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1. Purpose 

The purpose of this policy is to establish Flood Construction Levels for new construction to 
ensure development responds to identified flood hazards. 

 
2. Application of Policy 

This policy applies to all new construction. 
 
3. Interpretation 

Terms used in this policy shall have the same meaning as those found in the BC Building 
Code, the BC Flood Hazard Area Land Use Management Guidelines, and regulations 
contained in the Town of Sidney’s Official Community Plan and Zoning Bylaws that were in 
force on the date of adoption of this policy, unless specified in section 4 of the policy. 

4. Definitions 

Flood Mapping: Refers to the Town’s Enhanced Flood Inundation Modelling and Mapping 
Project completed in 2025. 

Wave Effect Zones: Zones are delineated in the Flood Mapping on each FCL map to 
indicate coastal areas that could be vulnerable to wave effects (i.e. runup, overtopping, wave-
induced erosion). These zones extend 30 m inland from the Designated Flood Level (DFL) 
or crest of the shoreline slope. 

Flood Construction Level (FCL): For the purposes of this Policy, FCL shall have the same 
meaning as provided in the BC Flood Hazard Area Land Use Management Guidelines and 
shall be measured to the underside of the floor system or the top of concrete slab, as 
applicable. 

Backshore Flood Construction Level: FCL value that is applicable for coastal areas 
outside of defined Wave Effect Zones.  

Foreshore Flood Construction Level: FCL values that are applicable for coastal areas 
within the defined Wave Effect Zones. 
 

5. Interim Flood Construction Level  
 
The Town of Sidney requires all applicants for Building Permits where construction is subject 
to, or likely to be subject to, flooding resulting from storm surge, tides, waves, and projected 
sea level rise to provide a report and a Flood Assurance Statement from a qualified 
Professional Engineer confirming that the land may be used safely for the purpose intended. 
 
Specifically, the Town has determined that all proposals to build structures for habitation or 
business below the applicable Flood Construction Level (FCL) identified in the flood mapping 
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will require a report from a qualified Professional Engineer. The applicable FCL shall be 
determined based on the location of the subject property relative to the mapped Backshore 
and Wave Effect Zone areas shown in the Appendix. Land located outside the Wave Effect 
Zones are subject to a Backshore FCL of 4.12 m geodetic elevation. Land located within the 
Wave Effect Zones shall be subject to the Foreshore FCL identified for the property in the 
FCL Maps contained in the Appendix. Where more than one FCL applies to a property 
according to the mapping in the Appendix, the property shall be subject to the highest 
applicable FCL. 
 
The Engineer’s report shall review local conditions and set a site-specific FCL in line with 
best practices for flood mitigation and the BC Flood Hazard Area Land Use Management 
Guidelines. Proposed ancillary floor areas for storage of goods, etc. that are below the FCL 
are susceptible to flood damage and must be listed in the report along with intended usages. 
In order to be accepted, the report must state that these ancillary floor areas may be safely 
used if constructed below the FCL. The Engineer’s report shall be submitted to the Town and 
accepted prior to issuance of a Building Permit. 
 
Where the property in question is located in a Development Permit Area, the Engineer’s 
report shall be submitted to the Town and accepted prior to issuance of a Development 
Permit. 
 
Prior to issuance of a Building Permit, a Section 219 covenant must be registered on the title 
of the property with the Engineer’s report and associated building plans attached. The 
covenant shall notify future owners of the property of the susceptibility to flooding and hold 
the Town of Sidney harmless from future claims and damages. 

 
 



APPENDIX: Flood Construction Level (FCL) Maps from the Town’s Flood Mapping Project



Reach 1 FCL: 6.66 m

Reach 2 FCL: 7.03 m

Reach 3 FCL: 5.51 m

Backshore FCL: 4.12 m



Reach 3 FCL: 5.51 m

Reach 4 FCL: 8.91 m

Reach 5 FCL: 5.83 m

Reach 6 FCL: 8.92 m

Reach 7 FCL: 8.47 m

Reach 8 FCL: 6.50 m

Reach 9 FCL: 8.75 m

Backshore FCL: 4.12 m



Reach 10 FCL: 9.37 m

Reach 9 FCL: 8.75 m

Reach 11 FCL: 7.92 m

Reach 12 FCL: 6.18 m

Reach 13 FCL: 9.7 m

Reach 14 FCL: 7.33 m

Backshore FCL: 4.12 m

This reach is located behind a
breakwater structure,
therefore, not subject to wave
effects. FCL to be applied here is
equal to the backshore FCL.



Reach 16 FCL: 7.54 m

Reach 17 FCL: 8.51 m

Backshore FCL: 4.12 m

This reach is located behind a
breakwater structure,
therefore, not subject to wave
effects. FCL to be applied here is
equal to the backshore FCL.



Reach 17 FCL: 8.51 m

Reach 18 FCL: 7.81 m

Reach 19 FCL: 8.55 m

Reach 20 FCL: 7.55 m

Backshore FCL: 4.12 m



Reach 20 FCL: 7.55 m

Reach 21 FCL: 7.46 m

Reach 22 FCL: 6.28 m

Backshore FCL: 4.12 m

Mermaid Creek has not been
hydraulically modelled to account
for potential joint probability
influences on local flood extents.
Additional modelling would be
required to develop comprehensive
Flood Construction Level estimates
for this area.



Reach 22 FCL: 6.28 m

Reach 23 FCL: 7.42 m

Reach 24 FCL: 8.92 m

Reach 25 FCL: 6.87 m

Reach 26 FCL: 7.61 m

Reach 28 FCL: 6.30 m

Backshore FCL: 4.12 m

This reach is located within a
semi-enclosed embayment and
behind a breakwater structure,
therefore, not subject to wave
effects. FCL to be applied here is
equal to the backshore FCL.



Reach 29 FCL: 5.13 m

Reach 28 FCL: 6.30 m

Backshore FCL: 4.12 m

This reach is located within a
semi-enclosed embayment and
behind a breakwater structure,
therefore, not subject to wave
effects. FCL to be applied here is
equal to the backshore FCL.
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