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Executive Summary 

 

The following information is presented to Metro Vancouver in order to assist your deliberations on 

Delta’s application to re-designate a portion of lands in South Delta, known as Southlands. 

The Southlands Saga has many chapters to it, and the latest one has been on-going since 2007. For seven 

long years two-thirds of Tsawwassen residents have been steadfast in the majority view that 100% of 

Southlands should remain agricultural. 73% of residents stated resoundly in 2011 that all of Southlands 

should be put back in the ALR. Instead, Delta officals pushed ahead with a contrived offer known as the 

‘80:20’ plan.  An offer presented to the developer during the March 2011 Mayor’s Summit as the only 

likely plan to be considered by Metro Vancouver.1  

Metro Vancouver committees and board members will receive a lot of paperwork and presentations 

from all stakeholders in this matter – both in support of, and against, the re-designation application. On 

the face of it both points of view have many key arguments that sound compelling but in the end we 

believe the only fair and equitable measure of Delta’s application is to assess it against the Regional 

Growth Strategy (RGS).  

By every measure of the RGS, Delta’s submission being brought forth for your consideration does not 

conform to the five key goals for regional growth. These goals are a vital barometer against which we 

believe Metro board members must evaluate, and reject, this application.   

The implications of approving this application are palpable on the RGS and to the future of South Delta. 

As you think on this matter it is also crucial that you keep in mind the ‘macro-implications’ of Delta’s 

application. Among them: i) the wisdom of building on a flood plain; ii) the consequences of more 

’80:20’- type proposals, including the MK Lands application looming ahead in Delta; iii) the impact on the 

Tsawwassen Area Plan; iv) the precedence it would set for farmland and green space adjacent to 

Southlands; v) the consequences to the Boundary Bay ecosystem after building 950 housing units on its 

borders; vi) the moral precedence of approving a plan that claims to be the ‘only salvation’ to re-

activating farmland, which was successfully farmed and then laid to waste by a succession of developers 

who have owned the land. 

By viewing the submissions from all parties through this lens we believe you will find the correct answer.  

                                                           
1
 As witnessed by Southlands the Facts members attending the Mayor’s Summit 

To preserve the integrity of the Regional Growth Strategy, the Tsawwassen Area 

Plan and to save our farmland and green space, we respectfully seek Metro’s 

rejection of the Southlands re-designation application.  
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Implications on the Regional Growth Strategy 

Goal 1 – Create a Compact Urban Area 

Creating compact urban areas have become increasingly vital to our future 
as a vibrant and liveable region. This goal was defined in recognition of the 
challenges we face around road traffic, the lack of funding for transit 
expansion, on-going loss of farmland and green space, as well as 
environmental pollution.   
 
The proposed Southlands development does not conform to the goal of 
creating a compact urban area. As articulated in the Tsawwassen Area Plan 
and RGS, Southlands is outside the Urban Containment Boundary. Delta’s 
main argument suggests that changing these boundaries would create a 
more complete community with more diverse housing options. However, 
these very issues were identified and mitigated in the newly ratified 
Tsawwassen Area Plan (TAP) in May 2011.  Contrary to this application, the 
TAP is the true reflection of the community’s preferences, which were 
carefully crafted and debated over a 3 year period with proper and broad 
input from Tsawwassen residents.  
 

Key provisions of the TAP include: 
 

1. Preserving 100% of Southlands as agricultural 
2. Maintaining and enhancing a compact urban area around Tsawwassen Town Centre 
3. Creating diverse housing options through increasing density of currently developed areas – 

infill, townhomes, and condominiums. 
 
What’s changed in the past three years? The Southlands development will in fact undermine these key 
provisions. The proposed amendments submitted by Delta would not only change the Urban 
Containment Boundary but it would fragment the planned growth in Tsawwassen Centre as defined in 
the TAP. The Southlands development would place 950 housing units in isolation from town centre and 
the essential services sought by residents.  

 
The primary focus of future development in Tsawwassen should be on higher density in Town Centre 

and in-fill development within current residential neighborhoods. Existing infrastructure – schools, 

shopping, transit, water and sewer are capable of handling this form of growth.  

Delta has also suggested that approving the Southlands application will ensure that the Corporation will 
achieve its targeted growth commitments in the RGS. The reality is that currently approved (and pending) 
projects have already done this. Collectively, current development plans underway in Delta already put 
the municipality above the 2021 target2 of 103,900 residents.  

                                                           
2 Population data is based on 2011 Statistics Canada Data 2006-2011 and Metro Vancouver’s Growth Projections 2021-2041  
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Goal 2 – Support a Sustainable Economy 

What contributes more to a sustainable economy? Turning farmland into 

80,000 sq. ft. of retail space? Or, farming it? Delta and the Southlands 

developer have argued that this development proposal will contribute to 

the expansion and health of the local business sector. The reality is 

somewhat different.  The principal argument being made for nurturing a 

healthy business sector is the addition of some 80,000 sq. ft. of new retail 

space and creation of a secondary town centre.  How can that be, when all 

essential services are already offered in the existing town centre, along with 

a steady inventory of vacant retail space?    

How will 80,000 sq. ft. of new retail space compete against an existing 

urban centre (Tsawwassen Town Centre) and the upcoming TFN mega-

malls only 3 kilometers from Southlands? If the retail occupancy rates of 

the current Tsawwassen Town Centre were in short supply there might be some logic to converting 

farmland into retail space but justifying that ‘exchange’ as a contribution to a sustainable economy seems 

to be a shallow and self-serving argument by the developer and Delta.  

Furthermore, the location of this development in no way supports a sustainable economy due to its 

isolated location. The existing transportation system does not support it. There are no plans for better 

and/or increased transit services, which means more vehicular traffic and pollution. Not only will this 

affect current residents of Tsawwassen, but it also places greater stress on the fragile eco-system of 

Boundary Bay; a recognized site protected by the RAMSAR convention and also part of the Western 

Hemisphere Shorebird Reserve Network (WHSRN).  

Although one could argue that 80,000 sq. ft. of retail will create more jobs, how will future employees 

travel to an isolated destination with minimal transit services? Lastly, neither Delta nor the developer is 

able to explain how this development results in a positive growth towards a more sustainable 

economy, when it results in the loss of agricultural land. Isn’t the loss of farmland revenues that are 

generated today a negative loss against the principle of protecting agricultural lands and ensuring a 

flourishing sustainable economy in the current Tsawwassen Town Centre? 

Another ‘by-product’ of approving this re-zoning application is the impact on farmland values throughout 

Metro Vancouver.   By diluting the enforceability of the RGS goals as it relates to farmland and green 

space, farmland becomes the subject of greater land speculation.  Imagine what message this will send 

to farmers throughout Delta and Metro Vancouver?  Agricultural land values will escalate to even higher 

levels to reflect Metro Vancouver’s endorsement of this re-zoning. Farmland prices have already become 

unaffordable to farmers who are interested in actually farming the land. By enforcing the RGS, Metro 

Vancouver can play a major role in sustaining a healthy agricultural industry by keeping land speculation 

in check. 

  



Tsawwassen Southlands Re-designation Application v.Final 

       Last Updated on February 24, 2014  

 

  

Southlands the Facts 5 

 

Goal 3 – Protect the Environment and Respond to Climate 

Change Impacts 

 

How do you protect the environment and respond to climate changes when 

you’re proposing to convert farmland into retail and residential space? To 

date, both Delta Council and the developer have ignored Goal 3 of the RGS. 

The ecosystem of the Boundary Bay area is already in a fragile state. This 

has been confirmed through many different sources, including regional and 

provincial studies. Metro Vancouver itself is preparing to launch a new 

Boundary Bay Bioata Monitoring Program3. The current risks to Boundary 

Bay from existing levels of heavy metals and fecal coliforms (see Appendix 

F) are significant. It’s only reasonable to conclude that placing 3,000 

additional people on the shores of Boundary Bay will only add to these 

toxic risks. Also ignored by Delta Council is the reality that adding 950 

housing units will increase the number of vehicles by at least 1,425 (1.5 per 

household) and thereby escalating greenhouse gas emissions further.  

Given that Tsawwassen is not a designated Municipal Town Centre and 

Transit Hub under the RGS, the only hope of achieving efficient use of land 

and a reduction of vehicular-caused greenhouse gases and pollution is to redevelop existing 

neighborhoods that are already being served with public transit – which is one of the central tenets 

underlying the TAP and the RGS.  

Perhaps the biggest omission of Delta Council and the developer is ignoring the climate change reality. 
Is it even wise to build on a flood plain any longer? Wasn’t High River, Alberta thought to be ‘safe’ from 

a ‘100 year event’?  Much of Southlands is at sea level, or below. The rise in sea level, particularly 
in combination with high tide and storm surge has the capacity to inundate the surrounding 
Boundary Bay flood plain, which includes the proposed development site for Southlands4. One 
only has to look at the destruction suffered in February 2006 to the existing Boundary Bay 
community to realize the folly of placing 3,000 more people in harm’s way. Delta and the 
developer are aware of these risks and yet they push ahead. Raising the elevation of Southlands 
to the current Flood Construction Level (FCL) standard would only achieve one reality – creating 
a dam that would inundate the existing Boundary Bay community during the next storm. Is 
this wise? If the FCL standard is accurate, why is Delta seeking indemnification from possible 
flood-related litigation? If the municipality is ‘endorsing’ a flood construction level then 
shouldn’t they be liable for flood-related damage that occurs post-development? 

 

                                                           
3
 Boundary Bay Bioata Monitoring Program report, July 2013 

4 Delta Agriculture Flooding Preparedness and Mitigation Pilot Project RFP, November 2013 
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Goal 4 – Develop Complete Communities  

Thinking and planning for the future of your community is difficult; whether 

to ensure proper services; or housing stock that accommodates our diverse 

demography. To make the task easier, municipalities develop community 

plans and our regional government has developed the RGS. Such guidelines 

do incorporate the vision of developing complete communities.  The 

Tsawwassen Area Plan is an excellent example of how that is done. 

Between September 2008 and July 2011, Delta spent considerable time 

and money developing the TAP and enacting it into law. Many public 

consultations were held, a Public Hearing was conducted. It was a plan the 

community supported. It properly defined how Tsawwassen would evolve 

and achieve the vision of a complete community. And yet, less than three 

years after all this careful planning our elected officials are suggesting that 

the co-developed TAP and RGS should be revised and change the agreed-

upon plan for future growth in Tsawwassen – even though 2/3rds of 

residents oppose such a revision. The Southlands development plan is 

isolated from the rest of Tsawwassen and undermines the whole concept of a complete community. This 

point was eloquently presented by Delta officials during the Mayor’s Summit in March 2011 - essentially 

pointing out that the most appropriate location for any development of Southlands (if it were to 

transpire) should occur on its western border adjacent to Tsawwassen’s main road, 56th Street. In so 

doing the new Southlands community would be integrated with the existing community - making all of 

Tsawwassen more complete. However, the current plan’s location will only achieve the opposite effect – 

greater dependency on automobiles, an ‘island community’ – with no appropriate transit.  

Delta has also indicated that the Southlands development will ‘fix’ a major concern related to housing 

diversity, but such diversity is already occurring with existing projects elsewhere in the community. 

Condominiums, townhouses, infill homes and detached houses are springing up all over Tsawwassen, 

TFN and Ladner5. 

Ironically, the proposed Southlands development does not even ensure there will be diverse housing 

options. The developer has made it crystal clear that Phase One of his plan only includes a 450 unit 

condominium tower. No townhouses, row houses, detached homes or cottages in sight. He has further 

confirmed that future phases of development will be driven by ‘market forces’, which seems counter-

intuitive to the ‘sales pitch’ in his re-zoning application and to Delta’s claim that this development will 

add diversity. And to add ‘insult to injury’ Delta has surrendered all rights to guarantee housing diversity 

by accepting the developer’s proposal for establishing a Phased Development Agreement; thereby 

giving the developer carte-blanche in the number and types of dwelling he builds.  

 

                                                           
5
 Estimated to be between 2,500 and 5,000 units collectively 
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Goal 5 – Support Sustainable Transportation Choices 

 

In the community of Tsawwassen there has been little focus by Delta 

officials on coordinating land use and transportation to encourage transit, 

multiple-occupancy vehicles, cycling and walking. 

Of course, given the funding challenges of TransLink, the likelihood of 

Tsawwassen enjoying more transit is remote (see Appendix A). As 

illustrated in the RGS, TransLink’s future priorities for expanded service 

will focus on Transit Hubs. There are none in Tsawwassen. Furthermore, 

the geographic isolation of the Southlands development means that 

residents will have no regular and proper transit service beyond a shuttle 

bus that operates once an hour. If the Southlands development proceeds it 

will increase the community’s dependence on cars and increase the 

number of vehicles by at least 1,450 (1.5 per household). It will simply add 

to the already congested roads.  

 
Cycling and walking is being touted as an attractive offshoot of the development proposal. The developer 

has marketed these amenities as part of his utopian vision. But will they really be a sustainable 

transportation option?  Yes, Southlands residents will have biking and hiking trails to enjoy on fair 

weather days but the isolation of the planned development suggests these activities will never be 

practical transportation options. Notwithstanding the envisioned commercial space within the 

Southlands development plan, the current Tsawwassen Town Centre will contain the bulk of core services 

and stores that residents use on a daily basis. Will Southlands residents really cycle or walk 2-3 

kilometers each way to visit their doctor, pharmacist and grocery store? 

It is difficult to see how this isolated community will do more than jump into their cars each day, to 

commute to work, to pick up groceries or to visit their medical professionals. 
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Other Issues  

Precedence  

At the heart of the current Southlands re-zoning application there are two key issues that Metro board 

members must seriously consider - above and beyond the lack of conformance to the RGS and TAP 

legislation - which is the precedent setting nature of your decision.  We urge you to evaluate the 

precedence of endorsing Delta’s 80:20 plan. You should be aware that the proposed re-zoning plan is 

not the creation of a benevolent developer, but rather a misguided idea that Delta officials first proposed 

to the developer during the Mayor’s Summit in March 2011. Thinking this was a ‘good compromise’ with 

all stakeholders, Delta municipal officials have convinced themselves it is good policy to negotiate land 

swaps with developers as a means to preserve some arbitrary percentage of agricultural land. Is that a 

precedent Metro Vancouver wishes to endorse? ‘Land donations’ in exchange for changes to the Urban 

Containment Boundary? By endorsing Delta’s deal, are we not simply creating a new ‘currency’ for 

development on agriculturally zoned land? 

1. The total agricultural area in Metro Vancouver's area is roughly 100,000 acres. So it could be 

argued that the 80:20 split at Southlands could ultimately jeopardize 20,000 acres of 

farmland. That is roughly the size of Manhattan! Or the area of 20 Stanley Parks! In economic 

terms the lost acreage represents a loss of nearly $146,000,000 of gross annual farm receipts 

(2006 figures). Even if you feel this assumption is somewhat unreal, please consider two 

crucial facts: a) A similar proposal is pending and will arrive on your desks later this year 

from Delta. MK Lands are proposing a similar ‘land swap’ with Delta to gain approval of 

their project (193 acres donated to Burns Bog Conservancy Area), which will also require a 

change to the Urban Containment Boundary; b) Many hundreds of acres of farmland 

throughout Delta and the rest of Metro Vancouver are currently held by developers and 

land speculators. The closest example is in fact right next door to the Southlands where a 

47 acre parcel of productive farmland is owned by a BC numbered company. It shares the 

same soil and drainage patterns as the Southlands and has been leased out for on-going 

farming. However, history provides a good lesson for predicting the future of these 47 acres: 

Numbered Company + Southlands Re-designation = Precedence & More Farmland Lost 

2. Another key concern is Delta’s avoidance of expert opinion regarding the use of the 

remaining land (post-development) for agriculture (see Appendix A). In the May 2013 report 

issued by the Ministry of Agriculture, it highlights three major issues: i) There will be no net 

increase in farmed land. 200 acres are being farmed today and that figure will remain 

static; ii) Ministry officials also point out how difficult it will be to farm the remaining land 

once you’ve built 950 housing units, new roads, trails and hedgerows; iii) Ministry officials 

have identified major flaws associated with Delta’s cost estimates for rehabilitating and 

maintaining related infrastructure (drainage/irrigation).  
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Compromise? 

Delta officials are boasting that the current Southlands plan is a wonderful compromise. From the 

community’s stand point it can be viewed more as capitulation; bowing to the incessant pressures 

brought to bear by the developer.  In general terms everyone recognizes that compromise is usually a 

good thing but the facts surrounding this re-zoning application speak to a reality that is far removed from 

a compromise. For example: 

1. Should Delta have the right to place current residents in harm’s way by allowing construction 

to occur that will exacerbate the flooding risks for Boundary Bay residents? 

2. Is it a good compromise when Delta is willing to allow 950 housing to be built on a flood plain? 

An area that will be at even greater risk from liquefaction during an earthquake event? 

3. Is it a good compromise to be building so close to Boundary Bay and place even greater stress 

on our natural environment? 

4. Is it a good compromise when there is no net new agricultural land that will be activated? 

5. Is it a good compromise when the developer is granted a Phased Development Agreement that 

allows him to proceed with any revisions as 'market forces dictate’6? 

6. Is it a good compromise when there are absolutely no covenants to ensure there will be a 

diversity of housing options for all age groups? 

Perhaps more egregious is the history of public opposition, over the past 5 years. Here’s a sample: 

 June29th, 2010 – Council meeting reported detailing Ipsos Reid survey showing 62% opposed to 

any development on Southlands (5,483 respondents)  

 

 March 1-8, 2011 - ALR Hearing to place all of Southlands back in the ALR – 73% in support for ALR 

inclusion (1,949 total pieces of correspondence) 

 

 December 17th, 2012 – Council meeting report showing 81% of correspondence received to date 

opposed Southlands development plan (1398 total pieces of correspondence plus a 1400 name 

petition opposing re-designation)  

 

 July 19th, 2013 – Council Meeting Report showing 71% of correspondence from October, 2012 

through June, 2013  opposed Southlands development plan (1924 total pieces of 

correspondence). 

 

 February 2011 – November 2013 – 3 petitions, 3900 signatures. All opposed to development. 

 November 2013 Public Hearing for Southlands development application – 63% opposed (2348 
total pieces of correspondence plus 396 speakers 

                                                           
6
 Comments by developer during July 29, 2013 Delta Council Meeting 

http://www.corp.delta.bc.ca/assets/CPD/PDF/Southlands%20-%20Attachment%2026%20-%20Summary%20of%20Public%20Input%20for%20Southlands%20Application%20Up%20to%20and%20Including%20June%2014%202013.pdf
http://www.corp.delta.bc.ca/assets/CPD/PDF/Southlands%20-%20Attachment%2026%20-%20Summary%20of%20Public%20Input%20for%20Southlands%20Application%20Up%20to%20and%20Including%20June%2014%202013.pdf
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Alternatives 

As the latest chapters of the Southlands saga have unfolded during the past five years, both the 

developer and Delta politicians have used ‘fear-mongering’ to their advantage to sway public opinion. 

Ironically, their attempts have done very little in that regard. Two-thirds of Tsawwassen residents still say 

no. 

This ‘fear-mongering’ theme is still central to the Southland’s Application to Metro Vancouver. Delta 

politicians seem to believe that they are saving residents of Delta from some greater evil by endorsing 

the land owner’s re-zoning application. But the truth is Delta Council is simply practicing politics of the 

worst kind – which is the belief that taking the ‘expedient path’ is better than taking the right path. 

Mistakenly, they believe this is the best possible outcome.   

They believe they’re saving 80% of the land and activating it for agricultural purposes. They believe 

they’ve ‘saved’ the community from the 2,000 housing units the developer prefers to build. They believe 

they’ve saved the community from industrial-scale agriculture. 

 Sadly, this logic is flawed for two crucial reasons: 

1) The net gain in ‘active farmland’ within the submitted application is ZERO (see Appendix B). 

Today, over 200 acres of this property is being actively farmed. Once you remove all the land that 

will be developed with buildings, roads, trails and other infrastructure the net gain in active 

farmland is ZERO. 

2) Delta officials have rejected discussion of several alternative plans, with at least three of them 

being solid options worthy of careful examination.   

There is a current proposal from the noted agrologist, Wendy Holm, which has been totally ignored by 

Delta. see Appendix E, or visit http://www.wendyholm.com/c.Delta.Council.re.Southlands.Oct11,2013.pdf  

There have been proposals submitted to Delta and the land owner on ways to activate this land for 

alternate purposes that would preserve all of it for agriculture, tourism and birding research. 

With the vast scale of industrialization and commercialization of South Delta underway, wouldn’t it make 

more sense for our politicians to sit down with the land owner and Port Metro Vancouver and broker a 

land purchase that subsequently places Southlands into the Port’s Habitat Banking Program? This would 

be a real compromise. Land owner is properly compensated, the land is preserved and Port Metro 

Vancouver establishes significant credentials as a good corporate citizen.  

Since Delta Council seems unable to act in such a visionary way, perhaps Metro can assist them. Say no 

to their current plans for all the valid reasons outlined in this submission. 

Preserve the integrity of our local and regional planning processes. Refuse to ‘reward’ developers who  

abuse farmland for 20 years and then claim the land is not suitable for farming. Do not agree to place 

people in harm’s way. Say no to precedent-setting policies that will destroy more farmland and green 

space.  

http://www.wendyholm.com/c.Delta.Council.re.Southlands.Oct11,2013.pdf
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Appendix A – Translink’s Transit Concept 
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Appendix B – Ministry of Agriculture’s Concerns 
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Appendix C – Brief History 
The Southlands is located in the southeast corner of Tsawwassen and it is emblematic of Delta’s rich 
agricultural history. For 40 years (1928-1968) the Spetifore Family made the land their home growing a 
variety of fruits and vegetables, most notably strawberries and potatoes. During the 60’s the Spetifore 
farm, known as Triple S Farms, was the largest potato producer in Western Canada.7 
 
In 1970 George Spetifore decided that farming no longer was viable on the land because the low cost of 
imports from California had wiped out his market.8 He felt the economics of growing crops were broken; 
he concluded that growing houses would be lucrative. George Spetifore’s idea of a residential housing 
development is one that has remained constant through the decades among the array of land developers 
who have owned this land and pursued their respective development applications. There have been 8 
development applications starting with Mr. Spetifore’s in 1971, followed by submissions in 1974, 1975, 
1983, 1992 and 2009.  
 
The plans have consistently included housing plans ranging from the current application for 950 housing 
units to those in the past, which sought to build 2,000 units. Many applications also included golf courses, 
theme parks, malls, and schools. All these past applications were rejected by Delta Council, and by the 
vast majority of Tsawwassen residents.  
 
These applications were rejected for a variety of reasons, including concerns of about traffic, 
overpopulation, destruction of wildlife habitat, the disappearance of farmlands, among others. With 
respect to the present application, all these reasons remain valid, in addition to an array of other issues 
that have emerged over the past twenty years. These include: i) the wisdom of building on a floodplain; 
ii) lack of public transit; iii) First Nation’s concerns  
 
A crucial piece of information is the fact that Southlands in actually not in the ALR, although it is zoned 
agriculture in the Tsawwassen Area Plan and designated agriculture in the Regional Growth Strategy. It 
was removed from the ALR is 1981 in a decision that is still controversial to this day. On January 16th 
1981, The B.C. cabinet approved the exemption of the plot of prime Delta farmland, which was over 500 
acres. The land was still owned by George Spetifore, who was a prominent businessman and Socred 
supporter9.  
 
In the months that followed the province’s decision, it was made public that the government had ignored 
the information of the soil experts at the Agricultural Land Commission (ALC) who recommended 
rejecting the application for exclusion10. The ALC’s position was based on their research that concluded 
the soil was of good quality and therefore it did not meet the requirements for exemption.  
 
It should be pointed out that the B.C. cabinet’s decision to ignore the recommendation of the ALC, and to 
exclude the Spetifore land, is one of the primary reasons this property remains so controversial to this 
day. Many news reporters, as well as the general public, found it very suspicious that the government 
would ignore the findings of its own soil experts. Newspaper investigations, and later leaked government 

                                                           
7
 “No Future in Farming”, The Optimist 21 July 1971 

8
 “No Future in Farming”, The Optimist 21 July 1971 

9
 Rick Ouston “Delta Land Sets Bad Precedent”, The Vancouver Sun 21 January 1981 

10
  Reserve Land: A Question Lingers”, Victoria Times Columnist 18 Jan. 1981 
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documents, concluded that the lands removal was clearly an act of political favouritism and was based on 
inaccurate data11.   

 
Regardless of the province’s decision, George Spetifore decided to sell his entire 765 acre parcel to Dawn 

Development Corporation in 1982. Three years later, Delta’s first Official Community Plan designated the 

Spetifore Lands as “Urban” and the new owner and development company submitted applications for re-

zoning. All attempts were strongly opposed by residents, culminating with the 1989 application and 

subsequent events that led to the longest public hearing in Commonwealth history and a resident run 

plebiscite in 1989, which prevented the 2000 unit development from proceeding. Ironically, in the 

following municipal election of 1990 current-mayor Lois Jackson ran for re-election alongside Mayor-

elect, Beth Johnson, with both strongly supporting the preservation of the Spetifore Lands as agricultural. 

Shortly thereafter Century Industries (aka. Century Group) purchased the land, which was in receivership, 

and subsequently sold 220 acres to Metro Vancouver (known then as the GVRD) – thereby recouping his 

initial investment when buying all 756 acres. 

In 1992 Delta Council fulfilled part of its electoral mandate by enacting a revised Tsawwassen Area Plan 

returning the remaining 536 acres of the Spetifore Lands back to A1 agricultural designation.  

Things remained quiet for some time after these events of the early ‘90’s. No new development 

applications were submitted and the lands now known as the Southlands, remained mostly fallow and 

untended while some was leased out to local farmers. Irrigation and drainage infrastructure deteriorated, 

the land became over-grown with shrubs, trees and grasses.  

In 2008 Delta Council once again initiated a review of the Official Community Plan (aka. Tsawwassen Area 

Plan). During the committee meetings and public forums there seemed to be only one item on people’s 

minds - Southlands. Over the next two years, thousands of residents flocked to numerous information 

meetings to voice their opinion over the future of the Southlands. By every measure of opinion gathering, 

it was clear that the majority of Tsawwassen residents still had no appetite for development on this piece 

of farmland. 

In May, 2010, Delta Council unanimously agreed to a staff recommendation to conduct an independent 

Ipsos Reid survey to collect public opinion regarding the Tsawwassen Area Plan. This was due to a tainted 

on-line survey in which residents discovered that responses were being changed from opposing to 

supporting development on the Southlands. The results of the Ipsos Reid survey were clear – with almost 

5,500 responses, 62% of the community did not support any form of residential development on the 

Southlands. 

It was during this review process, in March 2009, that Century Group filed its first application with Delta 

to amend the OCP to re-zone Southlands and allow 2,000 housing units to be built.  The timing was 

strange, given that Delta was in the midst of the Tsawwassen Area Plan review. However inappropriate, it 

took Delta over one year to reject the application. Sadly, this chain of events is reflective of the politicized 

nature over these lands. Council did not reject the application immediately, but only 13 months later 

                                                           
11

 “Spetifore Farmland Freed In Secret Hearing", The Province 21 Jan. 1981 



Tsawwassen Southlands Re-designation Application v.Final 

       Last Updated on February 24, 2014  

 

  

Southlands the Facts 17 

 

after public opposition continued growing against Century’s application and the ‘re-designation 

scenarios’ that the Tsawwassen Area Plan Committee (led by Councilor Bruce McDonald) used to try and 

influence the public’s opposition. 

Given the overwhelming majority support for maintaining Southlands as agricultural, in August, 2010 the 

Tsawwassen Area Plan Committee voted 8-1 in favor of keeping Southlands as farmland, a 

recommendation that was unanimously accepted by Council. Eventually, in 2011 the new Official 

Community Plan was ratified and accepted as part of Metro’s Regional Growth Strategy with Southlands 

maintained as 100% agricultural. 

It would have seemed this decision would have closed the book on another chapter of the Southlands 

saga; however, unfortunately the drama was far from over. Following a Public Hearing in October, 2010, 

Delta CAO George Harvie was tasked with finding a solution to the Southlands debate. In February, 2011, 

he recommended that Southlands be placed back in the Agricultural Land Reserve (ALR) to be consistent 

with all other agriculturally zoned land in Delta. His recommendation was endorsed by Council and a 

Public Hearing was scheduled for March.  

During the week long Public Hearing, public support showed strong support for the motion with 73% of 

the correspondence in favor to return the Southlands to the ALR (approximately 2000 pieces of 

correspondence). Inexplicably, Mayor Jackson suspended the Public Hearing with a long speaker list 

remaining and instead called a “Mayor’s Summit” in which she invited stakeholders to a closed-door 

meeting to discuss alternatives for the Southlands. 

As representatives of the majority of Tsawwassen residents, Southlands the Facts spokespersons Richard 

Kunz and Dana Maslovat were invited to the Mayor’s Summit in March, 2011, in which unsurprising a 

consensus was not found between the developer and resident’s wishes. At the conclusion of the Summit, 

Mayor Jackson and George Harvie terminated the ALR Hearing and invited a new development proposal 

from the land owner, in which 80% of the land would be transferred to Delta with 20% changed to 

residential designation.  

In October, 2011, mere months after ratifying an Official Community Plan (OCP) maintaining the 

agricultural designation of the Southlands, Council agreed to being the process to amend the OCP to 

allow residential development on the Southlands. In April, 2012, Century Group submitted a new 

development application with 80% of land transferred to Delta in exchange for 950 houses on the 

remaining 20%. 

Community outrage skyrocketed as many residents felt cheated by the disingenuous nature of opposing 

public opinion gathered over the past two years during the Tsawwassen Area Plan update. In January, 

2013, Delta Staff confirmed that 81% of 1400 pieces of correspondence received from residents were 

opposed to the new development plan. 

Although both the Corporation of Delta and the developer held numerous information sessions about the 

new plan, the majority of residents remained unconvinced that the new application was positive for the 

community. Nevertheless, in July 2013, Council agreed to forward the Southlands application to a Public 

Hearing in October, 2013. 
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Residents came out in droves to attend the Public Hearing and voice their opinion. After five days, almost 

400 speakers were heard and 2,350 pieces of correspondence were received. Both the speakers list and 

correspondence was staunchly opposed to the new application with 62% of residents voicing their 

displeasure. This was in addition to petitions totaling over 3900 signatures, opposing the development 

application. 

As is becoming tradition in Delta, Mayor Jackson terminated the Public Hearing with a long list of 

remaining speakers and Council subsequently voted 5 to 1 in favor of forwarding the Southlands 

development application to Metro for approval. 

In January, 2014, Metro received Delta’s application. In addition to violating the guiding principles of 

Metro’s RGS, the current application has at no point received support from the residents of Tsawwassen. 

Throughout the process, The Corporation of Delta has ignored community input, to promote an 

application that was conceived by Delta Staff at the Mayor’s Summit in 2011. The next stage in what has 

been called “British Columbia’s longest soap opera” is now in the hands of Metro’s Board. 
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Appendix D – First Nations Concerns 
 

 

 

16049 Beach Road, Surrey, British Columbia  V3S 9R6 

Tel: 604 536-3101  Fax: 604 536-6116  E-mail: dwelsh@semiahmoofirstnation.org 

 

July 29th 2013 

Mayor and Council 

Corporation of Delta 

 

Dear Sir or Madam, 

I was disturbed to learn that the “Southlands” on the Tsawwassen Peninsula is under a current 

development proposal.  This area contains known archaeological sites and undoubtedly unknown sites as 

well. 

This is happening at a time when all of the large midden and other sites [Villages] in the Fraser Delta are 

being threatened by piecemeal urban development and infrastructure construction. 

Recently, the Musqueam protested and stopped [for the time being] the further development of the 

world renowned Marpole Site in south Vancouver.  

The Locarno Beach Site on the north side of Vancouver has also been under development threat. 

The ancient village of Kikait opposite New Westminster is under a development proposal. 

A current proposal from Surrey plans to slice and dice the Crescent Beach Site to install a new [and 

probably unneeded] storm sewer system.  

All this follows the planned destruction and then subsequent [and ongoing], expensive mitigation of the 

St. Mungo and Glenrose and Nottingham Sites by the construction of the south Fraser perimeter road. 

Each of the threatened sites has been chipped away at by various agencies under various jurisdictions.  It 

can fairly be described as a “death of a thousand cuts”.  These sites fall within the consultative 

mailto:dwelsh@semiahmoofirstnation.org
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jurisdictions of a number of municipalities and modern First Nation governments.  There is no single 

vision dealing with the issues raised. 

The Southlands fall within the Traditional Asserted Territory of the Semiahmoo First Nation.  These sites 

are the tangible evidence of past occupation and contain the burials of relatives from the past.  As the 

archaeologist responsible for regulation of impacts to recorded and unrecorded sites within this asserted 

territory, I have not received any communications regarding this proposal. 

The overall history of Tsawwassen does not show much respect for archaeology sites.  The Beach Grove 

Site and the Beach Grove Road Site have been virtually destroyed since 1995.  It is true that major 

mitigative studies have been done of the Tsawwassen Site destroyed by the ferry access road and the 

Pillars property within the Beach Grove Site.  However, their ultimate destruction fell within these 

studies. 

On the other hand, Delta recently has led the lower mainland in its handling of archaeological issues, 

entering it into the official community plan.  We prefer this approach and would like to see it 

implemented in other municipalities.  We would like to see this concern reflected in the Southlands.  

The Southlands contain areas reputed to have Camus Lilies growing, which were one of the major food 

stuffs of the pre-contact traditional diet. 

This area currently is relatively natural and is the home of myriad wildlife.  It would be a shame to see 

one of the ecologically important areas destroyed. 

As there are strong reasons for the protection of this area, both ecologically and archaeological we 

respectfully request that the development not go ahead. 

 

Sincerely, 

 

Don Welsh 

Manager: Archaeological Services 

Semiahmoo First Nation 
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Appendix E – Holm Proposal 
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NOTE: To read the full report please go to:  

http://www.wendyholm.com/c.Delta.Council.re.Southlands.Oct11,2013.pdf 

http://www.wendyholm.com/c.Delta.Council.re.Southlands.Oct11,2013.pdf
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Appendix F – Boundary Bay Ambient Biota Monitoring 
Recommendations  
 


