
                              CORPORATE REPORT  

   

To:  CAO for the Electoral Area Services Committee Date: 2019-03-12 

From:  Andrea Antifaeff, Planner I File No:  9600-25-2019-02 

Subject:  Site-Specific Exemption Application 2019-02 for the construction of two cabins at Camp 

Luther Retreat Centre, 9311 Shook Road, Area “G” 

 

 

RECOMMENDATION 

THAT the Fraser Valley Regional District Board refuse the Site Specific Exemption application to allow 
the construction of two cabins at an elevation 1.95 m (6.4 feet) lower  than the 9.3m flood construction 
level (FCL) required at Camp Luther Retreat Centre, 9311 Shook Road.  
 
STRATEGIC AREA(S) OF FOCUS 

Support Healthy & Sustainable Community 

Provide Responsive & Effective Public Services 

  

  

PRIORITIES 

Priority #3 Flood Protection & Management 

  

  

BACKGROUND 

Proposal Details 

The owners of the subject property have applied for a site specific exemption under Section 9(a)(ii) of 

the Fraser Valley Regional District Floodplain Management Bylaw 0681, 2005 to allow for two new cabins 

to be constructed at an elevation of 7.35 m GSC which is 1.95 m GSC (6.4 feet) lower than the 9.3m 

flood construction level (FCL) required under Section 6(a) of  Bylaw 0681.  

The applicant has submitted two building permit applications to construct two new cabins – Cabin 12 

(BP014362) and Cabin 13 (BP014363) at Camp Luther Retreat Centre, 9311 Shook Road. The cabins will 

be used for overnight accommodations available year-round.  The applicant advises that the reasons for 

the exemption is to allow for the replacement of two old cabins at the same flood construction level as 

other cabins to maintain continuity with the other cabins and buildings located nearby on the subject 

property.  Site plan attached as Schedule “A”. 

PROPERTY DETAILS 

Electoral Area G 

Address 9311 Shook Road 

PID  000-826-936 



Folio 775.02143.100 

Lot Size    6.74 acres 

Owner  Camp Luther Association Agent n/a 

Current Zoning Civic Assembly (P-1) Proposed Zoning No Change 

Current OCP Institutional (I) Proposed OCP No Change 

Current Use Camp and Retreat Centre Proposed Use No Change (2 new cabins) 

Development Permit Areas DPA 2-G (RAR) 

Hazards Floodplain 

Agricultural Land Reserve No 

 

ADJACENT ZONING & LAND USES 

North  ^ Tourist Campsite (TC), Swans Point Resort (RV) 

East  > Rural 3 (R-3), Single Family Homes 

West  < Rural 4 (R-4), Foreshore / Hatzic Lake 

South  v Rural 3 (R-3), Green Acres Mobile Home Park 

 

NEIGHBOURHOOD MAP 

 

 

 

PROPERTY MAP 



 

DISCUSSION 

Land Use 

The subject property is located at 9311 Shook Road and is approximately 6.74 acres in size. The 

property is zoned Civic Assembly (P-1) under “Dewdney-Alouette Regional District Land Use and 

Subdivision Regulation Bylaw No. 559, 1992”. The property since the 1960’s has been used as a camp 

and retreat centre and surrounding lots contain residential uses.  

Fraser River Floodplain 

Dewdney Dike System 

The property is located on Hatzic Island which is within the 1:200 year floodplain of the Fraser River. 

The Dewdney Dike protects Hatzic Island from flooding from the Fraser River. Since the 1948 flood 

there have been no Fraser River floods; however, parts of Hatzic Island still experience flooding due to 

the volume of water coming off the surrounding watersheds, overwhelming the drainage capacity of 

the system. The last noteworthy flood event occurred on Hatzic Island in 1990. Drainage from Hatzic 

Lake flows into the Fraser River through the Lower Hatzic Slough. However, high Fraser River levels can 

prevent this drainage and during rain events the lack of drainage causes flood and necessitates the use 

of a pump station. In 2013, a second pump station was installed to enhance drainage during high Fraser 

River levels.  The dike and associated infrastructure is administered by the Dewdney Area Improvement 

District. The Dewdney dike is considered  “standard” because it: 1) was built to a minimum crest 

elevation equal to the Flood Construction Level (as designated in Bylaw 681); 2.) met the standards of 



design and construction approved by the Ministry of Water, Land and Air Protection; and, 3) is 

maintained by public authority, an improvement district.  

Hatzic Island 

Recognizing Hatzic Island is located within the floodplain, the FVRD has included the Island within the 

Fraser Valley Regional District Floodplain Management Bylaw 0681, 2005. Bylaw 0681 states the Flood 

Construction Level (FCL) for Hatzic Island is 9.3 metres Geodetic Survey of Canada (GSC) datum. The 

minimum ponding elevation, which addresses flooding from within the Hatzic watershed, is 5.2 metres 

GSC datum.  

The mapping provided in Schedule “B” illustrates the low elevation of Hatzic Island. This mapping is 

showing GSC datum elevation levels and is therefore measuring elevation from sea level, but it still is 

illustrative of the low elevation levels of Hatzic Island. Camp Luther Retreat Centre (9311 Shook Road) is 

shown as having a GSC datum elevation level between 6.1 and 8.0 metres.  

To meet the required FCL either fill has to be brought in to elevate the structure or construction has to 

be designed to have the non-habitable space (i.e. garage) locate below the FCL and the habitable floor 

located above the FCL or a combination of fill and 

construction. The elevation levels highlight the risk of flooding 

and the challenges of developing low lying areas such as 

Hatzic Island. 

2014 Fraser River Design Flood Level Update 

From 2006 to 2014, Northwest Hydraulic Consultants (NHC) 

and the Ministry of Forests, Lands and Natural Resource 

Operations (FLNRO) completed a program of hydraulic 

modelling to update the 1:200 year flood profile of the lower 

Fraser River. 

The 1:200 flood is the “design” flood that serves as the basis 

for provincial floodplain management strategies. The flood 

profiles developed by NHC and FLNRO have been adopted as 

the provincial standard. They replaced the previous estimate 

of the 1:200 flood profile created in 1969, prior to modern 

computer modelling methods.  

The 2014 flood profile maps indicated that the elevation of the 

water during a 1:200 year flood in the area of the subject 

property would be about 9.6 metres GSC at Hatzic Slough or 

Island.  The flood construction level, which includes 0.6 m 

‘freeboard’, would be 10.2 metres (freeboard accounts for 

1:200 Water Level + 0.6 m Freeboard 

10 m 

9 m 

11 m 

Dike Crest 

1:200 Water Level  

Approx. Elevation of Hatzic Island 



wave action). The dike crest elevation in this location is about 9.6 metres GSC (at approximately the 

1:200 year flood level). 

The ground elevation at the proposed building site is 6.93 to 7.18 metres GSC. Accordingly, a 1:200 year 

Fraser River flood would result in floodwaters about 2.42 – 2.67 metres (7.9 – 8.8 feet) deep at the 

subject property.  

The 2014 flood profile is not reflected in flood construction levels established in the FVRD Floodplain 

Management Bylaw No. 0681 which utilized the previous 1969 flood profile data.  

FVRD Floodplain Management Bylaw 0681 

Bylaw 0681 establishes a flood construction level of 9.3 m GSC for the subject property.  It is this 

elevation that the applicant has applied through the site specific exemption process to reduce by 1.95 m 

(6.4 feet) down to 7.35 m GSC to support the construction of two cabins.  

Bylaw 0681 allows the FVRD Board to grant site-specific exemptions if the Board considers it advisable 

and provided that: 

 the exemption is consistent with the Provincial Guidelines or a report prepared by a 

Professional Engineer certifying that the land may be used safely for the use intended is 

provided; and,  

 the owner enters into a Restrictive Covenant.  

Engineering Report 

In support of the request to reduce the flood construction level, the applicant has provided a report 

dated January 11, 2019 by a Professional Engineer from Cornerstone Geo-Structural Engineering Ltd. 

which includes a Geohazard Assurance Statement as prescribed by the FVRD and Engineers and 

Geoscientists of BC (EGBC). The report is attached hereto as Schedule “C”. A preliminary review of the 

report shows that Fraser River and Tributaries Flooding (Inundation by Flood Waters) has an annual 

return frequency of 1:40 – 1:200 affecting the subject property.  The report in its current form, does not 

meet the minimum standards for geohzard reports as required in the FVRD Geohazard Assurance 

Statement. If this proposal is supported and is to proceed, prior to proceeding to a Board meeting, staff 

will need to work with the Professional Engineer to ensure that the report is amended to meet FVRD 

standards.  

FVRD Policies 

Flood protection and management is a current priority of the FVRD Board and the Board has adopted a 

body of policy around it. 

Official Community Plan 

Fraser River flood protection is addressed in the Official Community Plan for Electoral Area G Bylaw No. 

0866, 2008. The policies of the Plan aim to: 



 minimize exposure to flood risk and consequences of Fraser River flood events will be central 

concerns in land use planning decisions (11.2.1); 

 utilize floodplain management and zoning bylaws, official community plan policies and 

covenants to limit development within the floodplain and minimize exposure to risk (11.2.2); 

 reinforce the 1:200 year design flood as the basis for flood-proofing measures (11.2.3); 

 continue reliance on dykes combined with on-site flood-proofing measures including the 

implementation of flood construction levels, siting, and floodplain setbacks to minimize 

exposure to flood hazards (11.2.4); 

 consider the Ministry of Environment Flood Hazard Area Land Use Management Guidelines when 

amending the floodplain bylaw and generally when developing land use policy and regulation 

for the Fraser River floodplain within the Plan area (11.2.5); and, 

 support an update to the Floodplain Management Bylaw to reflect the most current Fraser 

River flood profile modelling (11.2.6).  

FVRD Hazard Acceptability Thresholds Policy 

FVRD’s Hazard Acceptability Thresholds Policy identifies acceptable levels of risk based on the type of 

hazard and the form of development proposed. The likelihood that the subject property will be flooded 

by the Fraser River and tributaries is identified in the submitted Engineering Report as having an annual 

return frequency of 1:40–1:200. As shown below, the policy supports construction of new buildings 

where the flood risk is between 1:40-1:200 as long as there are protective works to mitigate the hazard.  

 

 

 

 

 

 

 

 

 

 

 

 



The Dewdney Dike mitigates much of the flood risk, but (as described above) however it has 

inadequate freeboard and is at a high risk of overtopping during a design flood event. Elevating the 

buildings to meet the flood construction elevation would deal with this residual risk.  

Provincial Policy  

The Province of BC adopted the Flood Hazard Area Land Use Management Guidelines in May 2004 and 

subsequently updated them in 2011 and 2018. 

The goals of the provincial guidelines are to: 

 reduce or prevent injury, human trauma and loss of life; and, 

 minimize property damage during flooding events.  

With respect to “requests for modification of bylaws”, such as site specific exemption requests, the 

guidelines state: 

Subject to review by and if acceptable to the local government, a floodplain bylaw may be 

modified. The local government may alter any bylaw condition to best match the flood hazard 

provided the level of protection is not altered. This discretion extends to the reduction of elevation 

requirements, where floodplain mapping exists, by the freeboard, provided the subject property is 

in the floodplain fringe area and there are no major erosion or channel avulsion hazards in the 

immediate vicinity.  

Prior to agreeing to a modification, other exceptions in the surrounding area should be reviewed to 

ensure consistency and a summary report prepared. Review by the local government may not 

support modification on technical grounds but the applicant may nevertheless have demonstrated 

a hardship.  

In order to avoid setting difficult precedents these site characteristics should be unique to the 

subject property and environs. The economic circumstances or design and siting preferences of the 

owner should not be considered as grounds for hardship. Before agreeing to modification, 

consideration should be given to other options such as the use of alternate building sites, 

construction techniques and designs (e.g. construction and additional storey and thereby reducing 

the size of the ‘building footprint’). 

The proposal does not meet the above guidelines.  

Previous Site Specific Exemptions on Hatzic Island 

The FVRD Board considers all applications on their own merits based on the facts and issues specific to 

the application. Support or denial of this application does not hinder the FVRD Board in considering 

other applications. However, successful requests for site specific exemptions inform broader 

community expectation and may be seen as standard-setting by the community.  

 



Address Year Description FCL Reduction 

#4-9201 Shook Road 
(Aqua Vista)  

2009 The Regional Board approved a site specific 
exemption to allow an addition and 
renovation to a single family dwelling, varying 
the required FCL from 9.3 m GSC to 5.2 m 
GSC. 

4.1 m 

#11-8985 Shook Road 
(Dogpatch) 

2013 The Regional Board approved a site specific 
exemption to convert a 32.27 m2 garage area 
to a habitable residential floor space, varying 
the required FCL from 9.3 m GSC to 6.02 m 
GSC. 

3.28 m 

9181 Shook Road 2014 The Regional Board approved a site specific 
exemption to allow an accessory residential 
storage building (133m2), varying the required 
FCL from 9.3 m GSC to 6.0 m GSC.  

3.3 m 

8785 Miles Road 2014 The Regional Board approved a site specific 
exemption to convert a garage area to a 
habitable residential floor space, varying the 
required FCL from 9.3 m GSC to 7.18 m GSC. 

2.12 m 

#18-9201 Shook Road 
(Aqua Vista) 

2015 The Regional Board approved a site specific 
exemption to allow an addition and 
renovation to a single family dwelling, varying 
the required FCL from 9.3 m GSC to 7.2 m 
GSC. 

2.1 m 

 

COST 

The application fee of $400.00 has been paid by the applicant.  

ALTERNATIVES 

FVRD staff reviewed with the applicant the FCL requirements and options to construct on the property 

to meet the required FCL, recognizing the existing buildings and historical use of the Camp Luther 

Retreat Centre. Some alternatives include: 

 Revised building design where parking is located at the existing grade and the habitable area is 

located above. (There would be requirements for accessibility). There are also sufficient 

undeveloped areas on the property for construction;  

 Revised building design using a combination of fill and construction. There are also sufficient 

undeveloped areas on the property for construction; or, 

 A comprehensive property review to provide a phased approach and strategy to have all 

existing buildings meet the required FCL. 

 

 



CONCLUSION 

The property owners have applied for a Site Specific Exemption to reduce the flood construction level 

from 9.3 m GSC to 7.35 m GSC to facilitate the construction of two cabins. Staff recommend that the 

FVRD Board refuse the request and require the proposed construction conform to the 9.3m GSC flood 

construction level as required by the Bylaw 0681.  New construction is the opportunity to ensure that 

proposals meet the requirements of Bylaw 0681.  The proposal to build the two cabins1.95 metres 

below the required FCL established in Bylaw 0681 is: 

 not consistent with Official Community Plan policies; 

 not consistent with provincial guidelines; and, 

 does not contain a compelling rationale.  

In considering the request by the property owner to reduce the flood construction level for the 

construction of two cabins on the property located at 9311 Shook Road, the FVRD Board may wish to 

consider the following options: 

Option 1 – Refuse (Staff Recommendation) 

Staff recommend that the FVRD Board refuse the Site Specific Exemption application to allow the 

construction of two cabins at an elevation 1.95 m (6.4 feet) lower than the 9.3 m flood construction level 

(FCL) required at 9311 Shook Road. 

Option 2 – Refer to Staff 

If the Board wishes to refer the application back to staff to address outstanding issues (including the 

geo-hazard report submitted) or to propose other building design options to meet the required FCL, the 

following motion would be appropriate: 

MOTION: THAT the Fraser Valley Regional District Board refer the application for Site Specific 

Exemption 2019-02 for the property located at 9311 Shook Road, Electoral Area G to FVRD 

staff.  

COMMENTS BY: 

Graham Daneluz, Deputy Director of Planning & Development: Reviewed and supported.  

Margaret Thornton, Director of Planning & Development: Reviewed and supported. 

Mike Veenbaas, Director of Financial Services: No further financial comments. 

Paul Gipps, Chief Administrative Officer   Not available for coment. 

 

 



Schedule “A” 

Site Plan 

 

 

  



Schedule “B” 

Hatzic Island  Elevations 

 

  



Schedule “C” 

Geotechnical Report – Cornerstone Geo-Structural Engineering dated January 11, 2019 
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