
Town of Qualicum Beach 
M E M O R A N D U M 

 
TO:      Luke Sales, Director of Planning  FOR: Committee of the Whole, September 22, 2021 
                
FROM:       Rebecca Augustyn, Planner 
 
SUBJECT:  Rural Innovation Hub 
 
RECOMMENDATION 
THAT Committee of the Whole recommends to Council THAT the report dated September 22, 
2021 from the Planner regarding the Rural Innovation Hub be received for information; AND 
FURTHER THAT the comments received at the September 22, 2021 Committee of the Whole 
meeting be referred to an upcoming in camera meeting of Council for further deliberation.  
 
PURPOSE  
To provide background information on the proposed Rural Innovation Hub in south Qualicum 
Beach.   
 
BACKGROUND  
The Town is looking to engage a 16-hectare portion of unused Town owned land to develop a Rural 
Innovation Hub that will focus on creating new space for value added light industrial, forestry and 
agricultural activities. More than half of the Town land in this area is within the Agricultural Land 
Reserve (See attached map). 
 

 
Figure 1: Subject Property. The dotted line outlines the approximate boundaries of the decommissioned 
landfill. Activity within this area would be restricted to superficial surface activities to avoid damaging 
the cap on the landfill. 
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Following is a brief summary of the discussions to date regarding leading the consideration of a 
new light industrial area: 

 The 2011 Official Community Plan reduced the Light Industrial area and establish a new 
residential/commercial use on Second Avenue East. 

 In 2017 the Town engaged the Province to explore the feasibility of incorporating 
complementary light-industrial uses on the unused lands at the Qualicum Beach Airport.  
This new area would accommodate displace Light Industrial uses from the Village 
Neighbourhood as well as accommodate expanded uses such as a light industrial 
business park. Verbal support for the idea was given at that time, with the 
understanding that non-airport uses would be acceptable as long as any revenues from 
the use were used to support airport operations.  

 The 2018 OCP further reduced the Light Industrial Designation through the 
establishment of the East Village.  As the OCP also supports the value of light industry, 
the understanding at that time was that the displaced uses would be replaced.  

 In 2018 Town was approached by a light industrial investor looking to construct a facility 
in Qualicum Beach. 

 In 2019 the Town released a draft Airport Land Use plan that included plans for a 
significant expansion of Light Industrial uses on the South Airport Lands. 

 Subsequent to the discussions with the light industrial investor, the Town was informed 
by the Province of BC that only Airport Use would be permitted on the airport property, 
as specified in the Province’s airport policy.  

 The Town initiated a review of other locations in the Town that could accommodate both 
Light Industrial Uses as well as value-added agricultural uses.  

 In 2020 the Town was approached by a community group looking to establish a large 
community-owned greenhouse operations to advance their food security mandate.   

o Council endorsed the idea of locating such a such on the Town-owned lands on 
View Road. 

 At the October 21, 2020 In-camera Council meeting, Council directed staff to explore 
grant opportunities to bring municipal services to the Town-owned land on View Road, 
for the purpose of expanding light industrial capacity.   

 Staff combined the light industrial use and agricultural uses into a grant application to 
the Community Economic Recovery Infrastructure Initiative, under the Rural Economic 
Recovery stream. The grant would have funded the extension of municipal utilities to 
View Road, as directed by Council.  

 February 2021, the grant application was refused.  
 
DISCUSSION 
The Town does not currently have any light industrial businesses, as per BC Assessment, and draws 
0% of tax revenue from this segment. The Town also has very little value added agricultural activity 
in spite of having an abundance of farm land. This can be attributed to a number of factors, one of 
which being that there are limited agricultural lands with access to Town water, sewer or sufficient 
power for value-added products. 
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The Town has long sought to diversify industry within the Town; however, with the lack of any light 
industrial there is limited opportunity for a whole segment of workers. People seeking this kind of 
employment are either travelling to work elsewhere, or not attracted to this community. Expanded 
light industrial and agricultural uses would: 

 Create stimulus during development of the infrastructure and construction of the area from 
those in the civil works industries, from pipe layers, and machinery operators, to 
transportation providers and those that supply the materials locally.  

 Create stimulus through newly created businesses, creating jobs, and the local suppliers who 
support them.  

 Generate revenue for the Town including taxes on new commercial buildings, and long term 
leases from town-owned land. 

 Help support and grow the forestry and lumber industry.  

 Help support, grow and invest in the agricultural sector of the community and the region.  
 
In 2020, the Town identified 16 ha of Town owned lands that could be utilized to open up a new 
value-added light industrial, forestry and agricultural area. This land is referred to as the proposed 
“Rural Innovation Hub”. The area is composed of unused properties, agricultural land and an old 
sand pit and outdoor storage space that was previously used the Town’s Parks department. Land 
within the ALR would be proposed for value add agricultural uses, while the light industrial uses 
would be in the non-ALR land.  The following considerations were factored in when assessing where 
to locate new light industrial and agricultural activities: 

1. Proximity to Town  
(a) Close enough to Town, but not in an area with significant residential density.  
(b) Approximately two kilometres from the Town core. 

2. Access:  
(a) Good road access. 
(b) Within 145 meters of a bus route, thus making it easy for employees. 
(c) Close to recreational trails. 
(d) Within 230 meters of existing power, sewer and water, which makes it an achievable 

opportunity to bring in these services.  
(e) Within three kilometres of the Island Highway and within three kilometres of the 

airport.  
 
Policy 

 2018 Official Community Plan Section  
o 2.2.4: Light Industrial, Policy #6: “The Town shall encourage clean, nonpolluting 

industries”  
o Section 2.2.6 Rural, Policy #1: “The Town supports the mandate of the Agricultural 

Land Commission to preserve and encourage the use of agricultural land for food 
production. The use of land for the purpose of agriculture is a fundamental 
component of the Sustainability Plan and the development of a local food economy.”  

o Section 2.2.6 Rural, Policy #2. “Recognizing that there will be a need for additional 
agricultural production beyond lands within the Town boundaries, the Town shall 
support the preservation of all ALR lands.”  

 Strategic Plan, “Strategic Objective #2: Engage land for strategic local and regional 
initiatives”. While these lands were not originally contemplated for the 2019-2022 term, 
COVID-19 has prompted the Town to create a more diversified economy in Qualicum Beach. 

 Youth Attraction and Retention Strategy: “Examine all bylaws and policies to determine 
where they encourage or discourage managed economic growth and housing options.” 
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 Sustainability Action Plan: Section 4: Sustainable Food Systems. To support a prosperous and 
healthy local food system and economy in Qualicum Beach including:   

o Preservation of ALR lands and agricultural and food production capacity;  
o The integration of agricultural and food industry uses into the community;  
o Enhancement of the local food economy in Qualicum Beach 

 
The Town initiated the development of a Land Use Plan for the Town of Qualicum Beach Airport. 
The lands were identified as part of an economic strategy. However, in 2019, the Province of BC 
informed the Town of Qualicum Beach that the lands were only to be used for airport uses.  
 
Next Steps 
The next step for the Rural Innovation Hub would be to issue a Request for Proposals to solicit 
investors. As this RFP would likely lead to the disposition of land, it would be posted on the Town’s 
website, via signs onsite, on Civicinfo.bc.ca and in the local paper, according to Town policy. The 
location was also identified as part of a Provincial Nominee Program (PNP) application for value 
added forestry innovation. The provincial approval is in place and a PNP investor is working with 
support from First Nation Economic Development and the Chamber of Commerce to achieve the 
investment targets identified in the agreement with the Province of BC.  
 
Although there is good road access from both Qualicum Road and View Road, there are no utility 
services at this location. Bringing in water, sewer and power would be required to open this unused 
area for value-added light industrial, forestry and agricultural activities. Should the Town be 
successful in finding a proponent looking to invest in this area, the cost of bringing in utilities would 
be shared between the Town and the investor.  The current estimate of servicing costs is $837,375. 
This includes a 25% contingency, as well as a budget item for third-party project management so that 
the project does not divert staff time that is currently allocated to other strategic priorities.  
 
A zoning amendment would also be required to permit Light Industrial uses within the Rural 
Innovation Hub area, as the land is currently zoned for agriculture and rural use.  

 
SUMMARY 
In 2020, Town identified 16 ha of Town owned lands that could be utilized to open up a new value-
added light industrial, forestry and agricultural area. This land is referred to as the proposed “Rural 
Innovation Hub”.  The next step in this project would be to solicit interest from investors looking to 
construct agricultural or light industrial activities in this area. Assuming that there are viable 
investors, the next step would service the site.  
 
A zoning amendment would also be required to permit Light Industrial uses within the Rural 
Innovation Hub area, as the land is currently zoned for agriculture and rural use.  

 
ALTERNATIVES  

1. THAT Committee of the Whole provides the following recommendations to Council: 
[insert recommendations].  

 
 
___________________________ 
Rebecca Augustyn, MCIP, RPP   
Planner 
Report Writer 

____________________ 
Luke Sales, MCIP, RPP   
Director of Planning 
Concurrence  
   

______________________ 
Daniel Sailland  
CAO  
Concurrence 
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