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4.2 Commercial Enterprise/Residential Area  
 
This designation contemplates a series of commercial clusters and residential neighbourhoods. The commercial clusters 
would include business park and office uses, as well as commercial uses which are compatible with surrounding uses. The 
residential areas would include a variety of densities and housing types, each with a focal point such as a neighbourhood 
park or small retail node.  
 
The TFN Commercial Enterprise/Residential designated area represents approximately 51 ha (126 acres). To date, 
development in this area has been hindered due to lack of servicing. The provision of potable water, sewer and road access 
will enable Tsawwassen Fee Simple Interest holders to develop their land by employing good design practices which will 
enable businesses and housing will be able to coexist.  
 

Objectives 
 
• To create a variety of economic 

development opportunities 
which provide flexibility for 
Tsawwassen Fee Simple Interest 
holders to develop their land.  

 
• To ensure development within 

this designation is compatible 
with the adjacent TFN 
Community.  

 
Policies 
 
• Commercial and residential land 

use clusters that are designed to 
provide for compatible 
development with the adjacent 
TFN Community are encouraged 
in this designation.  

 
• Industrial land uses are 

prohibited within this 
designation.  

 
• All development in this area is to 

be built to a high design 
aesthetic.. 

 
 
 
 

 
• A new entrance to the 

community from Highway 17 will 
be constructed as part of the 
development of this area.  A 
connector road from that 
entrance to 28th Ave. will be built 
that will provide an opportunity 
for TFN members to develop the 
eastern area of their property. 

 
• Developers of property, 

including TFN members, will be 
expected to dedicate rights of 
way for community amenities, 
including but not limited to 
roads, parks, community art, and 
pedestrian/bike trails. 

 
 
 

Type of town home development  

Type of business park  
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These two designations illustrated on the Land Use Plan map contemplate the retention/creation of attractive and livable 
neighbourhoods with multi and single family housing south of Highway 17.  
 
The Tsawwassen Golf Club is expanding the golf course to the border of the Tsawwassen Lands. This provides an excellent 
opportunity for TFN to develop a market housing subdivision consisting of multi family housing adjacent to the golf course. 
There are also opportunities to develop additional multi family units adjacent to Tsatsu Shores and along the base of the 
Bluff. A realignment of the road and relocation of Tsatsu Gas will enable a more comprehensive development to be planned 
and built. The TFN have been successful at developing both multi and single family market housing south of Highway 17. 
There are currently around 460 people living at Tsatsu Shores, Stahaken and Tsawwassen Beach Estate Lots. There are 
currently 16.8 ha of underdeveloped land south of Highway 17 that could be used for multi and single family housing. 
 
 

Objectives 
 
• To build on the success of 

existing market single family and 
multi family housing south of 
Highway 17. 

 
 

Policies 
 
• TFN supports the realignment of 

Tsatsu Shores Drive with a new 
intersection to the north west as 
shown on Schedule 1. This road 
realignment will coincide with a 
feasibility study on the 
relocation of Tsatsu Gas to the 
north side of Highway 17. 

• Developers of property, 
including TFN members, will be 
expected to dedicate rights of 
way for community amenities, 
including but not limited to 
roads, parks, community art, and 
pedestrian/bike trails. 

• Development applicants will be 
required to undertake a massing 
study and view analysis for 
multi-story buildings (including 
town homes, multiplexes, 
townhouses, stacked 
townhouses and apartments) to 
determine appropriate siting 
and building height. It is 
expected that buildings will be 
oriented to take advantage of 
views over Tsawwassen Golf 

4.3 Single Family and Multiple Family Housing  

• Development applications 
proposed near the base of the 
Bluff are expected to address the 
risk of slope stability and 
drainage issues. 

• Archaeological assessments will 
be undertaken on any proposed 
development on these lands, 
and development will be 
consistent with relevant TFN 
Laws and policies.  

• TFN will explore the feasibility of 
creating additional lots between 
Tsawwassen Beach Estate Lots 
and Tsatsu Shores. Access to this 
area will either be from Tsatsu 
Shores Drive or from 
Tsawwassen Beach Estate Lots. 
Development of the additional 
lots will be subject to 
geotechnical assessment. 

• Evelopment applicants will be 
required to provide public beach 
access for any new waterfront 
parcels. 

 

Further Investigation 
 
• TFN wishes to improve 

pedestrian connections between 
North Tsawwassen Drive and 
Tsatsu Shores Drive. This could 
be achieved through a 
pedestrian/cyclist activated light 
at Highway 17, an overpass, or a 
tunnel. 

Multiple Family Development 
similar to Tsatsu Shores 
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4.4 Industrial 

The purpose of the industrial designation is to provide a range of opportunities for port-related logistics development and 
other types of industrial development. This includes warehousing, an intermodal rail yard, truck servicing and other port 
associated activities. Development will be built to a high environmental standard and will set a new benchmark for 
sustainable industrial development in the Lower Mainland. The designated industrial area will be self contained with direct 
industrial access limited to Deltaport Way and no connections through the TFN community area . 
 
The designation of 135 ha of industrial land will enable TFN to realize the vision to generate sufficient lease and taxation 
revenues as well as employment opportunities to sustain the community. Industrial development is considered a high 
priority and will act as a catalyst for servicing to be brought to the rest of the Community. 
 

Objectives 
 
• To ensure the economic viability 

of the TFN community through 
diversification of the local 
economy, provision of 
employment and business 
opportunities, and property tax 
generation. 

• To minimize any detrimental 
effects of industrial development 
on TFN Community Lands, 
residents, the natural 
environment and surrounding 
areas. 

 
 

Policies 
 
• As a precondition for 

development, a master plan for 
the industrial area must be in 
place. The applicant will outline 
a high level of site design, 
including extensive landscaping 
and visual buffers from non-
industrial uses and the 
incorporation of sustainability 
principles such as green roofs, 
solar panels, water retention 
ponds, and grey water recycling. 
The siting of safe pedestrian and 
bicycle paths facilitating the 
opportunity for employees to 
walk/cycle to cafes and 
restaurants is expected.  

 

• A buffer zone, between the 
industrial development and any 
current or proposed adjacent 
residential areas, will be included 
as part of the master plan.  
Development applicants may be 
required to contribute to the 
cost of its construction. The 
buffer zone will include a 
suitable balance of buffer 
plantings, drainage features and 
passive recreation opportunities 
such as a multi-use trail.   

• Assessments of noise, visual, and 
air pollution impacts will form 
part of any proposal to develop 
in this area.  Applicants are 
expected to demonstrate how 
they will mitigate impacts on 
neighbouring communities. 

• The focus of the Industrial 
activity within the Industrial 
designation is on businesses that 
support the transportation 
logistics sector. Large-scale 
commercial retail will not be 
permitted in this area, however 
small scale convenience retail 
serving the daily needs of 
industrial workers is supported. 

• The development applicant will 
prepare detailed lighting plans 
for all development within the 
industrial designated area which 
demonstrates how light 
pollution will be minimized. 

• Developers of property will be 
expected to dedicate rights of 
way for community amenities, 
including but not limited to 
roads, parks, community art, and 
pedestrian/bike trails. 

 

Further Investigation 
 
• TFN collaboratively with 

Translink will work to create and 
establish an efficient and reliable 
transit plan for access to 
employment nodes in the 
industrial area. 

• As part of TFN’s sustainability 
activities, development 
applicants are expected to 
explore the opportunity to 
create a district energy system to 
take advantage of industrial 
development in this area. 

 
 
 
 

Typical Industrial development  
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4.5 Mixed Use 

The mixed use designation as outlined on the Land Use Plan map proposes a range of economic development opportunities 
for TFN. This can include hotel, retail and business park uses. A mixed use community is planned with single family, town 
home and apartment style housing, south of the ALR properties. 
 
The total land under this designation is around 71 ha (175 acres). Development will be of a high quality and will incorporate 
sustainable design elements throughout. 
 
The mixed use area will be characterized by its connection with the surrounding agricultural land through a series of green 
fingers and blue ways that will penetrate throughout the development. A new stream will link the storm retention ponds 
and irrigation canals creating an attractive water feature. The streets will be tree lined and contain safe pedestrian and 
bicycle lanes. 

Objectives 
 
• To create a range of economic 

development opportunities 
through highway oriented 
development such as a business 
park, retail and hotel/tourism. 

• Through the provision of a 
business park help achieve a 
greater balance of employment 
opportunities for TFN and area 
residents. 

• To create a new residential 
community with a range of 
housing types, densities and 
tenures  

 

Policies 
 
• As a precondition to 

development, applicants will 
prepare a concept plan with 
building footprints and design 
guidelines. The concept plan 
should indicate how the 
development relates to current 
and future uses. Additional work 
such as a traffic study and 
landscape plan is expected to be 
submitted to TFN for approval 
prior to development.  

• TFN will work with the 
development community to 
explore the opportunity to 
create a premium outlet or 
similar specialty retail mall 
adjacent to Highway 17. Lower 
value retail activities such as car 
dealerships, outdoor storage etc. 
will not be acceptable. 

 
• TFN will request development 

applicants for residential 
properties within the Mixed Use 
designation to creatively achieve 
a mix of housing in this area 
including single family, town 
home and multi family. This may 
include the creation of 
residential units above ground 
floor commercial.  

• Developers of property will be 
expected to dedicate rights of 
way for community amenities, 
including but not limited to 
roads, parks, community art, and 
pedestrian/bike trails. 

• The provision of outdoor sports 
facilities or other community 
amenities, either as separate 
entities or developed as part of a 
larger residential complex 
should also be explored. 

• TFN favors developments such 
as a business park, hotel and an 
outlet mall fronting Highway 17. 
This includes extensively 
landscaped areas, with minimal 
or no outdoor storage. 

• Development applicants along 
the highway will be required to 
work with provincial agencies to 
create a park buffer of 
approximately 10 meters 
extending north of Highway 17.  

• TFN will explore the creation of a 
blueways network (streams 
which connect the water courses 
on TFN land). TFN will undertake 
further work to identify the areas 
suitable for the blueways 

Range of commercial activities, 
including a specialty retail outlet 
mall 

Further Investigation 
 
• As part of TFN’s sustainability 

activities development 
applicants are expected to 
explore the opportunity to 
create a district energy system as 
part of the commercial and 
residential development in this 
area . 
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4.6 Agriculture & Managed Forest 

The intent of this designation is to preserve the lands identified as Agricultural Land Reserve (ALR) for crop growing/
harvesting related activities. The agriculture lands will be used for food production, forestry, education and may include 
passive recreation. Managed Forest lands are also included in this designation. 
 
The agricultural lands occupy 157 hectares (388 acres). 

Objectives 
 
• To ensure agricultural lands are 

retained for farming and farming 
related uses consistent with the 
provisions of the Agricultural 
Land Reserve (ALR). 

• To create a managed forest to 
provide for timber harvesting, 
passive recreation, and nature 
preservation. 

• To create, as appropriate, a 
managed wetland to encourage 
birds and a more natural eco-
system. 

• To cultivate plants for traditional 
medicinal use.  

 

 
Policies 
 
• TFN supports the long-term 

retention for agricultural of areas 
designated as Agriculture (ALR) 
on Schedule 1. 

• TFN supports a range of farming 
related land uses within the 
agricultural designated lands to 
include equestrian centres as well 
as some passive recreation and 
nature interpretation. 

• TFN will work with the 
Agricultural Land Commission to 
undertake the ALR land swap, 
identified on the Land Use Plan.  
This swap is intended to optimize 
opportunities for both agriculture 
and for lands not assigned to 
agriculture, as identified in 
Schedule 1 to ensure there is no 
net loss of ALR designated lands. 

 

• TFN will consider the preparation 
of an agricultural master plan for 
the agriculture/managed forest 
area to ensure that the optimum 
economic use of agricultural land 
is achieved. 

• TFN will investigate as part of the 
preparation of an agricultural 
master plan the opportunity to 
create a managed forest to 
provide an option for community 
gardens, equestrian trails, 
forestry, and multi-use trails. 

• TFN will examine the feasibility of 
creating some wetlands including 
an observation node and open 
areas of naturalized space as part 
of the managed forest area. The 
wet lands are intended to be 
connected to the projected 
blueways network. 

The TFN Community Plan 
identifies opportunities for 
commercial agriculture as well 
as small garden plots for 
residents 
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4.7 Bluff Area 

The base of the Bluff area is traditionally important to Tsawwassen people. Springs at the base of the bluff are used for 
ceremonial purposes and should be preserved and enhanced over time. The Bluff location is illustrated separately on the 
Land Use Plan map. 
 
The area is environmentally and culturally significant and comprises 12 hectares (30 acres) and is intended to remain 
undeveloped. 

Objectives 
 
• To direct development away 

from areas of steep slope near 
the Bluff. 

• To preserve TFN archaeological, 
cultural and ceremonial facilities 
that exists in the vicinity of the 
Bluff. 

 
 

Policies 
 
• TFN supports the preservation of 

the Bluff as vegetated green 
space. 

• In any development, TFN will 
ensure that slope stability and 
drainage issues are investigated 
and factored into planning and 
construction. 

• TFN and any development 
applicants will identify areas of 
cultural importance at the base 
of the Bluff with the intent that 
these are to be protected and 
enhanced over time. 

• TFN intends to restore the 
ceremonial pools on the Bluff, in 
order to ensure they can be 
safely used for cultural purposes. 

The ‘Bluff’ is preserved as a 
vegetated green space 
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4.8 Tidal Marsh / Water Lot 

The Tidal Marsh is an important area for TFN. The marsh is a source of food and traditional medicines for TFN and is used on 
occasion to hunt.  
 
The Treaty provided TFN with a 99 year agreement to lease two water lots, totaling 456 ha (1,126 acres) in area. TFN has 
signed a Memorandum of Agreement with Port Metro Vancouver that will provide TFN with two water lots on either side of 
the Roberts Bank Causeway, totaling 451 ha (1,114 acres).  
 
The following objectives and policies outline TFN vision for this area. 

Objectives 
 
• To provide access to the water for 

TFN members and the general 
public. 

• To provide a recreation area for 
the TFN community and a habitat 
area for birds and fish. 

• To restore traditional uses of the 
tidal marsh area by TFN  

 
 
Policies 
 
• TFN supports the use of the tidal 

marsh as an area for recreational 
activities such as walking, and for 
traditional plant gathering and 
hunting. 

• TFN supports the maintenance 
and enhancement of the existing 
pedestrian path along the 
perimeter dyke. 

 
 

Further Investigation 
 
• TFN will explore opportunities to 

create viewing platforms with 
cultural and wildlife 
interpretation. 

• TFN will explore the opportunity 
to create a boat launch on or 
close to TFN lands and fishing 
grounds.  

The tidal marsh is an important 
feature for TFN Community and 
wildlife 

The water lot will be used for TFN 
cultural events 

The water lot provides access to the 
water for the general public 
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4.9 Development Permit Areas 

To ensure that Tsawwassen Lands are developed to the highest possible standard, development permit areas have been 
included in the Zoning regulations that will apply to different areas of Tsawwassen Lands.  These development permit areas 
fall into the following categories: 
 

• Development Protection Areas 
• Environmental Protection 
• Floodplain Management 
• Soils Stability/Landfill 
• Heritage Conservation 
• Industrial Form & Character 

 
Development Permit Areas are shown in Schedule 3. 

 
 
 
 
 

Further Investigation 
 
• TFN will consider adopting 

Mixed Use Form & Character 
guidelines, in conjunction with 
development within this area. 
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The preservation of TFN culture is fundamental to members of the community. Having lived on the 
lands for thousands of years, TFN have a special attachment to the land and water. Development in and 
around the Reserve in the past 100 years has resulted in the loss of many culturally significant sites, 
most notably the last remaining historical Long House that was removed as part of the construction of 
the BC Ferries Causeway. 
 
The intent of the Heritage Conservation policies is to ensure that future development is respectful of 
TFN heritage and preserves TFN culture. The policies apply to all lands and do not reflect specific land 
use designations. 

Objectives 
 
• To value Tsawwassen First 

Nation’s past, present and future 
through heritage conservation. 

 
 

Policies 
 
• The development applicant may 

be asked to prepare an 
archeological assessment for any 
development prior to approval, 
given known heritage sensitive 
sites in the area. 

• TFN supports the identification 
and protection of sensitive 
heritage sites to mitigate 
development impacts.  TFN will 
expect developers to pay for the 
costs of conservation measures. 

• TFN supports detailed mapping 
of TFN lands to ensure all 
heritage sites have been 
recorded. This will provide more 
certainty over which lands are 
developable and which ones 
require a more rigorous 
approvals process. 

• The continuation of TFN’s 
monitoring program which 
ensures a TFN member is present 
during all excavation work to 
identify, record and preserve 
archeological items is supported. 

C h a p t e r  5 .   Heritage Conser vat ion 

• TFN supports the creation of a 
regulatory process that will 
ensure approvals are obtained 
from TFN Government prior to 
any work being undertaken on 
land owned and managed by 
TFN that may be of heritage 
significance. 

 
 
Further Investigation 
 
• TFN will consider the possibility 

of undertaking a feasibility study 
to investigate the opportunity of 
creating a TFN Cultural Centre 
near Highway 17 as a tourism 
destination to showcase TFN 
heritage. 

The community plan recognizes 
existing community facilities such as 
the Long House 

Retention of important cultural 
spaces for the TFN community 
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The creation of a park and trail network will serve as a critical element in improving the livability of the 
community serving as an asset to TFN members and the broader public. At present there are no park 
lands designated on TFN Reserve. Moving forward, the success of the community will require a mixture 
of both passive and active recreational facilities.  

C h a p t e r  6 .   Park ,  Trai l  Network ,  & Amenit ies  

Objectives 
 
• To create both passive and 

active recreational amenities 
that enable TFN members and 
residents to stay active and 
encourage community building 
through healthy social 
interaction. 

 
 

Policies 
 
• TFN supports the acquisition of 

rights of ways for trails and parks 
during the development 
approvals process. 

• New recreation facilities, 
including an upgraded 
recreation centre and playing 
fields, will be constructed for the 
TFN community. 

• TFN supports the creation of a 
“Blue Ways” system, based on 
the existing drainage patterns to 
create linkages and habitat for 
birds and small mammals, 
designed to supplement other 
recreational and natural 
elements. 

• TFN will investigate the location 
and design options for a 
comprehensive system of off-
road walking and cycling routes 
in order to encourage 
commuting, recreational and 
other types of trips. The trail 
system may be comprised of 
both multi-modal routes on 
major roads, and a separated 
trail system, consisting of either 
off-road trails and safe, physically 
separated surfaces adjacent to a 
paved roadway.   

Further Investigation 
 
• TFN will consider the feasibility 

of preparing an overall Parks 
Plan for the Tsawwassen Lands. 
The Parks Plan will detail the 
location and design elements 
associated with creation of a 
green network of parks and 
trails. The trail network will link 
the various land uses on the 
Tsawwassen Lands and can 
comprise part of the regional 
trail network linking 
Tsawwassen, Ladner and Metro 
Vancouver.  

Parks and trails are important 
components to the plan 

Formal and informal meeting places 
should  be included in new 
development 
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The Vision outlined in the TFN Land Use Plan provides a once in a 
life time opportunity to create a remarkable community that is a 
centre-piece for sustainable development. It is imperative that from 
the start key sustainability principles are incorporated into the 
decision making process. Having long been stewards of the 
environment, TFN members understand the delicate balance that 
exists between conservation and consumption. In this regard, TFN 
will integrate environmental, economic, and social considerations 
together in all decisions relating to development on the 
Tsawwassen Lands. All development is expected to be completed to 
a high environmental standard. Development is to be sensitive to 
the physical, cultural and economic values held by TFN. 

C h a p t e r  7 .   Sustainable Design Elements  

The Community Plan encourages the use of solar and geothermal energy 
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Objectives 
 
• To be recognized as a leading 

community in the field of 
sustainable development. 

• To encourage all development to 
be of a high environmental and 
energy efficiency standard. 

 
 

Policies 
 
Construction & Building Design 
• TFN encourages all public and 

commercial buildings to be 
designed and built to the 
highest green building 
standards, such as LEED 
standards. 

 
Environmental & Cultural 
Preservation 
• TFN supports the protection of 

culturally sensitive sites, in 
accordance with the TFN 
Heritage Conservation policies. 

• TFN will ensure sensitive 
environmental areas are 
preserved and enhanced.  

• TFN encourages the planting of 
native species in parks & open 
spaces. 

 
Energy Reduction 
TFN will explore how buildings and 
infrastructure can be built to the 
highest energy efficiency standards 
to reduce overall energy 
consumption.  As part of this 
initiative consideration is to be given 
to: 
• Evaluating the potential of clean 

energy sources and how these 
can be incorporated into future 
developments. 

• Encouraging developers to 
investigate the opportunities 
associated with energy 
conservation for both 
commercial and residential 
buildings. 

• Incorporation of the use of solar 
panels as part of the community 
energy system or as part of an 
individual buildings electrical/

 
• Promoting to development 

applicants the use of renewable 
or recyclable construction 
materials. 

 
 
Water Conservation 
• TFN supports the conservation of 

potable water for new 
developments, by employing 
tools such as water meters, leak 
detection systems and drought 
resistant natural landscaping. 

 
Community Design 
• TFN supports the concept of a 

walkable community that 
provides a variety of 
transportation options including 
bus, bike, and pedestrian routes. 

• TFN encourages all new 
residential growth to occur 
within convenient walking 
distance (500 meters) of existing 
or planned transit services.  

• TFN supports the provision and 
installation of community art.  

 
Alternative Road Standards 
• TFN supports the use of 

alternative road standards for all 
development on the 
Tsawwassen Lands. This includes 
narrower rights of ways, 
permeable surfaces with street 
trees and lower speed roads. 

• TFN encourages the inclusion of 
bio-swales and storm water 
retention ponds to minimize 
water run off and reduce the 
need for an extensive 
underground storm water 
system. 

 
Sewer Efficiency 
• TFN supports innovative 

methods of reducing waste 
water, such as the use of grey 
water systems.  

 
 

 
Further Investigation 
 
• TFN will over time consider the 

desirability of preparing a 
detailed sustainability plan for 
TFN lands to ensure that 
development takes place in a 
manner that balances 
environmental, economic and 
social objectives. 
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Mobility and accessibility are important for residents and businesses on TFN lands and play a 
fundamental role in the overall quality of life, safety, and physical and social health of residents. 

C h a p t e r  8 .  Transpor tat ion 

Objectives 
 
• To emphasize walking, cycling, 

transit use and other forms of 
non-automobile travel over 
private vehicle use for trips to, 
from, and within the community 
by ensuring non-automobile 
travel is safe, convenient, and 
accessible. 

• To provide an efficient local road 
system that is safe and accessible 
to multiple modes of 
transportation that serves the 
needs of local and regional 
residents, and businesses. 

 
 

Policies 
 
Roads 
• TFN supports the creation of tree 

lined streets, bike and pedestrian 
paths. 

• TFN supports the realignment of 
Tsatsu Shores Drive with a new 
Highway 17 intersection to the 
North West. 

• TFN will work to close the 
existing entrance at the 
intersection of Tsawwassen Drive 
North and Highway 17 and the 
north end of the Reserve to 
create a safe, quiet and 
pedestrian oriented seaside 
promenade for TFN community. 

• TFN will pursue the creation of a 
new entrance to the community 
from Highway 17 and a 
connector road off of 52nd Street 
with the British Columbia 
Ministry of Transportation and 
Infrastructure. 

 
• TFN will work collaboratively 

with the British Columbia 
Ministry of Transportation and 
Infrastructure and the 
Corporation of Delta on 
transportation issues that have 
an impact on the community. 

• TFN acknowledge that the exact 
alignment of roadways will be 
subject to detailed functional 
design, to be completed by the 
developer. 

 
Transit 
• TFN will work collaboratively 

with Translink to create a transit 
friendly community that is 
integrated with the regional 
transit system. 

 
Pedestrians & Cyclists 
• TFN will require safe, barrier-free 

access in the design and 
modification of new streets, 
sidewalks and pathways.  

• TFN will aid in creating a safe 
pedestrian environment within 
the TFN Community lands by 
removing existing through road 
access (North Tsawwassen 
Drive). 

 
 

Further Investigation 
 
• TFN will examine options on 

how transit services on collector 
roads can be included in all 
future subdivision designs. Walking, cycling, and transit use  

can take priority over private 
vehicle use on some roads 
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Servicing of the TFN Lands will unlock the development potential and offer the opportunity for 
prosperity to the community. The key servicing features of the TFN Land Use Plan are described below 
and are illustrated on Schedule 2 Servicing Map. Extensive additional detail is also found in the 
Servicing Plan technical background report. 

C h a p t e r  9 .  Community  Ser vices  

Objectives 
 
• Require that developers pay for 

the servicing costs associated 
with new developments. 

• Provide funding assistance for 
key capital works projects 
through the use of offsite levies.  

• Ensure the provision of adequate 
fire and police protection 
services. 

 
 

Policies 
 
• TFN supports the phasing of new 

development to take account of 
current land use, servicing, and 
utility constraints. 

• TFSI holders will be responsible 
for the cost of servicing their 
land. 

• TFSI holders will be required as 
part of future developments to 
dedicate a portion of their land 
for road right of way and path/
trail connections to ensure that 
long term land use goals of the 
Nation are achievable. 

• TFN supports the provision of 
community protection services 
concurrent with population 
expansion. 

• TFN supports the siting of 
utilities underground in road 
rights-of way, including hydro, 
gas, cable, telephone, as well as 
water and sanitary sewers. 

 
 

 
Water Supply 
• TFN encourages the provision of 

potable water to the 
Tsawwassen Lands. Water to TFN 
lands will be provided via a 
connection to the Greater 
Vancouver Water District. The 
system will loop to ensure 
reliable service. 

 
Drainage 
• TFN supports the upgrading of 

the drainage network on the 
Tsawwassen Lands. Given the 
low lying nature of the majority 
of the lands, drainage is an 
important consideration.  

• A drainage plan will be required 
with any development 
application.  

 
Sanitary Sewage Treatment 
• TFN will work with municipal and 

commercial neighbours to 
identify solutions for waste water 
treatment and disposal needs of 
the Community and the adjacent 
area. The existing TFN sewage 
treatment plant cannot 
accommodate significant 
growth.  

 
Recreational Facilities 
• TFN will work with developers to 

provide recreational facilities for 
the TFN community, such as 
community art, sports fields, and 
a walking/bike path. 

Development of TFN lands will be 
enabled by the provision of 
servicing 
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TFN members participated extensively in the preparation of this TFN Land Use Plan through open 
houses, family meetings and one-on-one discussions. The TFN Land Use Plan is adopted by TFN 
Council. Changes to the TFN Land Use Plan will require the support of TFN Community. In the coming 
years greater numbers of non TFN members will live on the Treaty Settlement Lands and a public 
process will need to be formalized that facilitates their input.  
 
Individual actions by members, non member residents, business operators, employees, property 
owners, developers etc. will have a profound effect on helping TFN achieve its Vision. This occurs 
through all aspects of community life including individual actions; participation in public events; 
developments that meet public objectives; and social, economic and environmentally responsible 
actions. Only the coordinated efforts of all of these groups will enable the community's Vision to 
become a reality.  

C h a p te r  1 0 .  TFN Publ ic  Input  

Objectives 
 
• To strengthen communication 

between TFN members, non 
member residents, and other 
governments in the overall land 
use and development process. 

• To create a transparent and 
engaging public process for 
development at TFN that 
addresses the needs of both TFN 
and non TFN members. 

 
 

Policies 
 
• TFN will create a community 

consultation process for 
amendments to the land use 
plan, zoning, and related land 
use matters. 

• Developers will be expected to 
provide a flow of relevant 
information to TFN members 
regarding development 
proposals at TFN.   

• TFN will ensure that non TFN 
members are consulted with in 
respect of land use matters that 
directly and significantly impact 
them. 

 

Creating a transparent, open public 
process to development at TFN is a 
priority 
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The Tsawwassen First Nation Final Agreement indicates that the Land Use 
Plan adopted by the TFN will be deemed to meet the statutory 
requirements of the Local Government Act for consistency with the GVRD 
Regional Growth Strategy.  
 
The Livable Region Strategic Plan (LRSP) was approved by the Greater 
Vancouver Board of Directors on January 26, 1996 and deemed to be a 
Regional Growth Strategy by the Minister of Municipal Affairs on February 
10, 1996. The LRSP is a regional vision of growth, transportation, and 
environmental protection to guide growth and development in the GVRD 
(Metro Vancouver). 

C h a p te r  1 1 .  Livable Region Strategic  Plan Assessment 

The TFN Land Use Plan meets the four key objectives of the LRSP, as 
described below.  
 
Protect the Green Areas 
The TFN Land Use Plan recognizes and protects green space areas by: 
• Preserving ALR lands through an Agriculture/Managed Forest designation. 
• Encouraging green linkages throughout the community. 
• TFN have identified the Rights of Refusal Lands, referenced in the Treaty, as a potential 

area for long-term economic development for the TFN community. 
. 
Build Complete Communities 
The TFN Land Use Plan supports the development of a complete community by: 
• Creating diverse neighbourhoods with a range of lot sizes, densities and housing types 

(single family, town home, apartments). 
• Enabling residents to live, work and play all in the same community. 
• Providing connections between Tsawwassen, Ladner and the TFN lands. 
 
Achieve a Compact Metropolitan Region 
The LRSP seeks to encourage a better balance in jobs and labour force throughout the 
region. The purpose is to minimize urban sprawl in the region, maximize the impact of 
investments in social and physical infrastructure and reduce commuting. 
• The TFN Land Use Plan recognizes and encourages greater emphasis on economic 

development to promote local job creation and investment for both TFN members and 
residents of the Corporation of Delta.  

 
Increase Transportation Choice 
The TFN Land Use Plan supports improving transportation choice through: 
• Promoting bicycle use through the creation of a bicycle network. 
• Encouraging walking by developing pedestrian friendly streets and a trail network. 
• Working with Translink to develop a transit friendly community that is integrated with 

the regional transit network. 
• Creating a community with ample residential and employment opportunities that 

encourage people to work and live in the same community. 
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Revised August 21, 2008

Tsawwassen First Nation
SCHEDULE 1:  LAND USE PLAN

OPTION 1
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Revised December 17, 2008

Tsawwassen First Nation
Land Use Plan

SCHEDULE 2:  SERVICING OPTIONS

OPTION 1
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Permit Areas are shown as:

Development Protection Areas include
all Tsawwassen lands.

Floodplain management includes all
Tsawwassen Lands below 2.9 metres
Geodetic Survey of Canada.

Environmental protection includes all
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Soils stability / Land fill*

*Land fill areas as of September 2008.
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Revised February 6, 2009

Tsawwassen First Nation
SCHEDULE 3:  DEVELOPMENT PERMIT AREAS






