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REGULAR COUNCIL 

TO: Mayor & Council DATE: March 3, 2008 

FROM: General Manager, Engineering 

General Manager, Planning & Development 

FILE: 5225-10 

SUBJECT: Proposed Policy to Regulate Development Within the Serpentine and Nicomekl 

River Floodplains  

 

 

RECOMMENDATIONS 
 

 The Engineering and Planning and Development Departments recommend that Council: 

 

1. Endorse the attached policy (Appendix I) to restrict development within the 

Nicomekl and Serpentine River floodplain areas in accordance with the approach 

and evaluation criteria described in the report; and 

 

2. Authorize staff to bring forward further policies and regulations for the Bridgeview, 

South Westminster, Crescent Beach and Little Campbell River areas to regulate 

development in floodplain and flood-prone areas based on the direction provided in 

this report.  

 

INTENT 
 

The intent of this report is to bring forward a policy for Council’s consideration to restrict 

development in Serpentine-Nicomekl floodplain areas in order to address the potential 

cumulative impacts of such development in the City.   

 

BACKGROUND 
 

At the June 11, 2007 Council-in-Committee meeting, Council considered Corporate 

Report No. C013 (Appendix II), which dealt with development within agricultural 

floodplains and Flood Prone Areas, and adopted the following recommendations: 

 

1. Endorse in principle the policy of limiting future urban and suburban development 

in agricultural floodplains and flood prone areas based on information provided in 

this report; 
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2. Authorize staff to proceed with further work, including liaison with appropriate 

agencies, stakeholders and Committees, to develop and bring forward for Council 

consideration a policy and corresponding By-law amendments to restrict 

development in agricultural floodplains and flood prone areas; 

 

3. Direct staff to continue to process in-stream development applications in the 

floodplain but to ensure that such encroachment on the floodplain is minimized and 

that any impacts to the floodplain are mitigated; and 

 

4. Direct that any development applications for sites in floodplains or flood prone 

areas received after the date of Council's consideration of this report be held in 

abeyance until a City Policy on development and filling in floodplains and flood 

prone areas is adopted by Council." (RES.R07-2062). 

 

This report builds on the directions provided by Council by introducing a new policy to 

restrict and regulate development in the Serpentine and Nicomekl Floodplains for 

Council consideration, establishing a criteria to evaluate development applications within 

the floodplain, and recommend future detailed actions to address other flood-prone areas 

of the City. 

 

DISCUSSION 
 

Background 

 

The various floodplain areas throughout Surrey are subject to periodic flood risks 

associated with high tides (Crescent Beach, Mud Bay, Colebrook Road), the Fraser River 

freshet (Port Kells, Port Mann, Bridgeview, South Westminster), or local winter 

rainstorms (Serpentine, Nicomekl, Little Campbell River lowlands).  Each of these 

floodplains is addressed with different flood protection strategies.  In particular, the Mud 

Bay, Colebrook, Serpentine, Nicomekl, and Campbell River floodplains are primarily in 

agricultural areas within the Agricultural Land Reserve (ALR), and as such, flooding is 

expected to occur on a regular basis but the duration and extent of flooding in these areas 

is controlled so that agricultural uses remain viable. 

 

In general, limiting the intensity of land use in agricultural floodplain areas of the City 

has been a long standing principle that has been followed because filling in the floodplain 

has the following issues and implications: 

 

1. Impacts on drainage; 

2. Undermines the effectiveness of Municipal infrastructure; 

3. Causes the loss of important habitat; 

4. Creates a financial burden to the broader community; 

5. Results of ground subsidence and climate change; 

6. Impact of the large volumes of fill and associated trucking; and 

7. Expectations of new residents respecting flood protection may not be met. 

 

In the case of floodplain areas within the ALR, protection of these lands from 

development is achieved jointly by the City and the Agricultural Land Commission 

(ALC).  This protection for agricultural purposes is complementary to the floodplain 
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protection objectives.  However, there have recently been a number of development 

applications on properties within the floodplain but outside the ALR that require fill to be 

placed in the floodplain to facilitate development.  While such proposals are few, the 

overall issues and concerns related to floodplain development are critical.  On the other 

hand, the amount of floodplain land outside the ALR is miniscule relative to the overall 

City land base.  As a result, a policy to limit development in the floodplain would impact 

very few properties, but would generate significant broader benefits, and is therefore 

warranted. 

 

Existing Policies and Regulations 

 

The City has a number of regulations and policies in place to address specific aspects of 

floodplain development (Appendix II), including but not limited to the following: 

 

 Policy objectives in the Official Community Plan (OCP); 

 Neighbourhood Concept Plan (NCP) and Local Area Plan (LAP) designations; 

 Zoning By-law Floodproofing regulations; 

 Soil Conservation and Protection By-law regulations to address soil removal and 

deposition. 

 

A summary of existing flood plain regulations and policies is shown in Appendix III.  

While these policies and regulations have generally been effective to limit development 

in the floodplain, they do not currently provide a comprehensive framework to evaluate 

and regulate development in the floodplain, particularly for properties outside the ALR.  

In response to Council’s direction, staff have brought forward the attached policy to 

establish evaluation criteria to address the various concerns identified with development 

in the floodplain, and to formally confirm the long-standing City practice of limiting 

development in the floodplain.  

 

PROPOSED POLICY AND IMPLEMENTATION 

 

Based on a review of the overall issues and concerns associated with development in 

floodplains, and in consideration of the existing policy and regulatory framework to 

regulate development in the floodplain, a proposed Policy to limit development in the 

Nicomekl and Serpentine River floodplains is attached as Appendix I. 

 

The proposed policy will restrict development within the Nicomekl and Serpentine 

floodplain areas, except where current zoning or approved Local Area/Neighbourhood 

Concept Plan designations allow development or redevelopment to occur.  The Policy 

also establishes criteria to evaluate development proposals in the floodplain, in order to 

ensure that these proposals properly address the many implications of such development.  

This approach is consistent with existing plan designations and would also clarify the 

long held overall City principle that the Serpentine-Nicomekl floodplains should remain 

undeveloped or contain low-impact uses, such as agriculture or open space.   

 

For floodplain and flood prone areas outside the Serpentine and Nicomekl floodplains 

such as Bridgeview, South Westminster, Crescent Beach, and the Campbell River other 

policies will be introduced, as necessary, to deal with the specific opportunities and 

constraints associated with development. 
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 Implementation 

 

The following general approach is recommended for the evaluation of existing and future 

development applications in the floodplain, on the basis of the proposed policy: 

 

1. New development within the Nicomekl and Serpentine floodplains is not permitted, 

except where development complies with existing zoning or Local 

Area/Neighbourhood Concept Plan designations, and will be subject to a review of 

the proposal based on the evaluation criteria (Appendix I); and 

 

2. Development within South Westminster, Bridgeview, Crescent Beach, and portions 

of Cloverdale floodplains will continue to be considered based on existing 

regulations and processes for these areas.  New policies will be developed as new 

technical information is made available for these areas. 

 

CONSULTATION 

 

City Engineering staff discussed the matter of floodplain development with the 

Development Advisory Committee (DAC) on June 28 and September 27, 2007.  DAC 

members were in general agreement with the policy and understood the need to limit the 

City’s long-term exposure to potential problems associated with developments in flood 

prone areas as well as the need to set realistic expectations within the development 

industry.   

 

The floodplain development issue and proposed controls were also presented for 

discussion at the Surrey Agricultural Advisory Committee (AAC) meetings on July 5 and 

September 6, 2007 and the Surrey Environmental Advisory Committee (EAC) meeting 

on June 20, 2007.  Both committees were in agreement and were very pleased with this 

initiative and commented that these policies would help protect important environmental 

resources as well as the City’s farmlands.  An important comment was made at the AAC 

that the City must also ensure that upland development does not adversely impact on the 

viability of lands within the flood plains.   Both committees further stated that the issues 

highlighted in Corporate Report C013 were important and need to be taken into 

consideration when reviewing development applications and overall City plans. 

 

IN-STREAM APPLICATIONS 

 

A number of applications were in-stream on June 11, 2007 when Corporate Report No. 

C013 was endorsed by Council.  Each of these applications has been evaluated based on a 

number of issues, including but not necessarily limited to floodplain concerns.   

 

It is noted that the floodplain issues for these applications have now all been addressed by 

staff and are either completed, concluded or withdrawn, or are being assessed through 

implementation of the evaluation criteria proposed in the Policy attached to this report 

(Appendix I).  Therefore, there are no further In-Stream applications to deal with from 

Council’s June 11, 2007, recommendations. 
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CONCLUSION 

 

In order to formally confirm and re-enforce the long-standing City practice of limiting 

development in floodplains and flood prone areas, the attached Policy is being proposed 

for the Nicomekl and Serpentine River floodplains.   

 

Future policies will be brought forward to address the Bridgeview, Crescent Beach, South 

Westminster and the Campbell River flood plain areas.  Until these policies are approved, 

applications in these areas will continue to be dealt with using existing by-laws and 

policies while considering the issues outlined in this report. 

 

 

 

 

 Jean Lamontagne Paul Ham, P.Eng. 

 General Manager General Manager, Engineering 

 Planning and Development 
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APPENDIX I 

CITY POLICY                                  No.   

 

REFERENCE: 
 

REGULAR COUNCIL MINUTES 

 

PAGE 

 

 

APPROVED BY: CITY COUNCIL 

 

DATE:  
 

HISTORY: NEW 

 

TITLE:   DEVELOPMENT WITHIN THE NICOMEKL AND SERPENTINE RIVER 

FLOODPLAINS 
 

 

A. BACKGROUND: 

 

Development and associated filling in the floodplain has the following issues and 

implications: 

 

1. Impacts on drainage; 

2. Undermines the effectiveness of municipal infrastructure; 

3. Causes the loss of important habitat; 

4. Creates a financial burden to the broader community; 

5. Results in ground subsidence and will have implications related to future climate 

change; 

6. Creates Geotechnical and Haulage of Fill impacts; and 

7. Creates uncertainty for new development in the floodplain with respect to drainage. 

 

 

B. APPLICABLE AREA BOUNDARY: 

 

This policy applies to areas within the 200-year floodplain of the Nicomekl and Serpentine 

Rivers as defined by Provincial Floodplain Mapping and associated updates to the 

mapping. 

 

C. POLICY: 

 

To address the City’s overall objectives and mitigate potential impacts of development in 

floodplain areas, the City will limit future development within floodplain areas, subject to 

the following guidelines: 

 

1. Development proposals (including rezoning, subdivision, Building Permit) within the 

Nicomekl and Serpentine 200-year floodplains will not be supported unless they comply 
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This policy is subject to any specific provisions of the Municipal Act, or other relevant legislation or Union 
agreement. 

with existing zoning or Local Area / Neighbourhood Concept Plan designations. 

 

2. Development proposals that comply with existing zoning or Local Area / 

Neighbourhood Concept Plan designations will be evaluated by the criteria as set out in 

Section C. 

 

C. CRITERIA TO EVALUATE FLOODPLAIN DEVELOPMENT 

 

Where floodplain development may be considered as noted in Section B above, 

developments shall be evaluated on the following criteria and associated assessment 

requirements: 

 

1. Drainage Impact 

 

 Development on the existing floodplain shall not impact other lands, in terms of 

flood conveyance and storage capacity such that there is no increase in flood 

elevation to neighbouring properties or flood cells due to the proposed 

development.   

 The developer is required to conduct a detailed engineering assessment of the 

potential impacts and implement mitigation measures to ensure that there is no 

increase in flood elevation. 

 

2. Municipal Infrastructure  

 

 No new City or private infrastructure will be permitted to be constructed within the 

floodplain, including roads, sanitary trunks, storm mains, water mains, and pump 

stations. 

 The developer must identify how services will be provided to the proposed 

development without compromising the City’s responsibilities to operate and 

maintain it, including a review of life cycle costs of the infrastructure. 

 

3. Environmental Impact and Habitat Loss  

 

 Development shall minimize the impact on the existing local natural environment, 

including wildlife and aquatic habitat, riparian areas, and areas used on a 

seasonal/temporary basis such as ephemeral watercourses and migration corridors, 

as determined through consultation with senior environmental agencies. 

 Assessment of impacts shall include effects on ecotones and biodiversity of the 

local environment. 

 The developer is to identify and assess the environmental impacts, and obtain 

required approvals from agencies, such as DFO and BC Ministry of Environment, 

as necessary, including implementation of compensatory or mitigative measures as 

appropriate. 
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4. Community Plans & Impact on Local Residents 

 

 Impact of filling and development of the floodplain on existing local residents, 

including an assessment of the volume of truck traffic required to infill the proposed 

development area and mitigation of such impacts.   

 

5. Long Term Risk (Ground Subsidence and Climate Change) 

 

 In order to minimize anticipated risks associated with Climate Change and Regional 

Ground Subsidence, the developer will be required to evaluate the impact of up-to-

date forecasted changes on the level of service to the proposed development.  Risk 

mitigation measures will be required to account for forecasted changes over a fifty 

year horizon from the anticipated date of development.  Local settlement, regional 

subsidence, ocean level rises (and associated 200 year flood elevations) will need to 

be accounted for at the development site as well as on municipal infrastructure 

proposed to service the development. 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 



 

 

 



 

 



 

 

  APPENDIX III 

 Summary of Existing Flood Plain Policies & Regulations 

 

 Document Designation, Policy or Regulation Details 

1. Official Community Plan (OCP) 

 

Example Policy Objectives:  

- F-1 and G-1 Protect agriculture and 

natural areas; 

-  F-1.5 Manage stormwater runoff and 

reduce flooding of farmlands in the 

Serpentine-Nicomekl lowlands 

-  G-1.1 Recognize the need to minimize 

hazards of floodplains on development 

by locating low intensity land uses (e.g. 

Agriculture, parks, etc.) in the 

floodplains. 

- Inclusion of a Floodplain Management 

Map (Figure 19) 

 

- Various policies related to 

protection of natural and 

agricultural areas, and limiting 

development encroachment on 

the floodplain. 

2. Neighbourhood Concept Plans 

(NCPs) and Local Area Plans 

(LAPs) 

 

- All NCPs and LAPs acknowledge the 

floodplain limitations and show lands in 

the floodplain (within the 200-year 

flood) as undevelopable/green space. 

 

 

3. Surrey Zoning By-law, 1979 (No. 

5942) and  

 

Surrey Zoning By-law, 1993 

(No.12000) (reference only) 

 

 Floodproofing Regulations  - Prescribe regulations for lands 

in the floodplain 

- Development of new dwellings 

in Crescent Beach regulated 

through Development Variance 

Permits (DVPs) to zoning 

regulations relax floor 

elevations relative to required 

flood levels 

- Specific regulations pertaining 

to Bridgeview and South 

Westminster 

 

4. Soil Conservation and Protection 

By-law 

 

- Establishes regulations to remove and 

deposit fill. 

 

- Addresses the process to deal 

with fill removal and deposit in 

sensitive drainage areas, 

including the floodplain 

5. City Policies  -  Policy No. M-26 Soil 

Deposition & Removal 

 

-  Indicates that deposition in the 

floodplain (Serpentine-

Nicomekl) should be restricted 

to minimal levels. 

  
-  Policy No. H-45 Storm  

Drainage Management 

 

-  Policy indicates that a 

comprehensive engineering and 

management evaluation is 

being completed to define a 

strategy to deal with lowland 

flooding and drainage service 

in the floodplain. 

 


