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1 Study Overview  

The City of Ottawa engaged Metropolitan 
Knowledge International (MKI) to assist in 
the development of an Employment Lands 
Strategy (ELS) directed at ensuring that 
sufficient and suitable land is available to 
support the City’s economic and 
employment growth over the next 25 years. 
The study was undertaken in two phases. 
Completed in November 2008, Phase 1 
assessed Ottawa’s potential for 
employment growth to 2031 and the 
quantity and adequacy of existing 
employment lands in the City to support 
this growth. Phase 2 research completed in 
June 2009 focused on the areas of concern 
identified in Phase 1 and examined the 
potential roles for the City to stimulate 
employment lands development and 
thereby retain and expand Ottawa’s 
employment and economic base.  

This strategy document based upon the 
Phase 1 and Phase 2 analysis provides a 
menu of opportunities from which the City 
of Ottawa can choose to initiate in the 
immediate (0-5 years) and longer (5-25 
years) terms. 

1.1 Definition and Location of 
Employment Lands 

As per the Provincial Guidelines developed 
in the mid-1990s, employment is 
distinguished by type into Employment 
Lands Employment (ELE), Major Office 
Employment (MO) and Population Serving 
Employment (PSE). The land supply and 
demand analysis carried out in Phase 1 of 
the Study accounts for all three types of 
employment. MO employment is 
traditionally located in the downtown and 
major employment nodes and can be 
located anywhere zoning permits within the 
City having a General Urban Land Use 
designation. ELE employment lands have 
special employment land use designations 

for business, industrial and office parks and 
depending on the zoning, permit a range of 
uses from warehouse to office use. PSE 
includes small-scale retail and service uses, 
such as food services and personal services. 
These uses are considered suitable for and 
permitted in employment areas to serve 
the local businesses and employees. For 
instance, PSE would include hardware 
stores that provide goods and services to 
the trades are typically smaller 
establishments, and do not generate such 
large volumes of traffic during peak hours. 

Major retail employment was not the 
subject of the employment lands study 
because major retail uses are not intended 
to be accommodated on employment lands. 
Employment areas do not typically contain 
the infrastructure to accommodate such 
retail uses, in particular transportation 
capacity.  These uses sell goods and 
services to the public and should be located 
in commercial areas where municipal 
infrastructure is designed to accommodate 
such uses in close proximity to the 
customer in the residential area.  

In Ottawa, a range of employment uses are 
accommodated in Employment Areas and 
Enterprise Areas which are designated 
and/or zoned for employment uses in the 
City’s Official Plan (e.g., industrial and 
business parks). In addition, the City’s 
Official Plan supports the intensification of 
office employment in the Central Area, 
Mixed Use Centres, Town Centres, and in 
proximity to transit stations. The 
Employment Lands Study considered the 
potential for employment growth on land in 
both types of locations.  

1.2 Summary of Phase 1 

Phase 1 of the ELS examined the structure 
of Ottawa’s economy and assessed the 
impact of employment growth in the City’s 
main economic sectors on the demand for 
employment lands over the next 25 years. 
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Four employment sectors - federal public 
administration; health care and social 
assistance; professional, scientific and 
technical services; and the retail sector – 
were projected to constitute approximately 
half of Ottawa’s total employment in 2031.  

The land budget contained in Phase 1 
estimated that between 799 and 817 net 
hectares of Ottawa’s existing supply of 
1,970 net hectares of ELE land would be 
required to support the projected growth.  

The Study also concluded that: 

 The existing quantity of vacant ELE 
land in the City is more than sufficient 
to support the forecast employment 
growth. 

 Much of the available vacant ELE land 
is not yet ready for development from 
a private sector perspective.   

 High development costs associated with 
less-than-desirable parcel 
characteristics and ownership patterns 
are found to be the major challenges 
facing the development of employment 
lands that remain vacant within the 
Greenbelt;  

 Constraints relating to inadequate 
servicing and transportation provision 
are amongst the factors hindering 
development in ELE areas in the urban 
areas located outside the Greenbelt. 

 There are sufficient opportunities for 
MO employment throughout the City 
but there are challenges within the 
greenbelt and opportunities for 
intensification and redevelopment will 
need to be explored. 

1.3 Summary of Phase 2 

Phase 2 of the Employment Lands Study 
investigated the overall role that the City 
might choose to play in influencing 
employment lands development across 
Ottawa. This role was formulated on the 

basis of the Phase 1 analysis and 
subsequent challenges that were identified. 
These challenges are: 

 Determine a means of increasing the 
effective supply or quality of vacant 
designated employment lands 

 Balance Employment in all areas of the 
City 

 Provide a greater supply of serviced 
vacant employment lands to attract 
more investment. 

 Curb urban sprawl by providing 
opportunities for major office 
development through redevelopment 
and intensification that complement 
investments in municipal 
infrastructure. 

 Identify strategies for removing 
constraints to larger tracts of land 
intended for employment within the 
existing urban area. 

Based on an assessment of challenges 
currently facing the City in realizing its 
economic and employment growth 
potential, Phase 2 focused on targeted 
actions that could be taken to resolve 
specific problems.  Combining the two 
phases, the analysis and the findings from 
the Employment Lands Study present a 
strategic direction for the City’s 
consideration as a potential approach to 
planning for employment lands over the 
next 25 years.     
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2 Phase 2 – Summary of 
Recommendations 

2.1 Immediate Term (0-5 years) 

 Consider Public Intervention in the 
Employment Land Market to establish a 
greater supply of market “shovel 
ready” employment lands in limited 
choice markets ( e.g. light industrial 
and business park) for implementation 
through the Community Land 
Development Corporation. 

 Explore opportunities for the 
acquisition of land from private 
and/or public land owners for 
parcels that will make a significant 
difference in the target market 
adjacent to a 400 series highway 
corridor near an existing or planned 
intersection 

 Prepare a business case evaluation 
to estimate the magnitude of 
investment required for on-site 
servicing and return on investment, 
including investment risks and 
target markets. 

 Work in collaboration with Public Works 
and Government Services Canada 
[PWGSC] towards the development of a 
long term strategy that supports the 
Federal Government’s efforts to 
achieve cost effective development, 
support transit investments and achieve 
a better office environment for federal 
employees. 

 Participate in the National Capital 
Commission (NCC) Greenbelt Master 
Plan Update to ensure that the 
following City objectives become part 
of the NCC’s consideration:  

 To identify airport lands within the 
greenbelt appropriate for 
employment development. 

 To identify any other residual lands 
within the greenbelt suitable for 
employment land use. 

 Establish a joint planning initiative with 
the Ottawa International Airport 
Authority (OIAA) and Public Works and 
Government Services Canada (PWGSC) 
to create a strategic development 
framework for the development of 
vacant OIAA lands to capitalize on the 
Airport’s capacity to generate 
economic development.  

 Work with university and community 
college institutions to facilitate 
commercial/academic research 
partnerships where the Institution has 
adopted Campus Master Plans that have 
accommodated such land uses. 

 Examine the use of Community 
Improvement Plans (CIPs) as a tool to 
stimulate redevelopment and 
intensification through the provision of 
a suite of financial, zoning and 
economic development incentives, in 
existing employment areas of slow 
growth/weak demand.  

 Explore front ending and cost sharing 
service agreements as alternative 
mechanisms for making infrastructure 
improvements and bringing unserviced 
lands outside the greenbelt on-stream. 

 Continue to engage in strategies that 
streamline the City’s development 
approvals process to position Ottawa as 
a “business friendly” environment 
through efforts such as the “one stop 
shop” restructuring.  

 Monitor demand for vacant urban 
employment lands as well as unserviced 
industrial rural lands to determine land 
supply solutions where demand is 
identified. 

 Identify innovative alternative servicing 
solutions for rural employment areas. 
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 Investigate a means of branding and 
marketing existing employment areas 
to promote investment and economic 
development activities. 

2.2 Long-Term (5-25 years) 

 Ensure Public Transportation and 
Transit Improvements are prioritized 
and aligned with the TMP to: 

 Service the central area 

 Service major office nodes 
including Federal Campuses and the 
International Airport 

 Commercial shopping centres and 
areas. 

 Ensure roadway projects as identified 
in the TMP are implemented to remove 
congestion, enhance access and 
increase demand for employment areas 
in the east, south and west ends of the 
City outside the greenbelt. 

 Ensure the LRT link to the Airport lands 
is implemented according to the TMP to 
improve connectivity to the airport. 

 Ensure the City give its Economic 
Development staff a mandate to be a 
key participant in the City’s strategic 
infrastructure and land investments 
and to continue to liase with 
employment land stakeholders to 
monitor their needs to demonstrate to 
the private sector that the City of 
Ottawa will continually strive to ensure 
the City is proactive to business and 
their employment land needs. 
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3 Immediate Short Term (0-
5 Years): Intensification 
and Redevelopment 

3.1 The Federal Opportunity 

Recommendation: Work in collaboration 
with Public Works and Government Services 
Canada [PWGSC]  towards the development 
of a long term strategy that supports the 
Federal Government achieve cost effective 
development, support transit investments 
and achieve a better office environment 
for federal employees. 

The federal government is projected to 
remain the City’s largest employment 
sector until 2031.  Given its significance to 
Ottawa’s economy, the City of Ottawa 
needs to establish a long-term strategy that 
supports the federal government to meet 
the following objectives: 

 Cost effective development 

 Balance employment opportunities in 
all areas of the City 

 Support transit investment 

 Provide better mixed-use environments 
for federal employees 

 Ensure that the land requirements of 
the federal government are met and 
aligned with the objectives of the City. 

3.1.1 Encourage Clustering and 
Proximity to Associated Sectors 

Co-location opportunities are stated as a 
priority in the federal guidelines regarding 
office accommodation, and consultation 
with PWGSC confirms that the primary 
concern for Federal departments 
establishing new office space is a location 
that is in proximity to its clients and that 
provides space to establish a cluster or 
office campus.  The federal guidelines also 
include broad strategic support for 

increasing a mix of uses at federal 
employment nodes through the 
introduction of private and commercial 
uses.   This could present a significant 
opportunity for the long-term 
development, intensification, growth and 
consequently further stability of 
employment areas in Ottawa.  

3.1.2 Coordinate with Transit and 
Transportation 

With few exceptions, most federal facilities 
require, at the very least, location on a bus 
line, although with a strong preference for 
locations within 600 metres of a rapid 
transit station.  The choice of past 
locations for federal office development 
reinforce the federal requirements for 
transportation connectivity. Stressing the 
need for effective transit linkages, the 
national office accommodation guidelines 
state a preference for accessibility to and 
from amenities and between government 
departments. In addition, they also 
promote the establishment of additional 
and alternative modes of transportation to 
federal offices, such as bike paths and 
walkways.   

3.1.3 Promote Intensification 

No major intensification initiatives have 
been undertaken in the last decade on the 
land-expansive federal campuses 
established in Ottawa. The strategic 
direction in the national office 
accommodation guidelines clearly 
recognizes the potential and need for 
intensification at existing federal office 
nodes such as Tunney’s Pasture and 
Confederation Heights.  Coupled with the 
broad direction to explore mixed use 
opportunities, intensification on existing 
federal campuses and in proximity to 
planned rapid transit stations is a 
significant opportunity that the City should 
attempt to realize in partnership with the 
federal government.  
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3.1.4 Initiate Proactive Partnership  

Over the immediate short term, the federal 
government is likely to generate a 
considerable demand for office space in 
Ottawa due to consistent employment 
growth and aging facilities.  It is 
recommended that the City explore the 
opportunity to partner proactively with the 
federal government by aligning the federal 
government’s requirements with the City’s 
objectives in intensification and 
redevelopment. 

3.1.5 Facilitate Swing Space 
Requirements 

Given the City’s Official Plan policies to 
intensify inside the Greenbelt and to 
balance employment in urban centres 
outside the Greenbelt, a proactive 
partnership with the federal government 
presents an opportunity for the City to 
direct the federal land requirements to 
preferred locations and to coordinate the 
planning of the City’s transit infrastructure 
along with the locations of federal 
facilities.  

Typically, federal facilities require 
between 30,000 to 40,000 square metres of 
contiguous space and the greater 
proportion of these would be characterized 
as Class B office space on the lease market. 
Based on a survey of its recent 
procurement efforts, the federal 
government’s short-term space 
requirements are likely to be substantial. 

3.2 Special Considerations for 
Expanding the Employment Land 
Inventory 

3.2.1 Greenbelt Master Plan Update 

Recommendation: Participate in the NCC 
Greenbelt Master Plan Update to ensure 
that the following City objectives become 
part of the NCC’s consideration:  

 To identify airport lands within the 
greenbelt appropriate for employment 
development. 

 To identify any other residual lands 
within the greenbelt suitable for 
employment land use. 

Consultations with the development 
community in Phase 1 of the Employment 
Lands Study highlighted the desirability of 
certain lands that are part of the Greenbelt 
for employment development from a 
location and transportation perspective. 
Lands adjacent to the 417 highway were 
identified as the most critical to the future 
growth of light industrial and business park 
development. 

The City has been involved in the ten-year 
review of the 1996 Greenbelt Master Plan 
which encompasses approximately 20,000 
hectares of green space, most of which is 
publicly owned.   

Commenced in the fall of 2008, the NCC 
Greenbelt Master Plan review is expected 
to be completed by the fall of 2011.  The 
review assesses the long-term relevance 
and quality of the Greenbelt over a fifty-
year planning horizon, considering a variety 
of factors including development pressures 
on the Greenbelt.  The ensuing Master Plan 
is expected to provide appropriate advisory 
relating to land use inside the Greenbelt. 

It is critical that the NCC be made aware of 
the strong market appeal of certain lands 
inside the Greenbelt for employment 
development most importantly along the 
417 highway corridor as Ottawa’s major 
trucking route for local business. Ottawa’s 
future economic growth is dependant upon 
access to lands along the 417 corridor to 
serve as a natural extension of the Ottawa 
and Hawthorne Business Parks which are at 
or near capacity and land-locked by the 
greenbelt.  

Secondly, resolution of the use of Ottawa 
airport lands located within the greenbelt 



 

  City of Ottawa – Employment Lands Study 
 Final Executive Strategy Report – October 14, 2008 – Page 7 

needs to be addressed to advance the 
planning process for Ottawa Airport lands 
and fully realize the economic development 
potential of the airport. 

3.2.2 Establish a Development 
Framework for the Ottawa 
International Airport Authority 
(OIAA) Lands 

Recommendation: Establish a joint 
planning initiative with OIAA and PWGSC to 
create a strategic development framework 
for the development of vacant OIAA lands 
to capitalize on the Airport’s capacity to 
generate economic development.  

There are approximately 860 hectares of 
Federally owned land under the jurisdiction 
of the Ottawa International Airport 
Authority, (OIAA) representing a 
considerable proportion of land located at 
potentially attractive employment 
locations in the City of Ottawa. One of the 
immediate short-term strategies for the 
City is to establish a development 
framework for the OIAA lands to coordinate 
the land inventories between the City and 
OIAA and as part of the City’s next update 
of the vacant industrial/ commercial lands 
inventory.  

The OIAA lands are intended for 
employment development over the 
planning horizon. However, those airport 
lands intended for employment that are 
located in the greenbelt are currently 
unavailable for development. The OIAA has 
completed its Master Plan while the NCC is 
currently in the process of updating its 
planning documents. It is important for the 
City to engage with these stakeholders to 
ensure that their future plans are informed 
about the local employment lands context.  

The development framework also needs to 
address the infrastructure needs of the 
OIAA lands by assessing the demand of 
these lands.  To establish a baseline, the 
City and the OIAA should investigate the 

status/condition of existing infrastructure 
servicing in order to explore creative 
means of servicing the airport.   

3.2.3 University Research and 
Development Parks 

Recommendation: That the City work with 
university and community college 
institutions to facilitate commercial / 
academic research partnerships where 
Campus Master Plans have accommodated 
such land uses. 

Research parks within university and 
college campuses can be a concrete 
response to the needs of industry and 
facilitate access to innovation. The City’s 
Official Plan identifies universities and 
community colleges as Major Urban 
Facilities and recognize their contribution 
to the City’s economy. The City should 
work with institutions to facilitate 
commercial/academic partnerships where 
campus master plans have been adopted 
for office/research land use to realize 
market opportunities.   

3.3 Community Improvement Plans 
(CIPs) 

Recommendation: Examine the use of CIPs 
as a tool to stimulate redevelopment and 
intensification through the provision of a 
suite of financial, zoning and economic 
development incentives, in existing 
employment areas of slow growth/weak 
demand. 

Cost factors play a significant role in 
determining whether a potential 
development is considered feasible or not 
by developers and/or businesses as owners 
or tenants.  Consequently, financial and 
zoning incentives have been used by 
various municipalities to encourage 
employment growth in cases where the 
economics of employment land use may not 
be favourable or perceived as high risk. 
This leads to areas of slow growth where a 
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relatively greater effort is required to 
initiate development activity. By the same 
token, incentives that reduce the financial 
burden on the development community are 
only effective when they actually make a 
material difference in the economics of 
land use from the perspective of 
developers and/or businesses. 

One of the approaches to implementing 
financial and other incentives to direct 
employment land development to existing 
employment areas in the City is the use of 
Community Improvement Plans (CIPs). The 
provision to establish CIPs under Section 28 
of the Planning Act provides the City with 
an opportunity to put in place a 
combination of directed incentives to 
encourage intensification and 
redevelopment on both an area-specific 
and City-wide basis.  The objectives of 
using CIPs in the context of Ottawa’s 
employment land development are 
consistent with its ongoing CIP program to 
intensify and redevelop brownfield areas, 
as follows: 

 To encourage intensification, infill and 
redevelopment in existing employment 
areas where development is found to 
be restricted due to relatively higher 
development costs on constrained 
parcels.  

 To support new employment 
development by reducing development 
costs in existing employment areas 
where various factors contribute to 
higher development risks (e.g., weak 
transportation access and capacity in 
Riverside South, Nepean, and Orleans). 

Within Ontario’s legislative context, the 
use of CIPs allows the City to encourage 
employment development with the 
following range of incentive tools that the 
City could choose to use in designated CIP 
areas:  

 Tax-based incentives (e.g., Tax 
Increment Equivalent Grants or TIEGs);  

 Height and density bonusing to promote 
intensification; 

 Elimination or reductions of 
Development Charges (DCs) in 
conformity with the Development 
Charges Act, 1997; and 

 Elimination or reduction municipal fees 
(e.g., development application fees, 
building permit fees, parkland 
dedication fees). 

The City’s decision to use CIPs as a means 
to provide any new financial incentives 
should be rooted in an understanding of 
how different financial support is likely to 
be considered valuable by the development 
community in order to facilitate 
employment land development.     

3.4 Economic Development 
Measures to Advance Servicing 
to Vacant Employment Land 

One of the obstacles to development on 
employment lands as found in the 
Employment Lands Study was the lack of 
servicing on vacant lands zoned and 
designated for employment use in areas 
with high locational appeal.  The following 
are a number of measures for the City’s 
consideration and examination to advance 
the implementation of servicing on vacant 
employment land and consequently to 
improve the overall attractiveness of these 
lands and thus the competitiveness of the 
City for development. 
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3.4.1 Consider Public Intervention in 
the Employment Land Market 

Recommendation: Consider Public 
Intervention in the Employment Land 
Market to establish a greater supply of 
market “shovel ready” employment lands 
where market choice is limited ( e.g. light 
industrial and business park) for 
implementation through the Community 
Land Development Corporation. 

The City’s direct ownership of employment 
lands may be valuable in cases where 
fragmented ownership or site 
contamination is hindering the 
re/development of small lots or infill 
properties inside the Greenbelt. In such 
cases, the City could play a strategic role 
by engaging in land assembly, brownfield 
redevelopment, rezoning, and sale to the 
private sector.  

  

Another situation in which the City may 
choose to involve itself in employment 
lands development is in the case of areas 
where the City wishes to encourage, direct, 
and support specific types of employment 
growth where it is deemed that market 
choice is limited (e.g., designated 
industrial areas and business parks and 
potentially major office uses near LRT). In 
such a situation, the City could investigate 
the possibility of purchasing such lands and 
releasing them for preferred land uses after 
servicing, redesignation or rezoning if 
required. 

Conduct Business Case Evaluation  

Recommendation: Prepare a business case 
evaluation to estimate the magnitude of 
investment required for on-site servicing 
and return on investment, including 
investment risks and target markets. 

Prior to consideration of public 
intervention, the City should first 
determine whether there is a viable cost 

effective means for the City to own and 
advance infrastructure servicing to vacant 
employment lands within the urban area 
designation to increase the supply of 
“shovel ready” industrial business park 
lands for release to the market. 

Under the current model, such initiatives 
could be pursued on an area-specific basis 
through the City’s existing provision to 
establish land development corporations as 
special purpose vehicles. This would 
involve the setting up of City corporations 
such as the existing Community Land 
Development Corporation (CLDC) for the 
Longfields Subdivision and Centrepointe 
Town Centre project and the Manotick Mill 
Quarter Corporation (MMQC) for the 
Manotick Mill Quarter, which are mandated 
with planning and developing city-owned 
properties in certain areas and servicing, 
preparing and releasing them into the 
market.  

A business case evaluation would take into 
consideration the magnitude of investment 
required for on-site servicing (sanitary 
sewer, drainage, water, utilities) and 
assessing this investment on a cost per 
hectare and square foot basis. The 
evaluation should also include assessing 
development risks; the identification of 
target market(s) if serviced; and the policy 
basis for disposing of city-owned land that 
would include a development agreement as 
a condition of sale. 

Such a business case evaluation could 
inform on the potential for the City’s 
existing Land Development Corporation to 
expand its role and participate more 
actively in the employment lands market 
on a City-wide basis.  

3.4.2 Investigate Front Ending and Cost 
Sharing Servicing Agreements 

Recommendation: Explore front ending 
and cost sharing service agreements as 
alternative mechanisms for making 
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infrastructure improvements and bringing 
unserviced lands outside the greenbelt on-
stream. 

Section 44(1) of the Development Charges 
Act 1997 allows municipalities to enter into 
front ending servicing agreements that 
allow for the developers who bear the costs 
of front-ending servicing to be reimbursed 
by future development by other parties on 
such land. An alternative cost-sharing 
agreement structure could involve payback 
to developers through a long-term payment 
program that followed a share of the 
incremental increase in property tax 
assessment received by the City as a result 
of future employment development on the 
said land.  

Such cost-sharing agreements may be 
valuable in bringing unserviced lands in 
urban areas outside the Greenbelt on-
stream.  Some of these lands are regarded 
by the development community to have 
relatively high market value and 
agreements could potentially be structured 
to encourage desired employment uses, 
densities and built forms at specific 
locations. Examples include mid-to-large 
sized parcels in Kanata West Business Park, 
416 Business Park and the Albion-Leitrim 
Business Park. Other areas that may benefit 
from similar arrangements are unserviced 
employment areas of slow growth where 
the City’s Official Plan policies support 
employment growth but where financial 
incentives may be required to encourage 
the same (e.g., Orleans Industrial Park).   

The City should explore the potential to 
carry out infrastructure improvements 
through front-ending and/or cost-sharing 
arrangements with developers by initiating 
discussions with developers to gauge their 
interest. In addition, the City should 
further examine the use of this tool 
through more in-depth discussion among 
the staff in Economic Development, 
Planning and Finance to investigate the 
feasibility of such arrangements in terms of 

factors such as the timing and amount of 
reimbursement to developers and 
corresponding implications on the City’s 
budgeting and planning process.  

3.4.3 Streamline the Development 
Approvals Processes  

Recommendation: Continue to engage in 
strategies that streamline the City’s 
development approvals process to position 
Ottawa as a “business friendly” 
environment through efforts such as the 
“one stop shop” restructuring.  

It is recommended that the City continue 
its efforts in streamlining the development 
approvals process.  An employment lands 
development process that is efficient, 
streamlined, and user-friendly has the 
potential to further stimulate 
development; as such, the City should, on 
an ongoing basis, continue to evaluate the 
potential for a more streamlined 
development process that is accessible 
through a single point of contact between 
the City and the private sector. 

The City could also consider making the 
Economic Development Branch independent 
from other divisions and function as a one-
stop shop for the development community, 
an approach that was supported by 
developers consulted in the conduct of this 
study.  This strategy has had demonstrated 
success in the cases of Toronto, Burlington, 
Oakville, Kitchener, and several other 
Ontario municipalities.  

In the interim, the Economic Development 
Branch within the Infrastructure Services 
and Community Sustainability portfolio 
should continue to liaise actively with the 
stakeholders that influence employment 
lands development in Ottawa to understand 
their current and future needs. It will be 
important for the Economic Development 
Branch to liaise actively with developers of 
both Major Office (MO) and Employment 
Lands Employment (ELE) lands to: 
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 Identify the evolving needs and major 
concerns of the private sector;  

 Coordinate with other departments as 
necessary to address these needs to the 
extent possible; and 

 Consider developer perceptions that 
the City needs to project itself more 
forcefully as an inviting location for 
businesses, Ottawa could explore an 
expanded role for Economic 
Development, as in Kitchener and 
Oakville to provide services such as site 
tours and expedited development 
processes to prospective businesses. 

The overall objective should be to develop 
a more user-friendly image of employment 
development in the City by actively 
communicating Ottawa’s merits as a 
business location to the economic sectors 
that the City is interested in capturing. This 
would also include continuing existing 
efforts to build awareness of existing and 
new incentives available to businesses that 
may be considering new or expansion 
activities in Ottawa. 

3.4.4 Investigate Innovative Servicing 
Solutions – Rural Industrial Areas 

Recommendation: Identify innovative 
alternative servicing solutions for rural 
employment areas. 

Ottawa has a large rural area including 
sixteen rural industrial areas.  As outlined 
in the Phase 1 report of the Employment 
Lands Study, the demand-supply analysis 
indicated an average absorption of some 
ten hectares per year since the mid 1980s, 
and the total supply of vacant rural 
industrial lands is some 795 hectares. 

These areas typically host land-expansive, 
smaller or younger businesses that are 
seeking a low-cost and/or low service 
location.  The rural industrial areas are 
important as a location for this type of 
industry.  Specifically, there are two 

general types of rural industrial lands in 
Ottawa: 

 Light industrial or business park areas 
in villages or near residential 
development (e.g., Richmond Industrial 
Area, Gordon/McKeown Industrial 
Area); and 

 Other areas in more remote locations 
(Vars, Carp Airport, Ashton). 

The Carp Road Corridor Rural Employment 
Area and Carp Airport Business Park 
accommodate several businesses in the 
rural area. In particular, the development 
that has occurred in the Carp Airport 
Business Park has been supported in part by 
Official Plan policies that include provisions 
to introduce alternative servicing 
arrangements in new servicing areas, 
particularly for rural economic 
development. Under these provisions, 
wastewater provision has been arranged 
on-site for the Carp Airport Business Park 
(designated Public Service Area in the 
City’s Official Plan) while water has been 
provided from Carp Village. 

Alternative and innovative servicing 
arrangements should also be investigated in 
other areas within villages or near 
residential areas that may also be 
attractive for conversion to commercial or 
other uses.  Several rural areas have good 
access to major highways, giving them a 
competitive advantage relative to other 
areas and to neighbouring municipalities.  

Given there is about an 80-year supply of 
rural employment lands, the rural industrial 
areas could be “rationalized”.  Those 
employment areas with strong 
transportation access, and those which are 
more than 50% built out, would not be 
considered for rationalization.  Lands in 
villages, remote from major highways, and 
which have been vacant for some time, 
could be considered for re-designation to 
allow them to be developed for other uses 
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which will benefit their community, such as 
service commercial or institutional uses. 

Marketing these lands is often best 
accomplished by brokers in local 
communities who specialize in the types of 
businesses that demand rural or unserviced 
industrial lands.  The City should continue 
to monitor the demand for unserviced 
industrial lands by monitoring purchasing 
and leasing activity in the rural areas. It 
would also be advisable to continue efforts 
to investigate alternative servicing 
solutions for identified Public Service 
Areas, based on market demand and past 
precedents in achieving cost effective 
servicing solutions. One good step in this 
area might be a semi-annual meeting with 
brokers to review market conditions and 
the need for any changes to rural 
employment lands policies or servicing.  

3.4.5 Monitor Land Supply 

Recommendation: Monitor demand for 
vacant urban employment lands as well as 
unserviced industrial rural lands to 
determine land supply solutions where 
demand is identified. 

The City currently monitors annual 
employment lands absorption as reflected 
in its bi-annual vacant lands inventory. It is 
recommended that the City consult with 
stakeholders from the business and 
development community in conjunction 
with this update, to assess the progress of 
immediate short term employment lands 
measures and its impact on the quality of 
land supply in the urban area. To monitor 
employment demand in rural areas, semi-
annual meetings with commercial brokers 
are recommended alongside a continuation 
of the City’s efforts to investigate 
alternative servicing provisions for rural 
areas where high industrial demand is 
identified, e.g., industrial lands in Public 
Service Areas. 

3.4.6 Explore Marketing Initiatives 

Recommendation: Investigate a means of 
branding and marketing existing 
employment areas to promote investment 
and economic development activities. 

A strategy to actively brand and market 
Ottawa’s employment lands could be 
considered in parallel with other 
immediate short term and longer term 
initiatives. From a public sector 
perspective, the suitability of strategically 
located employment lands should be 
communicated effectively and on an 
ongoing basis as part of the proposed 
partnerships with the federal governments. 
From a private sector perspective, it will 
be important to market Ottawa to the 
business and development communities as 
a City cognizant of the private sector’s 
requirements and one that is prepared to 
take appropriate actions to address the 
private sector’s land and locational needs. 
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4 Longer Term (5-25 Years): 
Competitiveness 
Initiatives and 
Infrastructure 
Development 

The strategies for the longer term – i.e., 
from about five years from now to 2031 – 
are focused on improving the City’s overall 
competitiveness in terms of employment 
attraction and developing the necessary 
infrastructure to support employment 
development.  The objectives of the longer 
term strategies are to improve the supply 
of existing employment lands in Ottawa by 
advancing servicing on some of the vacant 
employment lands and to boost demand in 
certain locations by improving the 
transportation and transit services.   

  

It is important to plan for these longer 
term strategies at this time because they 
require careful and time-consuming 
investigation and discussion with various 
stakeholders.  Since major infrastructure 
development initiatives require a long 
horizon for planning, coordinating, 
collaborating, public consultation, 
implementation and construction, they 
rarely happen overnight.  In addition, 
because they often require significant fiscal 
commitment from all levels of government, 
it is crucial to start the planning and 
dialogue stage as early as possible. 

4.1 Transportation and Transit 
Improvements to Enhance 
Market Demand 

4.1.1 Encourage Office Employment 

Recommendation: Ensure Public 
Transportation and Transit Improvements 
are prioritized and aligned with the 
Transportation Master Plan (TMP) to: 

 Service the central area 

 Service major office nodes including 
Federal Campuses and the 
International Airport 

 Commercial shopping centres and 
areas. 

There are three priorities for office 
employment growth that should be 
considered in planning transportation and 
transit infrastructure:   

First, a significant proportion of Ottawa’s 
office growth will occur in the Central 
Area.  The Central Area should remain the 
first priority for office development and 
associated infrastructure provision. 

A second priority should be the expansion 
of existing but underdeveloped office nodes 
that are served by rapid transit.  Key 
among these are the federal complexes at 
Tunney’s Pasture and Confederation 
Heights, where surface parking areas and 
lawns are a significant intensification 
opportunity. 

The third is increasing the supply of 
serviced “shovel ready” employment lands 
outside the greenbelt in areas of high 
demand. 

4.1.2 Facilitate Industrial Business 
Park Employment 

Recommendation:  Ensure roadway 
projects as identified in the TMP are 
implemented to remove congestion, 
enhance access and increase demand for 
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employment areas in the east, south and 
west ends of the City outside the 
Greenbelt. 

LRT service is unlikely to significantly 
stimulate or shape industrial growth.  By 
and large, industrial development does not 
respond to the presence of higher order 
transit. Highways 417 and 416 provide 
strong access to the west and southwest 
area industrial lands; Highway 174 is not 
regarded as an efficient route due to 
existing congestion.  Roadway congestion in 
the west end on Highway 417 is a future 
threat to employment expansion in the 
west end.  As such, the following are the 
priorities in long term transportation 
planning to enhance the demand for 
employment land development: 

 Development of east end industrial 
parks is inhibited by expressway 
congestion and poor access; this should 
be the top priority. 

 Addressing roadway congestion through 
the expansion of east-west rapid 
transit, i.e., planned rapid bus 
extensions through Blackburn 
Hamlet/South Orleans and adjacent to 
Highway 174, and through highway 
expansion, will further support 
employment growth across the Highway 
417/174 corridor and in areas of slow 
employment growth in the east end. 

4.1.3 Investigate the Potential of 
Developing the OIAA Lands 

Recommendation: Ensure the LRT link to 
the Airport lands is implemented according 
to the TMP to improve connectivity to the 
airport. 

Improving and expanding road 
infrastructure to resolve congestion and 
proceeding with the implementation of LRT 
links to Airport lands and areas south 
outside the Greenbelt will improve 

connectivity near the Airport and in the 
south end of the City. 

4.2 Monitoring and Evaluation 

Recommendation: Ensure the City 
provides it Economic Development staff a 
mandate to be a key participant in the 
City’s strategic infrastructure and land 
investments and to continue to liaise with 
employment land stakeholders to monitor 
their needs and to demonstrate to the 
private sector that the City of Ottawa will 
continually strive to ensure the City is 
proactive to business and their 
employment land needs. 

An important aspect of the Employment 
Lands Strategy would be to monitor the 
progress and results of any new initiatives 
that the City decides to implement in the 
immediate and short terms. This would be 
necessary to not only assess the degree to 
which the various incentives in different 
areas are successful, but to understand why 
particular initiatives may not be meeting 
their intended objectives. It is this ongoing 
monitoring function coupled with the role 
of economic development in understanding 
the evolving land needs of the City’s 
economic sectors which will allow Ottawa 
to refine and adapt its employment lands 
strategy in the context of economic change 
and market shifts.  
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5 Summary 

The approach presented to facilitate 
employment development in Ottawa is 
informed by our assessment that the City’s 
existing supply of lands designated and 
zoned for employment is quantitatively 
sufficient but qualitatively inadequate to 
address the land requirements of key 
economic sectors in the City at the present 
time. The immediate short term and long 
term strategies have been developed with 
consideration of the locational preferences 
of the business community as well as the 
City’s policy framework which aims to 
balance employment across the City and 
curb urban sprawl. Implementation of the 
intensification and redevelopment 
initiatives recommended in the immediate 
term, and planning towards the 
infrastructure development that will 
enhance Ottawa’s competitiveness in the 
longer term, will together assist in shaping 
employment areas that address the 
requirements of individual economic 
sectors and are aligned with the City’s 
policy vision for Ottawa’s growth. 
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