comverted 1,107 0 -1.107 [1] 1.107 1,107
Infilt'n swals 1] 1.137 1,137
TOTALS: 10,978 10,978 0 33,790 33,720 a

A conceptual plan for proposed OCP Sch. 3 offsetting is depicted by Envirowest Dravang Mo,
4§7-18-57E. Infilling of streamsida areas that are mutzide of FADE sethacks inchide 23 283 m’.
Iew riparian habitats that are exclusive of thoss required to balance the lozz of FAPE. areas inchide
2,153 m’ of additional stresmside area (that will also require restoration’'enhancement) and 42,870
mr’ of area msida streamzide setbacks {alo requining restoration‘enhancement). The latter is
afforded only 50% credit. A nominal net gain of riparian area i= proposed.

A swmmarized habitat balance table for OCP Sch. 3 loz=es and gams is presented below.
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411 Impact Summmery

Ponds W4 and W5, and portions of Ponds W1 and W2 are proposed to be infilled. Streams W2,
W3 and W are proposed to be infilled  The total proposed habitat lozses west of 272 Sirest ars
2,767 m’ of aguatic habitat smd 10,667 m’ of riparian habitat, Areas whers agustic habitar iz
infilled bt redevelopad as riparisn habitat are characterized as “comverted”. Available off-sstiing
area for riparian {or potentially aquatic habitar) iz 36,280 o,

Pond=z Ef, E7, ER and EP, az well as the eastern extension of Pond ES are proposed to be infillad.
Strearns: E2, ES and sirearmns adjacent to ponds E4 and E7 are proposed to be infilled.  The total
proposed habitat losses aast of 272 Strest are 7,104 m® of aguatic habitst and 23123 '’ of riparian
habitat Available off-setting area for riparian (or potentially aquatic habitar) is 13,358 m'. Areas
vdnzeaqum:tmhumnﬂhdhnmdmﬂupeda&npamnhﬂumnechmamias
“oonverted”. Mote that the East Pond (inferim detenfion ponds) area is excluded from this habitat
balance and is addressed separately.

A conceptual plan for proposed offsetting iz depicted by Envirowest Drawing Mo, 467-18-55
(Attachment &) Wast of 172 Street new hahitats inchude 10,87 %’ of aquatic and 18,330 o’ of
riparian. An additional 930 pr° of riparian habitat is comverted from aguatic habitat. Eastof 272
Sireet an infiliration swale {reated herein as ripartsn habitat) will be aeated alons the eastern
boumdary of the Golf Courss Lands in aszocistion with an ALF. baffer requirement.

A sunwnarized habitat balance tsble is prezented below; a detailed habitat balance is provided in
Artachrment C.

Faature Lass Gain | Met Loss (Gain Hat
Streams watlands | 2,571 10,278 1,107

FADR SPEA: 33700 | 31546 | 1244
Comverted 1107 [} -1,107 0 1,107 1,107
Infilt'n swale 0 1137 1137
TOTALS: 10978 [10878  |D 33780 (3370 |0

43272 Habitat Descriptions for Proposed Infill Aress

The aguatic areas proposed to be infilled inchade a vanety of habitat types. Ponds'wetlands
propozed to be infilled mclude permanent and seszonal water bodies of varions depths and
expozuwre (forested or open areas). Several are isolated with no overland connectivity to other
drainaze features. Streams propozed to be mfilled include penmenent and seasonal features and
expozure (forested or open areas). These are dizonssad below
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Table }. Impacts adclrmad by OCP Scl:ﬂllleﬂnmﬂumntl’m

Hahitat ic Habitat Area Hahitat Area

Feature Lao=s Grain et Loz (Gain et

OCP SPEAs 13,263 2,153 -21.110
OCP SPEAs 42,870 21,435
TOTALS: | 325

14 Habitat Descriptions for Proposed Infill Areas

The aquatic aress proposed to be infilled inchade a vanety of habitat tvpes. Ponds‘wetlands
propozed to be infilled inchide permanent and seasomal water bodies of varous depths and
exposure (forested or open areaz). Several are isolasted with no overland commectivity to other
drainage festures. Sireams proposed to be infilled inchide permement and seasonal feanmes and
exposure (forested or open areas). These are discossad below

1141 Permanent Open Ponds

The eastern extent of Pond Wis an open expanse of deep water whose banks are characterized by
read canaryerass (Phaloris arundinared) and shmbs, with =msll red alders (4laus rubeg) on the
north bank and snags on the south bank. Pans of this pond are considered likely to be mitable for
breading by Pacific treefros (Prewdocrs regilld), but alo Mmm&ﬂmmcmhlh&ng
(Lihobates caresheimne) and green frog (Lithebates clamings). Pond W is accessible to fish.

Pond W2 iz 2 smaller, im-exposed pond surrounded by trees on itz west side, that iz characterized
brv & deeper area of open water with shrubs and reed canarygrass srowing in the water around the
edee and a shallower area characterized by denzer reed canaryerass and commmon cattail (T
Lmjfsiid) srowing i the water. Pond W2 is considerad suitable for breeding by northern rad-
legeed frog {Ravg murord), Pacific reefrog, and northwestemn salamander (Amibnziomea gracile),
at may also be suitable for American bullffog and zresn frog. COregon spotted frog (R
pretiosd) i= not expected to ooour on sits due to its decline at the nearest knowm ecourrence location
(Alderzrove), but shallow imimmdsted aress arpund the edzes of this pond are considered suitable
for breeding by thisz spacies. Pond W2 is acces=zible to fizh.

The eastemn extent of Pond ES is generally shallow with a deeper cenfral ares: its general character
iz marshy, with conumon cattail and zmall red alder trees srowing in the watar, along with reed
canarverass. Evidence of recemt begver activity is abundsnt A great blue heron was observed
foraging here. The locstion & considered suitable for breeding by northwestern salamandar,
Pacific treeffog and potentislly northern red-legged frog, but likely also American bollfrog and
grean froz. Pond E5 is considered to be acces=ible to fizh.

Pond EB = of broadly similar character to the esstern extent of Pond W1 (1.2, open deeper water
with reed canarysrazs around the edees), but bazs of its banks have shrbs or trees. A small momber
of mature conifers ocoor at its west edze. A small amount of woody debris ocours in the pond, as
do some submerged plamtz, bt cartail is sbeent. This pond iz expecied to be uzed for breeding by
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ATTACHMENT B
Species-at-Risk List
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Table 1. Species at risk (provincalhy Red- or Bhne-Eried species, and species desimmated Special Concarn, Threatened or Esdangersd - OOEEWIC), comsdered to heve some lkelihood of occmrncs on the subject Property. Amcerms: COSEWICE = Comeedties on the
Etatus of Endangered Wildlife m Camada, SARA = Bpecies at Risk Act, CDC = BT Conservation Diata Camire, M/A = oot applicable. VA’ in cocurencss columns indicztes that th speciss is not mapped by that reecarcs, or that oritical kabitet does mot et for that specias.
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Table 1, contimned.
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Park The two stomm ponds have bean severely degraded by beawver activities that have reduced the
storage capacity and functionality of the ponds. The Beaver hanamement Plan wall dhistrats
inform manassment considerations and provide an overview of mitization strategies for the
managernent of Morth American beavers (Carfor comadensiz) within the Houcester Stonmwater
Detention Ponds Complex. Photozraph 20 shows a beaver dam located at Stream E2; photographs
30 and 31 illustrate damasze cansed by beavers,

Phaotograph 29.
Beaver dam &t Siream E? near the
East Pond (September 23, 2021).

1161 Objectives

The gverarching objective of thiz beaver mansgemeant strategy iz to provide 2 hish-level dooument
that will b= uzed to azzizt with the restoration and maintensncs of the stormrwater ponds. To mest
these objectives the modified ponds will need to work with besvers through the use of Sow
comvevance devices that allow for manipulation of water levels. Water levels are kev for ensuring
mcoess of the proposed habitat compensation and ensure protection of downstream habitats (ponds
and properties from flash precipitation events). The siratery will slso provide an overview of the
relevant regulatory frameworks as they apply to besver managemsnt, to outlme the ecoloey of
bemvers, to describe hoth the ecological bemefit: and mipacts to wban infrastrochire and to
sumarize the common mitigation strategies utilized in manszing the impacts associated with
bemnver activities.
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7 EEAVER MAMNAGEMENT

EBE Enmvirommental Consultine Inc. (EEB) was retained by the Besdie Group of Companies
(Beedic) to prepare a besver menazament sratsgy, which is intended to compliment the restoration
works that are dezsiFned to enhance the existing storm pond fonction for the (Aoucester Industrial
Park The two storm ponds have been severely degraded by beaver activities that have reduced the
storage capacity and fonctionality of the ponds. The Beaver himnasement Plan waill illusirats
infornm manasement considerations and provide sm overview of mitization srategies for the
management of North American beavers (Castor comadensis) within the Gloucester Stonmowater
Dwetention Ponds Complex. Photograph 20 shows a begver dam located at Soeam EX; photographs
30 and 31 illustrate damaze cansed by beavers.

Photograph 19,
Besver dam at Stream EI mear the
East Pond (September 23, 2021).

7.1 Ohjectives

The overarching objective of this beaver manazerment sirategy 1= to provide a high-level doomment
that will be used to azsist with the restoration and maintensnce of the stonmwater ponds. To mest
theze objectves the modified ponds wall need to work with beavers throush the use of fow
comvevance devices that allow for manipulation of water levels, Water levels are kev for ensuring
success of the proposad habitat compenzation and ensure protection of downsream habitats (ponds
and properties from flash precipitation events). The strategy will slso provide an overview of the
relevant regulatory fameworks as they apply to beaver manapsment, to outline the ecology of
beavers, to desoibe both the ecological bensfits and impacts to whan infrestrochire and to
numumarize the conmmon mitigation srategies uiilized in manssing the impacts associated with
beaver activities.
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be a positive outcome as it will provide the creck with more frequent, more sustained base flows
that arc well below the likely erosion threshold, while limiting potentially damaging high flows
above 0.6 m*/s. Also shown by the graphs, the proposed condition with climate change (2021-
2100) shows less frequency of flows above 0.6 m’/s than the existing condition without climate
change (1962-2021). This demonstrates that the proposed works not only mitigate proposed
development, but also mitigate the effects of climate change.

Flow Frequency in West Creek
- 1 {North End of Gloucester Industrial Park)

- . - | ' '
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The results for the West Pond have a similar pattern but it has a more distinct transition from more
frequent to less frequent flows. This is because of the absence of a weir or onfice on the existing
control structure. By adding the proposed onfice, low flows will be sustained for a much longer
penod of time, whereas higher flows will be restricted to a far greater extent. The only exception
is for flow around 2 m’/s, where modelling suggests more frequency in the future, but still a very
rare event. This exception only applics to the future climate condition (2021-2100) demonstrating
that the proposed works are sufficient to mitigate proposed development but not fully capable of
mitigating against the rare storms associated with climate change alone. Note also that this pond
was never designed for an event greater than 1:25 years.

For the East Pond, the existing 1:2 year peak flow is 0.7 m%/s. with the 6 month flow then being
estimated at 0.5 m*/s. Again, in the absence of rigorous sediment transport analysis, 0.5 m’/s is
suggested as being the safe threshold for considering nisk to erosion. Between of flow of 0.3 and
0.5 m'/s there will be an increase in discharge frequency as a result of the pond being less
restrictive at low flows in order to optimize its performance for the larger damaging flows. Above
0.5 m’/s the proposed condition once again shows less frequency than the existing condition,
except for future conditions around 3 m*/s where, like the West Pond, climate change will cause
in increase for very rare events.

Pages

57 1 54 East Pond Improvements

While no physical works are proposed at the West Pond (only control structure modifications) the

572 East Pond will be enlarged and regraded to achieve the design capacity of approximately 99.000
m’. This work is in accordance with the previous DFO Authorization that acknowledged the
commitment to complete these works: a new DFO Authorization will be obtained.

Grading plans and details have been developed by Aplin & Martin Consultants Ltd. and are
included as Attachment E.
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Habitat Adquatic Hobitm Area jmr) Riparizn Habitmi Area {m)
Feature Loss Caaim Me Lass Limin MNet
Sireams'weilands | 3871 10,978 1 06T

RAPR SPEAs 557040 11 544 T
Converted 1 107 1 =1,107 1 1,107 1, L0¥]
Infilt’ m swnle ] 1137 1,137
TOTALS: LO.GTH 10978 1] 357 33750 [l

ot off the proposed offsetting will oooer west of 272 Stpeet; proposed impacts ore semmmanieed
bzl

1. Development of 10,978 ny' of new nguatic habitis;

-\.

2. Prosection and esbancement of 18,350m® of riparian habitm outside of RAPR SPEAs;
3 Croewversion of 980y of aquatic habitat so riparion babita:

4. Indilking of 2, 76T na' of squatic habiis |sirenms, ponds end wetlomds); and

4. Infilking of 10,647 n® of riparian habite: (defimed by RAPR SPEAs)
Enst of 272 Sweet proposed habitst impacts inchede the following:

. Protection of 13,2106 m" of high vales ripanan hebitst cmside of RAPE SPFEAs;

T Cosversion of 127 e of aquatic habitst o rigarion babitai:

8. Comstraction of an infilration swale (1 137 m@);

9. Infilling of 7.104 no® of sqmatic habitst {streams, ponds and wetlomds ) and
16 Infilling of 23,133 m® of riparian hebitet {defined by BAPR SPEA<)

The ioial gairs and losses of both aquatic and ripanan habitars balance within o everall protecied
areq of 21,7 ba (35.6 aores), or spgrocimately 40% of de Golf Course Lands.  Most of e
affseming is proposed west of 272 Street within previcusly disiurbed aress of lmited babitar value
{predominantly invasive vegeistion). All proposed habitars will be designed and landscaped 1o
prowide high valee and diverse habiiots the will suppom all fish and wildlife species presently
wopying the Goll Cowrse Lands, with ensplasis on notive species and species-at-nsk

se1 | rplementaisom and Eflectiveness Moniborn

The project imvalves the rezoning of the Golf Cowrse Lands to allow indusirial development on
approximately 6 percemt (144 ha or 3.0 acres) while retainisg/inproving stomewnler

FOl 28174
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Habitat
Feature

Aquatic Habitat Area (m’)

Loss

Gain

Net

Riparian Habitat Area (m’)

Loss

Gain

Net

Streams/wetlands

9.871

10,978

1,107

RAPR S5PEAs

31,546

22,244

Converted

1107

-1,107

1,107

1,107

Infilt'n swale

1,137

1,137

TOTALS:

10.978

10.978

33.790

0

g 581 of G4
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The East Pond, as it currently exists, was intended only as an
interim pond. This pond is to be expanded and a new control
structure built to service six of the new lots. Analysis shows
that peak flows in West Creek downstream of the
development will improve significantly over current
conditions and meet the original criteria of the
development. The maximum permissible flow in West Creek
immediately north of the Gloucester Industrial Park based
on its original approval was 2.58 m3 /s for the 25 year event.
Applying the same historic design event today, the peak flow
in the proposed condition would be 2.4 m 3 /s, thereby
satisfying the original criteria for West Creek. Analysis also
shows that peak flow in West Creek will be significantly
reduced from current levels when applying current design
storms, thereby also meeting current criteria. And finally,
continuous simulation shows that flow frequency above
potentially damaging flows (using the 6 month, 24 hour
event as the benchmark) will decrease with the proposed
works, whereas the flow frequency below potentially
damaging flows will increase. Both of these are positive
outcomes for the health of West Creek



https://www.youtube.com/watch?v=A6xieOURhcA

TRSTNG CULVES .
CONTROL MANHOLE STRUC
TO BE UPGRADED



https://www.youtube.com/watch?v=A6xie0URhcA
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