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MEMO ADDENDUM "A" 

TO: Luke Sales, Director of Planning and 
Community Development 
Town of Qualicum Beach 

DATE: October 10, 2025 

FROM: Jason Locke, Senior Planner 
MODUS Planning Design and Engagement 
Inc. 

  

RE: Eaglecrest Due Diligence and Revisioning Project - Post–Public Hearing 
Addendum (File No. 25026) 

ADDENDUM: POST–PUBLIC HEARING CONSIDERATIONS 

Following the Public Hearing held on October 6, 2025, concerning the Eaglecrest Golf Course Lands 
(Official Community Plan and zoning amendments), the project team has provided this addendum to 
the original memorandum dated September 25, 2025. 

The purpose of this addendum is to more clearly express the links between the land value 
information provided, and the site plan options.   No new information is provided here, rather this 
memorandum expresses more fully the range of options discussed in the original memorandum.  

  

s.17(1)(f)
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TOWN OF QUALICUM BEACH                        
STAFF REPORT 

 
 
TO: Luke Sales, Director of Planning and Community Development 
 
FOR: Regular Council Meeting 
 
DATE: October 22, 2025 
 
FROM: Rebecca Augustyn, Senior Planner 
 
SUBJECT:  Eaglecrest Official Community Plan (OCP) and Zoning Amendment Bylaws              
 
Governance Decisions: 
Council is requested to consider advancing amendments (third reading and adoption) to the 
Official Community Plan (OCP) and Zoning Bylaw to designate specific lands in the Eaglecrest 
Neighbourhood as “Residential” and a small portion as “Institutional,” as part of the strategy to 
potentially purchase the Eaglecrest Golf Course. Key changes to the Zoning Amendment Bylaw 
proposed since second reading and the Public Hearing, are summarized on pages 5-6 of this 
Report.  
 
Note: While Council has until November 1, 2025 to finalize the purchase agreement for the 
Eaglecrest Golf Course, amendments to the OCP and Zoning Bylaw are part of the Town’s due 
diligence process and financing strategy to ensure financial viability of the project. As such, 
amendments to both the Zoning Bylaw and OCP need to be completed prior to November 1, 
2025. If the purchase is not advanced, staff will proceed with the required bylaws to revert back 
to the original zoning and OCP designations.   
 
 
RECOMMENDATION 

1. THAT Official Community Plan Bylaw No. 800, 2018, Amendment (Eaglecrest) Bylaw 
No. 800.08, 2025 be read a third time as amended.  
 

2. THAT Official Community Plan Bylaw No. 800, 2018, Amendment (Eaglecrest) Bylaw 
No. 800.08, 2025 be adopted.  

 
3. THAT Zoning Bylaw No. 900, 2024, Amendment (Eaglecrest) Bylaw No. 900.06, 2025 

be read a third time as amended.  
 

4. THAT Zoning Bylaw No. 900, 2024, Amendment (Eaglecrest) Bylaw No. 900.06, 2025 
be adopted.  

 
5. THAT Council directs staff to prepare bylaws to permanently dedicate Yambury Park and 

a portion of the parcel legally described as Lot 126, District Lot 122, Nanoose Land 
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District, Plan VIP57772, (PID: 018-527-850), (871 Fairways Drive), as shown as the 
hatched area in Figure 1: Royal Dornoch Proposed Parkland, under Area 9, on Page 6 
of this Report dated October 22, 2025.  

6. THAT Council directs staff to incorporate the following priorities into the second stage of
public engagement on the Eaglecrest Revisioning and Acquisition project:

a) The Eaglecrest Residents’ Association and the general public be invited to
participate in a collaborative refinement of development potential on Areas 1, 2, 3
and 7 as shown on Appendix A, attached to this Report dated October 22, 2025,
prior to any of these lands being sold;

b) THAT staff be directed to engage with neighboring properties adjacent to Area 8
(Royal Dornoch North) to inquire if they are interested in purchasing all, or a portion
of, the subject Town-owned residentially zoned property prior to the panhandle
portion of the land being listed publicly for sale;

c) THAT future development planning on the west side of the Eaglecrest Lands include
public green space for gathering, green buffers to mitigate impacts of development
on adjacent homes, and walking loops;

d) THAT future development planning should seek to minimize overlook from new
buildings into existing residential homes and yards;

e) THAT future development planning should seek to maintain a view corridor from
existing homes on Cottage Drive onto the Eaglecrest Golf Course Lands; and,

f) AND FURTHER THAT, prior to any disposition, staff register a Section 219
Restrictive Covenant on Lot 126, District Lot 126, Nanoose Land District, Plan
VIP57772 (PID: 018-527-850), to restrict any potential future Institutional Use to
Seniors Housing and Seniors Care, including but not limited to:

i. Independent Living
ii. Assisted Living
iii. Long-Term Residential Care
iv. Supportive Housing
v. Wellness Campuses
vi. Ancillary services and facilities that support seniors’ health, safety, and quality

of life.

PURPOSE 
The purpose of this Report is to provide background regarding potential advancement of Official 
Community Plan and Zoning Bylaw Amendments that designate development potential on 
portions of the Eaglecrest Golf Course Lands and other Town owned lands in the Eaglecrest 
neighbourhood. These amendments are integral to the “Eaglecrest Revisioning and Acquisition” 
project and are part of the Town’s due-diligence process and financing strategy for acquiring the 
Eaglecrest Golf Course Lands that must be completed prior to November 1, 2025. If the 
purchase is not advanced, staff will proceed with the required bylaws to revert the Lands back to 
the original zoning and OCP designations.   
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While the Town retains land use controls of Official Community Plan designations, zoning and 
other regulations, purchasing the land would give the Town further oversight and places the 
community in a central role to discuss the future of the lands. Prior to development of these 
parcels, future public consultation and Council decision-making is required to refine the general 
land uses identified in the bylaws (i.e. what type of development, where and how much). 

BACKGROUND  
The Eaglecrest Golf Course Lands comprise approximately 42.5 hectares (105 acres) in the 
Eaglecrest neighbourhood of Qualicum Beach. In July 2025, the Town of Qualicum Beach 
entered into a conditional Purchase and Sale Agreement to acquire the Eaglecrest Golf Course 
Lands for a potential $8.5 million. The proposed purchase is an opportunity for the Town to 
secure long-term public control of a significant landholding; balancing community priorities such 
as recreation, housing, environmental stewardship, and infrastructure renewal. 

The Agreement allows the Town to conduct public consultation and technical assessments 
before making a final decision by November 1, 2025. Under the current concept, approximately 
40% of the land would be preserved as natural parkland with trails and reforested areas. A 
redesigned nine-hole golf course would continue to operate on approximately 50% of the land 
through a lease or third-party partnership. The remaining lands, along with adjacent Town-
owned residential parcels, would be considered for “Residential” and a small amount of 
“Institutional” use development, and could provide a range of housing and services for the 
Town. Staff are proposing that “Institutional” would be restricted to uses associated with a 
seniors’ care residence by way of a Section 219 Covenant (see recommendation 6.(f) on page 2 
of this Report). 

The potential purchase of the Eaglecrest Golf Course is intended to be self-funded through the 
sale of select land parcels that will be pre-zoned with development potential that could be 
implemented if the Town assumes ownership. Short-term financing will be secured through 
reserve reallocations and the sale of existing Town-owned residentially zoned lands in the 
Eaglecrest area. Technical studies, including a traffic impact assessment and environmental 
reports, are underway. Amendments to the Official Community Plan and Zoning Bylaw are 
required to reflect the proposed land uses and enable the financing model associated with the 
possible purchase. 

The Eaglecrest OCP and Zoning Amendment Bylaws went before Council in an open meeting 
on September 17, 2025 and Council passed the following resolutions provided from the draft 
meeting minutes, which are intended to be adopted by Council on October 22, 2025: 

WHEREAS the Town of Qualicum Beach recognizes the recreational, cultural, and 
historical value of the Eaglecrest Golf Course Lands to the community; 

AND WHEREAS the Town acknowledges the long-term community value of the Eaglecrest 
Golf Course Lands as a recreational asset; 

AND WHEREAS the Eaglecrest Golf Course Lands provide employment opportunities and 
contribute to local tourism; 

AND WHEREAS the Eaglecrest Golf Course Lands, or a portion thereof, if repurposed 
could offer environmental and recreational benefits through reforestation or naturalization, 
including potential carbon sequestration; 
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AND WHEREAS the Eaglecrest Golf Course Lands provide ongoing benefits to residents of 
the Eaglecrest neighbourhood as well as the broader community; 

AND WHEREAS the Town has received an informal estimated cost of $2.3M for the 
upgrading of the building, greens and equipment to an industry standard;  

AND WHEREAS the Community Transportation Plan includes a roundabout at the 
intersection of Village Way and Highway 19A with an estimated cost in the range of $3M 
noting that staff have received recent estimates in the range of $5M;  

AND WHEREAS the Eaglecrest Golf Course Lands may become a source of complaints 
from surrounding residents if the Golf Course is closed and not maintained to an 
appropriate standard; 

THAT Council not entertain six-story developments as identified in Schedule B of Official 
Community Plan Bylaw No. 800, 2018, Amendment (Eaglecrest) Bylaw No. 800.08, 2025 
and in Schedule D of Zoning Bylaw No. 900, 2024, Amendment (Eaglecrest) Bylaw No. 
900.06, 2025. 

THAT Council not include the areas that currently make up Yambury Park as identified in 
Schedule I & Schedule L of Official Community Plan Bylaw No. 800, 2018, Amendment 
(Eaglecrest) Bylaw No. 800.08, 2025 and in Schedule K & Schedule L of Zoning Bylaw No. 
900, 2024, Amendment (Eaglecrest) Bylaw No. 900.06, 2025, in potential rezoning and 
OCP amendments.  

THAT Council exclude consideration of the parcel at the North-West corner of Country Club 
Drive and Highway 19A as identified in Schedule C of Official Community Plan Bylaw No. 
800, 2018, Amendment (Eaglecrest) Bylaw No. 800.08, 2025 and in Schedule E of Zoning 
Bylaw No. 900, 2024, Amendment (Eaglecrest) Bylaw No. 900.06, 2025. 

THAT Official Community Plan Bylaw No. 800, 2018, Amendment (Eaglecrest) Bylaw No. 
800.08, 2025 be introduced and read a first time, as amended to exclude the following 
items: 

• THAT Council not entertain six-story developments as identified in Schedule B of
Official Community Plan Bylaw No. 800, 2018, Amendment (Eaglecrest) Bylaw No.
800.08, 2025.

• THAT Council not include the areas that currently make up Yambury Park as
identified in Schedule I & Schedule L of Official Community Plan Bylaw No. 800,
2018, Amendment (Eaglecrest) Bylaw No. 800.08, 2025, in potential rezoning and
OCP amendments.

• THAT Council exclude consideration of the parcel at the North-West corner of
Country Club Drive and Highway 19A as identified in Schedule C of Official
Community Plan Bylaw No. 800, 2018, Amendment (Eaglecrest) Bylaw No. 800.08,
2025.

THAT Official Community Plan Bylaw No. 800, 2018, Amendment (Eaglecrest) Bylaw No. 
800.08, 2025 be read a second time.  
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THAT Zoning Bylaw No. 900, 2024, Amendment (Eaglecrest) Bylaw No. 900.06, 2025 be 
introduced and read a first time, as amended to exclude the following items: 

• THAT Council not entertain six-story developments as identified in Schedule D of
Zoning Bylaw No. 900, 2024, Amendment (Eaglecrest) Bylaw No. 900.06, 2025.

• THAT Council not include the areas that currently make up Yambury Park as
identified in Schedule K & Schedule L of Zoning Bylaw No. 900, 2024, Amendment
(Eaglecrest) Bylaw No. 900.06, 2025, in potential rezoning and OCP amendments.

• THAT Council exclude consideration of the parcel the North-West corner of Country
Club Drive and Highway 19A as identified in Schedule E of Zoning Bylaw No. 900,
2024, Amendment (Eaglecrest) Bylaw No. 900.06, 2025.

THAT Zoning Bylaw No.900, 2024, Amendment (Eaglecrest) Bylaw No. 900.06, 2025 be 
read a second time. 

THAT Council, in accordance with the Local Government Act, has considered referrals to 
the following agencies and organizations including School District No. 69 (Qualicum), 
Regional District of Nanaimo, Island Health, Ministry of Transportation and Infrastructure, 
and the Agricultural Land Commission, and hereby directs staff to formally notify Qualicum 
First Nation and Nanoose First Nation of the proposed amendments.  

THAT Council directs staff to schedule a Public Hearing for a Special Council meeting on 
October 6th at 2pm at the Civic Centre, 747 Jonest Street, to receive comments from the 
public with regard to Official Community Plan Bylaw No. 800, 2018, Amendment 
(Eaglecrest) Bylaw No. 800.08, 2025 and Zoning Bylaw No. 900, 2024, Amendment 
(Eaglecrest) Bylaw No. 900.06, 2025. 

Staff have updated the OCP and Zoning Amendment Bylaws to reflect the above Council 
motions, and are in the process of notifying Qualicum First Nation and Nanoose First Nation.  

DISCUSSION 
The following is a discussion regarding the Zoning Amendment and OCP Amendment Bylaws for 
the Eaglecrest Golf Course Lands.  

Bylaw Changes Since Second Reading and the October 6, 2025 Public Hearing:  
Following the October 6, 2025 Public Hearing, staff have spent time reviewing the feedback 
received from the community and exploring opportunities to address public concerns. The 
amended bylaws address some of the key themes at the Public Hearing: 

• In response to the concerns about parkland distribution, a portion of new parkland will be
dedicated south of Royal Dornoch Drive, with a pedestrian linkage to Fairways Drive.

• In response to the comments about density, only one parcel now has density exceeding
60 units/ha, which is the equivalent to four dwelling units on a single residential parcel.
This density is the minimum density permitted under a residential use as per provincial
legislation (Bill 44).

• In response to concerns about the potential commercial space at the corner of
Eaglecrest/Country Club Drive, this area has been changed to multi-residential with no
commercial potential.

Following is a parcel by parcel analysis of the changes: 
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3 Country 
Club 
Drive/Hwy 
19A 

Institutional 
Residential 

80 units/ha 
(not 
including 
care beds) 

16.0m* Parcel
Coverage 50% 
Setbacks: 
Front lot line 
4.5m 
Rear lot line 
4.5m 
Interior lot line 
3.0m 
Exterior lot line 
3.0m  

500m2 

4 Blind 
Bogey 
North 

Same as surrounding area (Residential 1) 
500m2 

5 Blind 
Bogey 
South 

Same as surrounding area (Residential 1) 
500m2 

Yambury Park - No longer included in amendment 
7 Highway 

19A 
Residential 21 
(R21) 

Residential 20 
(R20) 

60 units/ha 

80 units/ha 

12.75m* Parcel
Coverage 61% 
Setbacks: 
Front lot line 
2.7m 
Rear lot line 
2.0m 
Interior lot line 
3.0m 
Exterior lot line 
3.5m 

500m2 

8 Royal 
Dornoch 
Drive North 

R1 
Same as surrounding area (Residential 1) 

500m2 

9 Royal 
Dornoch 
Drive 
South 

R1 
Same as surrounding area (Residential 1) 

500m2 

Note – Changes since Second Reading are shown with a strike through. 

It should be noted that the proposed zones set general development parameters based on 
neighbourhood compatibility. Subsequent zoning amendments may be required in the future 
when specific development proposals have been advanced in order to consider refinements to 
site layout, density allocations or building forms. Council has committed to further public 
engagement to refine development plans prior to land sales (excluding existing Town-owned 
residential land). 

Official Community Plan Amendment 
The proposed OCP amendment would change the land use designation for eight land areas as 
follows: 
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The Town is in the process of retaining a qualified golf course consultant on a revised nine-hole 
course concept and associated cost estimates. Should upgrades to the Eaglecrest Golf Course 
be included as part of the purchase financing strategy, funds could be allocated to support 
reconstruction of existing holes or reconfiguration of a new course layout These improvements 
would help ensure that the Golf Course remains a high-quality recreational amenity for the 
community. 

The final scale and configuration of land development will be determined if Council decides to 
proceed with the purchase and will be subject to future public consultation.  

FINANCIAL IMPLICATIONS 
To facilitate the potential purchase of the Eaglecrest Golf Course Lands, Council has directed 
staff to bring forward an amendment to the 2025-2029 Financial Plan authorizing the necessary 
capital expenditure if the purchase is to proceed.  As existing reserve balances are fully 
allocated to fund capital projects and Strategic Initiatives currently identified in the 2025-2029 
Financial Plan, this purchase would require the reallocation of reserves to prioritize the 
purchase.  

To accommodate this reallocation, several capital projects would need to be deferred until the 
reserves are replenished through the sale of select Eaglecrest land parcels and staff capacity 
becomes available.  Deferred projects would include, but are not limited to:  

• Bus Garage Site Works ($800k);
• Saahtlam Park Amenity Improvements ($350k);
• Pickleball Courts ($85k); and
• Operations Modernization ($900k).

In addition, Strategic Initiatives planned for 2026 would need to be postponed, including: 
• Airport Master Business Plan;
• Community Park Needs Assessment;
• Food Action Plan;
• Identify Land for a Multi-Purpose Performing Arts Cinema;
• Community Climate Change Adaptation Plan Update and Implementation;
• Community Park Site Review (Facilities and More);
• Accessibility Dwelling Unit Design Template; and
• Parking Management Strategy.

It is important to note that should the Town proceed with both the purchase of the Eaglecrest 
Golf Course Lands and concurrent due diligence on the Qualicum Commons property, the 
ability to advance new Strategic Initiatives (Blue Sky requests) in 2026 would be significantly 
constrained. Capital Projects with clearly identified and limited funding sources could be 
considered under this scenario.  

It should also be noted that the Town of Qualicum Beach has signed a conditional donation 
agreement with a private donor that could contribute 25% of the purchase price for the 
Eaglecrest Golf Course Lands, up to $2.125 million. If the purchase proceeds, the donation will 
be received in late 2025 and directed to the purchase of Eaglecrest Golf Course Lands with the 
requirement for long-term preservation of approximately 40 acres of parkland. 
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MODUS Due Diligence  
As part of the Town’s due diligence process for the Eaglecrest Golf Course lands, Council was 
advised on the potential purchase and land use options by MODUS Planning, Design & 
Engagement Inc., with support from Westplan Consulting and Cunningham & Rivard Appraisals. 
MODUS assessed the financial feasibility of the proposed purchase of the Eaglecrest Golf 
Course Lands, explored potential community benefits, and summarized public engagement to 
date.  
The MODUS analysis indicates that the proposed purchase price of $8.5M is reasonable. Land 
sales from designated development parcels have the potential to fully recover and exceed the 
$8.5 million purchase cost. The financial analysis confirms that the project is feasible and that 
Council will have opportunities to refine the project scope, land uses, amenities, infrastructure 
upgrades and phasing through further public consultation and technical review, 

While the high-level findings of the MODUS analysis are being shared in this report to support 
public transparency, all details of the financial modelling and parcel-specific valuations remain 
confidential. This protects the Town’s negotiating position in future land sales and avoids 
creating the false impression that Council has made decisions about housing form or density in 
advance of further consultation. 

Financial Viability and Flexibility 
The MODUS analysis confirms that the Town has sufficient potential revenue from limited land 
sales to fund the $8.5 million Eaglecrest Golf Course Lands purchase while maintaining 
flexibility to respond to future community priorities. This means Council can make choices in the 
public interest—such as adding parkland or affordable housing—without compromising the 
project’s financial viability. 

Recent amendments to the draft Zoning and OCP Bylaws, as described in this memo, reduce 
residential density and expand parkland areas, thereby lowering the potential revenue from 
development. Nevertheless, MODUS has verified that the updated zoning still provides enough 
development potential to meet funding targets and maintain some flexibility for future decisions. 

It is important to emphasize that the financial model does not depend on developing all eligible 
lands to the maximum potential. Even with further refinements that reduce potential revenue, 
the project can remain financially viable. However, there is a limit to the extent that Council can 
reduce overall development potential while still meeting the Town’s financial objectives. Staff 
and consultants will continue to monitor these factors carefully to ensure that the purchase 
remains financially viable and aligned with Council’s direction. 

Public Engagement 
Public Engagement activities to date have included: 

• Two Open House presentations on September 9, 2025 (3–7pm). Over 600 participants
attended and shared feedback via project storyboards and took part in interactive
activities about the potential Eaglecrest Golf Course Lands development.

• One Public Hearing on October 6, 2025 with approximately 380 people in attendance.
Some of the key theme include:

o Parkland distribution, particularly the desire to ensure a fair balance between the
east and west sides of Eaglecrest.

o Proposed permitted uses and density.
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o Importance of ensuring that any new development integrates carefully with
existing neighbourhoods.

o View corridors and preserving the character of the area.
o Proposed commercial space on the corner of Eaglecrest/Country Club Drive.

• Over 900 responses via an online survey that was open from September 9–28, 2025.
• Eleven meetings with Residents’ Associations, golf course members, and community

groups. These meetings included a brief background presentation, followed by
discussions about the potential benefits of the project, as well as concerns. The
meetings also focused on hearing community members’ priorities for the lands,
including preferences for land use, community amenities, and environmental
protection.

Online Survey (September 9–28, 2025, over 900 responses) 
The online survey indicates an overall positive view from respondents regarding the potential 
acquisition itself.  

• In response to the question “What do you think about the Town’s proposal to acquire the
Eaglecrest Lands?”, 65.8% of respondents answered: “Excited about the acquisition
opportunity”.

There is a wider range of opinions on how best to fund a potential acquisition and what form the 
development should take. 

• In response to the question “Which housing scenario do you think is best for the
community?”, 43% answered: “Scenario 2: Medium Density & Coverage”

What amenities or improvements should the Town consider in a funding plan? (Select all that 
apply). In order of support from highest to lowest, the answers were: 

1. Traffic upgrades at Island Highway and Village Way
2. Multi-use trail improvements
3. Safer pedestrian connections
4. Parkland improvements
5. Upgraded 9-hole golf course

The complete survey is available on the Town’s website:  
https://qualicumbeach.com/eaglecrest-golf-course-revisioning  
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Resources 
Additional information on the proposed purchase of the Eaglecrest Golf Course, including FAQs, 
media releases, background documents and survey results, is available on the Town’s project 
webpage at https://qualicumbeach.com/eaglecrest-golf-course-revisioning. 

• Frequently Asked Questions 
• Online Survey Results 
• Key Messages – Eaglecrest Golf Course Lands  
• Backgrounder – Eaglecrest Golf Course Acquisition (July 16, 2025) 

Other technical analysis and processes are still underway and therefore are not included in this 
report.  

• Traffic study: Full study underway, including Highway 19A/Country Club Drive 
intersections. Anticipated in Q4 2025 or Q1 2026.  

• Phase I Environmental study: Anticipated October 2025.  
• Design guidelines: Included in OCP update for Council consideration in 

October/November 2025.  
• Golf Course Layout and detailed cost estimate for reconfiguration. 
• Golf Course operating model. 

 
SUMMARY 
This Report summarizes the proposed updated Official Community Plan and Zoning 
Amendment Bylaws for portions of the Eaglecrest Golf Course Lands and adjacent Town-owned 
parcels, following completion of the Public Hearing and subsequent bylaw refinements by staff. 
The purpose of these proposed amendments is to establish a policy and regulatory framework 
that supports the Town’s conditional purchase of the Eaglecrest Golf Course Lands, ensures 
financial viability, and provides a clear foundation for future community-based planning. 
 
The amendments reflect Council direction and public input received to date, including reduced 
residential densities, the removal of neighbourhood commercial zoning at Eaglecrest/Country 
Club Drive, and the addition of new parkland areas. Council retains flexibility to adjust future 
development scope, design, and phasing based on evolving community priorities, community 
input, and technical findings. Staff and consultants will continue to monitor the financial viability 
in consideration of this flexibility in Council decision making to ensure that the project remains 
financially viable and aligned with Council’s direction. 
 
ALTERNATIVES 

1. THAT Zoning Bylaw No. 900, 2024, Amendment (Eaglecrest) Bylaw No. 900.06, 2025 
be read a third time as amended, subject to the maximum height in the Residential 21 
(R21) zone being reduced from 12.75m to 11.0m. 

2. THAT Council provides alternate direction to staff. 
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