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1 Executive Summary 
The Carp Road Corridor

1
 is Ottawa‟s largest employment area. Designated for both 

industrial and commercial uses in the City‟s Official Plan, the area is home to over 250 

businesses that employ over 2,000 people, and contains approximately 1,224 acres of 

vacant, designated employment land. 

Ottawa‟s rural employment levels continue to grow at a faster rate than employment 

across the rest of Ottawa. This is particularly true of the areas to the west of the 

Rideau River, where a diverse economy focused on light industrial and commercial 

sectors like construction, waste management and remediation, and 

industrial/commercial services has emerged. The Carp Road Corridor is no exception, 

with concentrations of employment in construction, waste management and 

remediation, industrial/commercial services, and transportation, warehousing, and 

distribution. New prospects are emerging which will further diversify the Corridor and 

offer new opportunities for economic development in knowledge- and technology-

based business sectors, and sustainable land development.  

An increasing number of knowledge- and technology-based businesses are operating 

in the Carp Road Corridor. New lands are opening up around the West Capital Airpark 

which could encourage more air-related and aerospace technology business 

development. Where the Carp Road Corridor‟s prospects were once rural commercial 

and industrial service industries, the recommended target sectors that align more 

closely with the Corridor‟s emerging focus include: 

 Clean technology/Green energy (primarily related to waste management, 

remediation, renewable energy, and water/wastewater services/treatment); 

 Wholesale trade and distribution; 

 Small technology-based and advanced manufacturing; 

 Construction and contracting services; 

 Professional, scientific, and technical services (especially engineering, 

architecture, surveying, and testing); and 

 Air-related or small aerospace technology businesses. 

For the Carp Road Corridor, investment readiness and competitiveness was assessed 

based on employment lands and land use policies, infrastructure and transportation 

factors, and general alignment with higher-levels of government. Based on the findings 

of that analysis, the following activities are recommended to promote and encourage 

economic development in the Carp Road Corridor: 

                                                      

1 For the purposes of this report, “Carp Road Corridor” and “Corridor” refer to the Carp Road Corridor Employment Area, as 

designated in the City‟s Official Plan in Section 3.7.5 and the Carp Road Corridor Community Design Plan. 
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 Official Plan and Zoning Bylaw amendments to increase the marketability of the 

vacant lands in the corridor by size, permitted uses, configuration, and proximity to 

similar uses. Modifications are also intended to increase opportunities for assembly 

and subdivision development. 

 Technical studies to address the costs, benefits, and opportunities of extending 

public servicing into the corridor, with the intent of identifying any innovative and 

sustainable technologies that can assist with public or private servicing in support 

of economic development opportunities. 

 Annual business visitations to proactively identify and support the development 

and expansion of local businesses. 

 Communications and marketing activities to ensure local developers and real 

estate professionals stay informed of the continued advantages of the Carp Road 

Corridor in terms of cost, transportation links, and access. 

 Regional and local collaboration to broaden the reach of marketing activities 

focused on the Corridor, and to establish more detailed marketing in an area that 

complements current regional efforts. This includes efforts to increase the pool of 

marketing resources available to the Corridor and its businesses. 

 Regular communications with higher levels of government to ensure that available 

funding programs that will promote activity in the Corridor can be accessed. 

 An ongoing inventory of high priority safety and beautification projects with a goal 

of advocating for these projects, or undertaking projects where appropriate.    

The focus or composition of the Carp Road Corridor is shifting towards a more 

knowledge- and technology-based future. Fully realizing the opportunities requires a 

different approach to economic development that is more proactive on proposing and 

undertaking activities that will encourage economic development in the Corridor. The 

economic development strategy for the Carp Road Corridor provides the actions and 

tactics that should be undertaken to encourage this shift in focus, from a rural business 

park to a more integrated component of Ottawa‟s economic prosperity. 
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2 Introduction 
The Carp Road Corridor

2
 is poised for significant changes in the next several years, 

including the proposed expansions to Waste Management‟s operations, ongoing 

improvements to the Highway 417 corridor, and additional development at West 

Capital Airpark. The project team of Millier Dickinson Blais was retained by the Carp 

Road Corridor BIA (CRCBIA) to conduct a background Economic Development Study 

for the Carp Road Corridor that addresses these changes and identifies emerging 

economic opportunities.  

The purpose and scope of the study includes: 

 Identifying policy or structural issues that may be limiting the potential for economic 

development in the Carp Road Corridor; 

 Identifying driving areas of economic growth in the corridor, and appropriate/likely 

clusters of development that the BIA may wish to focus efforts on; 

 Recommending potential areas of policy amendment (official plan or zoning bylaw) 

to increase the marketability of vacant lands in the Carp Road Corridor; and   

 Recommending potential action areas that the BIA can take in terms of marketing 

the area to new businesses, or assisting the existing business community with 

expansion of their operations.   

 

2.1 Background and Context 

A listing of area businesses compiled by the CRCBIA shows 250 business owner 

members in 2010, up from the 177 businesses counted when the Community Design 

Plan (CDP) was approved in 2004. The current profile of businesses in the Corridor 

ranges greatly by size, economic sector, and market orientation, illustrating both the 

diversity that has emerged in the Corridor, but also the opportunity to service markets 

well outside of the Ottawa region from the Corridor. Some of the higher profile 

businesses in the Corridor include Waste Management Canada, Lee Valley Tools, Oz 

Optics, Laurysen Kitchens, Gradient Engineering, and Karson Group, as well as a 

range of other businesses in economic sectors from construction and manufacturing, to 

professional and business services.     

There are presently 1,224 net acres of vacant commercial and industrial employment 

lands in the Corridor, or the largest amount of vacant lands in all of Ottawa‟s rural or 

urban employment areas. The Carp Road Corridor is identified in Figure 1 on the 

following page.  

 

                                                      

2 For the purposes of this report, “Carp Road Corridor” and “Corridor” refer to the Carp Road Corridor Employment Area, as 

designated in the City‟s Official Plan Section 3.7.5 and the Carp Road Corridor Community Design Plan. 
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FIGURE 1: CARP ROAD CORRIDOR  

 

Source: City of Ottawa, 2004
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Partnerships represent a major driver for economic development in the Carp 

Road Corridor and the City of Ottawa. Through the Partnerships for Prosperity 

economic development plan completed in 2009, the City of Ottawa outlined the 

need to work more closely with organizations that provide more locally-oriented 

leadership and support for the business community. Business Improvement 

Areas, or BIAs, represent the primary beneficiaries of this renewed focus on local 

economic development. These organizations can support the City‟s business 

community with services and solutions that respond to the specific challenges 

and opportunities faced in more discrete areas of the city. Through the Invest 

Ottawa initiative, annual funding has been reserved for supporting the economic 

development activities of Ottawa‟s BIAs.  

The CRCBIA was formed in January 2011 to address these opportunities and 

promote and facilitate improvements that encourage economic development in 

the Carp Road Corridor. The CRCBIA will play a significant role in implementing 

and facilitating the actions and opportunities outlined in this study, but will look to 

other organizations in Ottawa and Eastern Ontario to undertake and support 

actions where necessary. 
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3 Ottawa Economic 

Development 
The following section outlines the relevant economic development policies and 

programs in Ottawa that may influence development of the Corridor. 

 

3.1 Ottawa Economic Development Strategy 

The completion of the Partnerships for Prosperity economic development 

strategy in Ottawa involved a comprehensive look at the existing and future 

economic prospects for the city.  

The Carp Road Corridor was identified in the process as a centre of employment 

lands in Ottawa‟s rural area, housing a significant portion of the 1,123 ha. of 

zoned industrial lands across Ottawa‟s entire rural area. The plan highlighted 

waste- and heat-to-energy projects, biofuels and value-added agricultural 

processing as light industrial business opportunities in the corridor, suggesting a 

potential emphasis and focus on sustainable development and innovative 

infrastructure solutions in the area.  

Servicing in the rural areas was identified an enabler of economic development 

through the process, but also an option to advance Ottawa as a centre of 

innovation in rural servicing options. The Shadow Ridge subdivision “Peatland” 

system, the Baxter Centre wastewater demonstration centre, and the work being 

done by a number of local firms (i.e. Clearford and Seprotech) highlight this 

opportunity. 

The resulting economic strategy recommended several actions regarding light 

industrial development, the economic competitiveness of the Carp Road Corridor 

and the activities of Business Improvement Areas across the City. One specific 

action has relevance to the Carp Road Corridor: 

 Identify alternative water and sewage service technologies and systems for 

pilot project servicing of employment lands in rural areas that were not 

identified as Public Service Areas in the City‟s Official Plan, and are not 

eligible for conventional public services.  

The target industries identified in the Partnerships for Prosperity economic 

strategy may provide opportunities for business development across the Carp 

Road Corridor, especially in the value chains of some larger target sectors. The 

strategy outlines six broad targets for Ottawa: 

 Technology (including telecommunications, software, mobile computing, 

wireless, and photonics); 

 Public policy; 

 Digital content; 

“Identify alternative 

water and sewage 
service 
technologies and 

systems for pilot 
project servicing of 
employment lands 

in rural areas that 
were not identified 
as Public Service 

Areas in the City’s 
Official Plan, and 

are not eligible for 

conventional public 
services.”  

 

Quote from: 
Partnerships for 
Prosperity, Goal 
1, Action 6 
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 Health sciences and services; 

 Research and education; and 

 Clean technology. 

The plan also created the “Invest Ottawa” initiative, which is focused on 

diversifying the local economy through investment attraction, and providing 

business support services to local businesses through local business and 

community organizations (e.g. BIAs). Key industry sectors for “Invest Ottawa” 

include green energy, aerospace and defence, photonics, life sciences, digital 

media, and film and television.  

 

3.1.1 Considerations for Carp Road Corridor 

The area provides advantages for businesses looking to service businesses in 

many of Ottawa‟s target sectors. The Carp Road Corridor has had success 

previously from this perspective, with companies like NETworks EXpress, Arc 

Stainless, and DavTech established to service high technology sectors and 

businesses in Ottawa.  

A number of more knowledge-based industries (primarily in the engineering and 

geo-technical fields) have located in the sector, some of which in more prestige, 

office-type developments (e.g. Houle Chevrier Engineering and X-L Air Energy 

Services). This highlights a shift in development away from the rural roots of the 

Corridor towards a more diversified business park. The Aerospace Business 

Park at West Capital Airpark is meant to attract and support the development of 

aerospace and air-related companies as well, offering other opportunity to further 

diversify the Corridor.  

Attraction of green energy and aerospace opportunities under Invest Ottawa fits 

well with the light industrial and economic development priorities of the Corridor, 

and may be a logical place to support City-wide initiatives. The proposed West 

Carleton Environmental Centre provides the Corridor with a practical research 

presence in the green economy, and the development of a number of 

engineering and technology firms further supports the Carp Road Corridor as a 

potential location for firms that interact with the green economy.  

In conclusion, the Carp Road Corridor has an important role to play in Ottawa‟s 

economic development initiatives, both in the value chain of those target sectors, 

and as a viable location for businesses in the target sectors. 

 

3.2 Ottawa Centre for Regional Innovation 

(OCRI) 

The Ottawa Centre for Regional Innovation (OCRI) is Ottawa‟s representative in 

the Ontario Network of Excellence and the home of the Invest Ottawa initiative. 

OCRI partners with the City of Ottawa to deliver a number of economic 
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development programs in the city, from entrepreneurship and small business 

support, to cluster-based services focused on a number of Ottawa‟s strengths. 

The most relevant cluster-based activities of OCRI for the Carp Road Corridor 

are in cleantech/green energy and aerospace sectors, though the Corridor offers 

opportunities to support businesses in a number of OCRI/Invest Ottawa‟s target 

sector value chains. 

 

3.2.1 Considerations for Carp Road Corridor 

OCRI represents a valuable economic development and external marketing 

partner for the Carp Road Corridor. OCRI has a well defined network of 

marketing resources, connections, and programs at a scale that the Corridor 

cannot match, especially through the Ottawa Cleantech Initiative. The further 

development of Invest Ottawa at OCRI will broaden this reach, and develop 

resources in other areas of relevance to the Corridor, including aerospace, green 

energy, and entrepreneurial support programs. More regular communications, as 

well as marketing materials, should be established to ensure the Corridor 

leverages the opportunity to partner with Ottawa‟s external marketing agency.   
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4 Regional and Provincial 

Economic Development  
The existing economic development initiatives and programs in Eastern Ontario 

have an influence on the economic development opportunities in the Carp Road 

Corridor. Each of these organizations and programs has been highlighted to 

identify the types of assistance available and the overall economic development 

directions and priorities that have been identified for Eastern Ontario. Though the 

City of Ottawa is not part of the Ontario East Economic Development 

Commission (OEEDC), the alignment of priorities between the OEEDC and the 

Carp Road Corridor may make the organization a logical and strategic partner for 

external marketing activities focused on the Corridor.     

 

4.1 Eastern Ontario Manufacturers Network 

The Eastern Ontario Manufacturers Network (EOMN) has a mandate to connect 

with and support Canadian manufacturers throughout the Eastern Ontario 

Region. Priorities include continuous improvement, innovation, and quality in 

manufacturing through shared knowledge and resources among members.  

Recommended action for the Carp Road Corridor: 

 Deliver regional training opportunities offered through the EOMN. 

 Distribute relevant manufacturing sector outlook and assistance information 

to local businesses.   

Expected Results: 

 Broader industry outreach and more sector-specific support for local 

manufacturers. 

 

4.2 Eastern Ontario Development Fund 

The Eastern Ontario Development Fund (EODF) is focused on assisting 

businesses and economic developers in Eastern Ontario with projects that create 

and retain jobs, encourage the introduction of new technology, pursue growth in 

new markets. There are two streams of funding for the EODF: 

 The Business Stream, which allows businesses to improve their 

competitive positions and pursue growth through the development of new 

markets and new products. EODF provides up to 15% of eligible project 

expenses for project valued at $500,000 or more. 

 The Regional Sector Development Stream, which is available to economic 

development agencies, business associations, and NGOs that have a 

project that will secure investment or lead to job creation over the next five 
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years. EODF provides up to 50% of project costs valued at $100,000 or 

more.   

The business community in the Carp Road Corridor has had some success in 

accessing the fund in the past. In 2009, Laurysen Kitchens received a grant 

through the EODF to purchase and install a new UV water-based wood coating 

finishing line to reduce volatile organic compounds (VOCs) in the finishing 

process of their products. This allowed Laurysen to “green” their processes, 

while lowering the costs associated with waste.  

Recommended action for the Carp Road Corridor: 

 Assist companies with accessing the fund and promote funding 

opportunities. 

 Undertake the development of sector-based marketing and investment 

attraction strategies.   

Expected Results: 

 Increased financing for local businesses to undertake improvements. 

 More targeted sector-based marketing and investment attraction. 

 

4.3 Ontario East Economic Development 

Commission 

The Ontario East Economic Development Commission (OEEDC) represents 

over 200 communities throughout Eastern Ontario, and promotes the region as a 

centre for investment. Members of Ontario East include over 125 economic 

development and business leaders outside of the City of Ottawa, working 

collaboratively to promote the region as a premiere business location. The 

marketing of the region is centred on a number of key competitive advantages, 

such as: 

 Lower costs compared to other areas of the province.  

 Premier access to Eastern Canada, Southwest Ontario, Western Canada 

and the U.S. 

 Workforce skills and bilingualism. 

Ontario East aims to leverage each one of these assets to encourage 

development in a number of target sectors and opportunities, such as: 

 Advanced manufacturing; 

 Creative industries; 

 Food processing; 

 Tourism; 

 Logistics and warehousing; and 

 Business immigration.   
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Many of these advantages and industry opportunities are similarly available 

across the entire Ontario East region, and the priorities of the organization align 

with the opportunities for the Carp Road Corridor.  

Recommended action for the Carp Road Corridor: 

 Broaden marketing activities by engaging, and participating in OEEDC 

sector team activities (e.g. tradeshows), and promote the two-way exchange 

of information.  

Expected Results: 

 Broader marketing reach for Carp Road Corridor. 

 Value chain opportunities in Eastern Ontario‟s target sectors. 

 

4.4 OMAFRA Rural Economic Development 

(RED) Program 

The Rural Economic Development (RED) Program is focused on projects in rural 

communities that contribute to job creation and retention, community 

revitalization, and skills development and training.  

Funding is available to businesses, community organizations, and municipalities 

for 50% of a project‟s costs, which are limited to marketing and promotional 

materials; skills enhancement costs; consultants and project management costs; 

architectural, engineering, legal, accounting or other professional fees; minor 

capital costs including renovations or specialized equipment; feasibility and 

business plan preparation; and software and other communication costs. Major 

infrastructure, wages, or operational costs are not eligible for coverage under the 

program. 

Recommended action for the Carp Road Corridor: 

 Connect with OMAFRA (Bruce Moore) to understand the scope of activities 

that can be funded through RED. 

 Develop marketing materials and signage for business parks with a 

consistent branding and identity 

Expected Results: 

 Greater pool of resources from which to undertake marketing and 

development activities.  

 More consistent marketing identity for the Corridor.  
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5 Regional Competitiveness 

and Investment Readiness 
 

5.1 Economic Overview and Target Sectors 

A more detailed economic and target sector and economic overview is included 

in Appendix I. The following highlights are taken from that work. 

 Employment in the rural area west of the Rideau River (rural West Ottawa) 

grew by 1,655 jobs from 2001 to 2006 (15.5%); faster than employment 

growth across all of Ottawa (8.3%).  

 

 The leading subsectors of employment growth in rural West Ottawa were 

construction, administrative and support services, waste management and 

remediation services, and other service industries (i.e. personal services 

other than retail). 

 

 Over one-quarter (29.5%) of the jobs in rural West Ottawa were contained in 

business parks outside of the village core areas in 2006.  

 

 The five business parks in the Carp Road Corridor (Reed, Cardevco-West 

Hunt, Reis, Pri-Tec, and the Airport) accommodated 2,182 jobs in 2006; 

17.6% of the total jobs in rural West Ottawa and 10.1% of all of the jobs in 

Ottawa‟s entire rural area.  

Rural West Ottawa - including the Carp Road Corridor – continues to 

accommodate business investment in a diverse range of sectors. The Corridor 

has shifted from its traditional role servicing the surrounding agricultural and 

resource extraction businesses to one focused on servicing the surrounding 

urban population, and even clients and markets well outside of the Ottawa and 

Eastern Ontario Region.  

 In 2006, the most dominant business sectors by number of businesses in 

rural West Ottawa were construction; other services; professional, scientific, 

and technical services; and retail trade. 

 

 The number of business locations in rural West Ottawa increased by 14% 

from 2001 to 2006, well above the 8% growth across the rest of Ottawa.  

 

 In 2010, the largest sector by number of businesses was construction (48), 

followed by manufacturing (32), administrative and support, waste 

management and remediation services (27), other services (26), and retail 

trade (20). At the subsector level, the most visible clusters within each of 

these areas include: electrical/mechanical/HVAC contracting, 
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automobile/equipment sales and service, machining and metal fabrication 

industries, building supplies, and geotechnical/engineering services.  

The Corridor has developed with a number of service industrial and commercial 

uses focused on businesses and activities (like construction, equipment, and 

vehicles) in the surrounding market, in addition to larger scale industrial users 

that have always been part of the Corridor (e.g. Karson Group). There are 

emerging areas of activity in the Corridor that can anchor development 

opportunities that are more diverse than what was initially envisioned for the 

Corridor: 

 Knowledge-based industries in areas like engineering have emerged in the 

corridor, including businesses like Houle Chevrier Engineering and Gradient 

Engineering. Existing businesses in the field are also looking to expand in 

place, the most recent being McIntosh Perry in Reed Business Park. 

 

 Transportation and warehousing uses in the corridor are expanding, with the 

Canada Bread distribution centre on Willowlea Rd a recent example.  

 

 Many of the newer businesses in the Corridor have been developing to a 

higher design standard, and in more “urban” forms than businesses 

previously established (e.g. multi-tenant buildings). 

 

 Waste Management has announced plans to establish a Renewable Energy 

Lab and scholarship program with Carleton University Engineering, with a 

Field Energy Centre for practical research located at the proposed West 

Carleton Environmental Centre.  

 

 The planned 180+ acre Aerospace Business Park has the potential to anchor 

further knowledge- and technology-based businesses specific to aerospace, 

but perhaps also related high technology sectors. 

 

5.1.1 Recommended Target Sectors 

The Carp Road Corridor is well positioned to accommodate development in a 

number of business sectors, many of which are within the value chains of 

Ottawa‟s larger sectors of opportunity, such as clean technology/green energy 

and research.  

Even through partnerships with other economic development agencies in 

Eastern Ontario and Ottawa, the Corridor will be unable to focus efforts on every 

economic sector. The economic development objective of the Corridor is to both 

attract new business, while supporting the retention and expansion of existing 

businesses, primarily in light industrial and export-oriented business sectors.  

Based on that objective and the findings of the data analysis in Appendix I, the 

Corridor should target „proactive‟ investment attraction and business 

retention/expansion efforts on the sectors and subsectors in the following figure. 

The Employment 
Area has 
developed with 

service industrial 
and commercial 
uses focused on 

businesses and 

activities in the 
surrounding 
market. 

There are 
emerging areas 
knowledge- and 

technology-based 
activity that may 
lead development 

opportunities 
further away from 

the existing types 

of development – 
both in new 

sectors and at new 

levels of urban 
design. 
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FIGURE 2: RECOMMENDED TARGET SECTORS, CARP ROAD CORRIDOR 

Target Sector Example Companies/Assets 

Clean technology/Green energy - waste 
management, remediation, renewable 
energy, and water/wastewater 
services/treatment 

 WM Canada 

 West Carleton Environmental 

Centre (proposed) 

Wholesale trade, transportation, and 
distribution 

 Capital Dedicated Logistics 

 Lee Valley 

 NETworks Express 

Technology-based and advanced 
manufacturing 

 Laurysen Kitchens 

 OZ Optics 

 Optikinetics 

Construction and contracting 

 Bartonair Geothermal 

 Doyle Homes 

 Valley Utilities Ltd. 

Professional, scientific, and technical 
services -  engineering, architecture, 
surveying, and testing 

 Gradient Microclimate 

Engineering 

 Houle Chevrier Engineering 

 McIntosh Perry 

Air-related or aerospace technology 

 Aerospace Business Park 

 Helicopter Transport Services 

 West Capital Airpark 

 

These build on the strengths of the corridor as an existing light industrial and 

office destination, while complementing the efforts of other economic 

development agencies in Ottawa and Eastern Ontario.  

Convenience commercial and retail development, especially development 

focused on serving the Corridor and surrounding community (such as the 

Cheshire Cat Pub) improve the attractiveness of the Corridor from a workplace 

and economic development perspective. The continued increases in traffic 

volume along Carp Road may improve the marketability of the area to 

commercial and retail uses.  

Thus opportunities outside of these target sectors should not be neglected 

entirely. A more „reactive‟ support role can then be taken with other business 

sectors (e.g. retail, food service), interacting with businesses and investors when 

opportunities present themselves. When looking to support commercial and retail 

services in the Corridor, efforts should be focused on companies that serve the 

residents and businesses of the Carp Road Corridor and surrounding rural 
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areas, rather than larger-scale development focused on attracting traffic from 

outside of the area.     

The time and resources available to the Carp Road Corridor are best focused on 

the industrial and office-related business sectors that can build on existing 

strengths in the Corridor, and larger efforts across the City of Ottawa and 

Eastern Ontario (outlined in Figure 2). With a stronger profile of those 

businesses, commercial opportunities will follow.  

 

5.2 Employment Lands and Policy 

The following section outlines competitiveness and investment readiness factors 

in the Carp Road Corridor with regards to employment lands and land use 

policies.  

 

5.2.1 Market Choice 

Competitiveness depends in part on adequate market choice of industrial and 

commercial parcels. It is not enough to have a supply of vacant industrial and 

commercial lands. In order to encourage and support economic development, 

vacant lands must be marketable/desirable to potential investors and 

businesses, and available at a range of sizes and configurations.  

The vacant land supply in the Carp Road Corridor (plus the Aerospace Business 

Park at West Capital Airpark) is split as follows by Official Plan Designation: 48% 

light industrial, 30% highway commercial, 18% at the airport (aerospace 

business), 3% heavy industrial, and 2% convenience commercial. This is a fairly 

balanced supply of vacant commercial and industrial lands, and the emphasis 

towards industrial land supply should continue.  

An analysis of parcel size offers another perspective on marketability and 

economic development potential. The figure below outlines the proportion of total 

vacant parcels designated light industrial by size (net acre). 

Public servicing is 
one of the only 
options for making 

some of these 
small to very small 

lands marketable, 
but it should be 
noted that due to 

size and 
configuration, 
some sites may 

never be 

developed, 
regardless of 

servicing.   
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FIGURE 3: NUMBER OF VACANT LIGHT INDUSTRIAL PARCELS BY SIZE (NET ACRE), CARP 

ROAD CORRIDOR 

 
Source: Adapted from City of Ottawa, Inventory of Vacant Industrial and Business park Lands, 2008-

09 Update by Millier Dickinson Blais, 2011. 

Approximately 78% of the total vacant light industrial sites in the Corridor are 

less than five net acres, with the majority less than one net acre. The need for 

fire suppression measures and septic servicing makes most lots smaller than two 

net acres very difficult to develop for any intended use. Typical land sizes for 

light industrial users, exclusive of land needed for private servicing or fire 

suppression, are outlined below:  

 2.5-10 acres for advanced manufacturing,  

 10-50 acres for transportation and warehousing, and  

 2.5-5 acres or less for office and business services 

Thus there is a misalignment between the size of vacant sites in the Corridor and 

the needs of light industrial users. Land assembly is a possibility for some of 

these sites, but it remains a complicated option and can sometimes make the 

lands less desirable. In many ways public servicing is one of the only options for 

making these small to very small lots marketable, but it should be noted that due 

to size and configuration some sites may never be developed regardless of 

servicing.    

Looking at the profile of light industrial parcel sizes in the Corridor by share of 

total acreage, the findings shift slightly (see Figure 4). The Corridor is instead 

oriented towards more large-scale vacant land development opportunities, with 

71.8% of total acreage accounted for by “very large” parcels. This does not 

necessarily solve the problems outlined above though. Aggregating the land 

acreage by size hides the problems with supply related to the size of the parcel. 

The previous figure (Figure 3) better illustrates that there is a problem related to 

market choice in the Carp Road Corridor. To offer more competitive market 
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choice for light industrial lands, the share of acreage for more key employment 

land sizes in “Medium” and “Large” segments needs to be higher.  

FIGURE 4: AMOUNT OF TOTAL VACANT LIGHT INDUSTRIAL LAND BY SIZE (NET ACRE), 

CARP ROAD CORRIDOR 

 

Source: Adapted from City of Ottawa, Inventory of Vacant Industrial and Business Park Lands, 2008-

09 Update by Millier Dickinson Blais, 2011. 

In contrast, a majority of vacant sites (48%) with a highway commercial 

designation fall within the “very large” (10+ acres) lot categorization, where there 

are only a few small to medium-sized lots. This is a reflection of the CDP intent 

to offer Highway Commercial lands at the north end of the Corridor, with frontage 

on Carp Road. As a result, a number of large parcels in the Corridor are 

designated Highway Commercial. This is a large commitment for commercial 

developers that are restricted from constructing larger format retail-mall, or 

office/industrial condo-type developments, such as professional offices.  

In conclusion, the size and scale of vacant sites does not appear to be 

appropriate for accommodating intended or likely forms of development in the 

Carp Road Corridor. Economic development prospects would be improved by 

revising land use regulations to offer a more balanced supply of vacant industrial 

lands in larger sizes, and vacant commercial lands at smaller scales with 

frontage on Carp Road.   

 

5.2.2 Vacant vs. Available  

Some vacant lands may never become available for development based on 

future plans or existing uses, effectively removing them from an area‟s 

developable land inventory. Though the inventory lists 137 vacant properties 

Very Small 
(<1), 2.6% 

Small (1-1.9), 
5.4% 

Medium (2-
4.9), 8.4% 

Large (5-9.9), 
11.8% 

Very Large 
(10+), 71.8% 

Vacant land does 

not necessarily 
mean available 
land. Based on the 

intent of the 
current owner or 
existing use on the 

property when it 
was designated, 
some vacant lands 

may never become 
available. 

 

To offer more 
competitive market 
choice for light 

industrial lands, 
the share of 
acreage for more 

key employment 
land sizes in 
“Medium” and 
“Large” segments 
needs to be higher  



 

 

21 Millier Dickinson Blais: Carp Road Corridor Economic Development Study 

 

accounting for 1,224 acres of developable property in the Corridor, only 7
3
 of the 

137 vacant properties (excluding properties at the airport) are currently being 

publicly marketed – or a total of 118 acres (9.6% of the total vacant lands).  

A number of Light Industrial properties in the Corridor, though vacant, may never 

become available. As such, the share of vacant Light Industrial lands with 

economic development potential may be much lower than the 48% shown 

above. This presents an opportunity to revise land use policies in the Corridor, to 

offer a more diverse supply of industrial land development opportunities.  

Policies and strategies must also be in place to create “value propositions” for an 

existing owner, allowing them to see the potential opportunities around their 

lands. An environment that encourages industrial and commercial development, 

such as through the assembly of appropriately designated lands to undertake 

larger developments or subdivisions, may provide enough incentive to make 

previously unavailable lands available.  

 

5.2.3 Intended Uses and Demand 

Likely types of growth (by sector) can generally be accommodated by existing 

land use policy in the Carp Road Corridor. Given the significant opportunities 

around distribution and warehousing and more office-oriented and multi-tenant 

uses, modifications to OP designations and/or zoning classifications should be 

pursued in some strategic areas of the Corridor to encourage this type of 

development.  

 Industrial and Commercial/Office Size Limitations 

Some of the larger parcels that might be appropriate for the accommodation of 

warehousing/distribution uses are included in Rural Commercial (RC) zones 

under the Highway Commercial designation – some are even adjacent to 

existing distribution uses (e.g. Lee valley Tools). Warehouse uses are restricted 

in these areas which limits the opportunity.  

There are opportunities to accommodate more professional office and research 

uses, particularly related to sectors like engineering, surveying, testing, and 

clean technology. Given the size limitations of a number of the Convenience 

Commercial and General/Light Industrial parcels which allow these uses, there 

are limitations to the economic development potential of the Corridor for 

supporting these types of development as well. 

 Convenience Commercial Marketability 

Convenience Commercial nodes require reconsideration of their intended uses 

and location. There has been limited development within the node at McGee 

Side Road since the creation of the CDP, and the development prospects are 

complicated by the presence of Huntley Anglican Church and the cemetery.  

                                                      

3 As of November 2011. 
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As such, the northern node does not appear to be marketable for Convenience 

Commercial uses. Convenience Commercial uses are better focused on the 

southern node at Richardson Side Road and Carp Road, especially given the 

opportunity to better assemble these lands into a plaza-type commercial 

development at the northwest corner. The northern Node may be better 

designated/zoned as either Highway Commercial/RC, or Light Industrial/RG. 

 Limited Retail Opportunity 

The limited range of permitted retail operations in the Carp Road Corridor have 

been identified as a detriment to the attraction of businesses to both Highway 

Commercial and Convenience Commercial areas. The restriction to the retail 

sale of agricultural, construction, gardening or landscaping-related products, 

equipment or supplies in these areas matched the initial characterization of the 

Corridor as more rural, but does not match the emerging character and 

industrial/commercial opportunities in the area.  

Large-format “big-box” stores and retail uses that would draw significant amounts 

of traffic from the surrounding urban areas are better kept within the urban 

boundary. A broader range of smaller retail operations would certainly better 

support the development of the Corridor, and the area‟s industrial target sectors.    

 

5.2.4 Policy Area Boundaries 

There is an opportunity to revisit the placement of the Carp Road Corridor 

Employment Area boundary
4
 in order to better align with economic development 

opportunity. The border does not follow existing parcel boundaries or zoning 

boundaries (particularly between Richardson Side Road and McGee Side Road). 

For a number of larger-lot parcels in this area, this has created dual zoning and 

official plan designations (Highway Commercial/Marginal Resource/Agricultural 

Resource), complicating development potential in some cases.  

This may result in the need to undertake Official Plan or Zoning By-law 

amendments to obtain permissions to use an entire parcel for a given use, where 

two Zoning or Official Plan designations exist. It may also leave a portion of a 

parcel that falls outside of the Employment Area boundary as undevelopable. 

This can be a detriment to development. The Employment Area border should be 

revisited to match with either the existing parcel boundaries or the existing 

zoning by-law boundaries where possible. 

 

5.2.5 Cost Competitiveness 

Despite recent growth in the price of lands along the Carp Road Corridor, the 

lack of servicing has generally kept industrial and commercial lands in line or 

below prices in other areas of Ottawa. A brief survey found land prices ranging 

                                                      

4 As defined in the City‟s Official Plan. 
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from as low as $77,400/acre for available industrial lands and $30,512 for 

available commercial lands in the Corridor.  

Prices observed in Ottawa were well beyond that ($494,346/acre in Nepean to 

$600,177/acre in Stittsville), with industrial lands at Rideau Road and Bank 

Street in South Gloucester (partial services) running from $117,595/acre to 

$218,446/acre. Land prices remain a competitive advantage for the Carp Road 

Corridor, especially for uses that require large parcels of land. Unfortunately, 

larger-scale industrial facilities would likely have a difficult time finding suitable 

lands for development given the current profile of light industrial land, and 

requirements for fire suppression and private services.      

FIGURE 5: SURVEY OF AVAILABLE LANDS, GREATER OTTAWA-REGION 

Location and Land Use Price/Acre 

CRC - Light Industrial* $108,540 

CRC – Commercial* $100,522 

Hawkesbury – Industrial, serviced $180,000 

Nepean – Commercial, serviced $494,346 

Stittsville – Commercial, serviced $600,177 

Gloucester – Industrial (RG), partial 
service 

$171,179 

Gloucester – Heavy industrial, serviced $159,000 

Source: MLS, CBRE, Colliers, 2011 

* Lands in Carp Road Corridor are aggregated to produce and average 

 

5.2.6 Recommended Improvements 

Land use policy remains a notable barrier to the economic development potential 

of the Corridor. There is a lack of market choice in the Corridor right now. Official 

Plan or zoning amendments are needed to improve the balance and composition 

of light industrial lands and commercial lands at different sizes. New zoning or 

Official Plan designations will contribute to a more competitive real estate 

market, and could entice existing uses/owners to place lands on the market or 

undertake larger scale development opportunities through land assembly. 

Generally, the balance of lands in the Corridor are slightly weighted towards 

industrial lands; a balance which should be maintained given the industrial focus 

for the Corridor. This section outlines recommended areas of action for the Carp 

Road Corridor that would better support economic development. 

 

5.2.6.1 Land Use Policy Amendments  

The following land use policy changes should be made to encourage economic 

development in the Carp Road Corridor: 

1. Align the Carp Road Employment Area Boundary with parcel and zoning 

boundaries, to reduce the need for policy amendments from potential 
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developers. This is particularly needed for Highway Commercial/RC 

properties on the east side of Carp Road between McGee Side Road and 

the Lee Valley Tools site.   

 

2. Change some larger Highway Commercial/RC parcels to Light Industrial/RG 

parcels, and exchange some Convenience Commercial/RC lands for 

highway Commercial (Figure 6).  

 

Specifically, the Highway Commercial parcels to the east of Carp Road, south of 

McGee Side Road, and the larger parcels at the northern end of the Corridor 

adjacent to the West Capital Airpark should be changed. This will:  

 Provide potential opportunities for the accommodation of larger light 

industrial facilities or industrial/office condo/multi-tenant further to the north, 

and 

 Begin to shift the share of vacant lands in the Corridor further towards Light 

Industrial/RG for large vacant lots (which would be appropriate for 

warehousing and distribution uses).  

To increase the marketability of lands to the west of Carp Road, the small 

Convenience Commercial/RC parcel could be changed to Highway 

Commercial/RC, to encourage assembly. Some Convenience Commercial/RC 

lands with the highest potential (to the east of Carp Road) are maintained in this 

scenario.  

These changes are illustrated in Figure 6 on the next page. Of note is the parcel 

to the north of McGee Side Road, east of Carp Road (starred). Though a change 

in designation is recommended, the parcel may not ever become available for 

economic development purposes
5
. 

                                                      

5 The parcel is under ownership of Pinecrest Cemetery, and is presumably being held for future expansion. 
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FIGURE 6: PROPOSED CHANGE TO LIGHT INDUSTRIAL AND "EXCHANGE" OF CONVENIENCE COMMERCIAL FOR HIGHWAY COMMERCIAL 
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3. To maintain the Highway Commercial/RC lands fronting along Carp Road, an 

alternative scenario would be to request dual zoning/designations in existing 

Highway Commercial/RC areas to the east of Carp Road, to allow Highway 

Commercial/RC development in close proximity to Carp Road (as with the 

intent of the CDP), but Light Industrial/RG development to the rear of the 

parcel (Figure 7).  

 

A logical border for the revised Highway Commercial/RC area could extend from 

the southern corner of the McGee Side Road Convenience Commercial node, 

south to the Lee Valley Tools site
6
. The remaining lands should be re-

designated/re-zoned for industrial uses, which will allow for the accommodation 

of larger industrial facilities or industrial/office condo/multi-tenant (perhaps 

subdivisions), while still offering opportunities for smaller commercial uses along 

Carp Road as a buffer. A further consideration might be the change of a part of 

the Convenience Commercial/RC node (south of McGee Side Road on the east 

and west of Carp Road) to Highway Commercial/RC lands, to augment the loss 

of Highway Commercial/RC to the rear.  

For the scenario outlined in Figure 7, industrial subdivisions with internal road 

systems will need to be encouraged to ensure Light Industrial lands do not 

become land locked. Further, it may result in owners having to undertake land 

use policy amendments to use the entire parcel for Light Industrial activities.  

To achieve this type and configuration of development, servicing might be 

necessary as well. Industrial subdivisions might encourage the development of 

private communal servicing (such as at the Airpark) or the development of district 

energy systems, but this would also be facilitated in the scenario envisioned in 

Figure 6. Public servicing would also assist. 

In light of this, the scenario in Figure 6 is the recommended approach to land use 

policy amendment, as it allows for the shortest term improvement in economic 

development prospects with a lower amount of public investment needed.  

                                                      

6 Subject to minimum depth/lot size requirements in the Zoning By-law. 
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FIGURE 7: PROPOSED HIGHWAY COMMERCIAL WITH LIGHT INDUSTRIAL TO THE REAR 
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4. Integrate office or research and development centre uses in Highway 

Commercial areas and RC 6/7 subzones, where they are currently 

prohibited. This will offer larger development opportunities to 

office/commercial developers if Highway Commercial lands are not modified.   

 

5. Advocate for a broader range of retail operations in the Corridor, to ensure 

that “industrial” suppliers are permitted to locate in areas that allow for retail 

operations, and that there are opportunities for combined 

retail/manufacturing/warehousing facilities in the Corridor.  

 

5.2.6.2 Land and Building Space Inventory  

There is an opportunity to expand on the resources available at the City, and 

gain a better understanding of the marketability of the Carp Road Corridor by 

available space – both built and vacant land. Much of this discussion has centred 

on industrial and commercial lands, and that should continue to be a focus for 

the Corridor. The highest priority should be an update of the vacant land 

inventory.  

A better understanding of the availability and marketability of built space in the 

Corridor should be developed as well. This will assist with marketing and 

business attraction, retention, and expansion activities focused on the Corridor, 

particularly to small businesses and entrepreneurs currently in the Ottawa 

Region, and investors outside of the Region.  

 

5.3 Infrastructure, Transportation, and 

Aesthetics 

The following section considers the investment readiness and competitiveness of 

the Carp Road Corridor with regards to infrastructure, transportation, and 

aesthetics.  

 

5.3.1 Transportation and Access  

One of the most significant assets for the Carp Road Corridor is access to the 

Highway 417 corridor, which acts as a competitive advantage for both industrial 

and commercial development. Indeed, a number of businesses in the Corridor 

(e.g. NETEX, Canada Bread) have located there for the quick access to the 

major transportation corridor, Ottawa, and Eastern Canada/Southwestern 

Ontario (via Highways 401, 416, and 417).  

The Corridor‟s access is largely unparalleled across rural Ottawa, except 

perhaps the smaller Vars, Vars Cement, and IndCom parks. It is also in an 
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advantageous position relative to regional competitors like Carleton Place or 

Mississippi Mills based on quicker access to the 416/417 interchange. 

 

5.3.2 Infrastructure Improvements  

Traffic volume is a concern for Carp Road. There are no controlled access 

restrictions on the road making access to homes and businesses along the 

corridor complicated. The growth of the area has increased volume specifically 

during AM/PM peak periods at the Carp Road highway interchange as well.  

There are presently plans to improve sections of the Corridor, such as:  

 The widening of Carp Road from two to four lanes between Highway 417 

and Hazeldean Road. 

 The resurfacing of Carp Road to Rothbourne Road.  

 The rehabilitation of interior roads in the Corridor‟s business parks (i.e. 

Walgreen, Westbrook, and Willowlea).  

The latter two projects are “below the line” in the City‟s Capital Plan. Advocating 

for the completion of these projects is a critical aspect of encouraging economic 

development in the Carp Road Corridor. This includes ensuring that any studies 

completed take into account safety issues and opportunities for extension of 

public servicing to the Corridor. 

 

5.3.3 Servicing and Economic Development 

There is limited public servicing available in the Corridor, with the exception of 

partial (water) servicing at the West Capital Airpark and in the Reed Business 

Park. Adjacent municipalities like Carleton Place and Mississippi Mills have 

municipal business parks with full servicing, as well as a focus on similar 

business sectors, which provides a slight edge for some water-intensive sectors. 

The Infrastructure Master Plan and Official Plan outline the necessary technical 

steps needed to consider an expansion of services, and the studies provide an 

opportunity to understand the costs and benefits of servicing, and the 

appropriate technologies that could be used.  

There are studies that have previously spoken to the issue of servicing in the 

Corridor. The 2008 Environmental Assessment for Carp Village concluded 

extension of public services to the Village from Stittsville was not recommended, 

but could be feasible if properties along Carp Road share the costs. 

The necessary technical studies needed to examine the extension of public 

services into the Carp Road Corridor should be undertaken. The Reed Business 

Park may be a shorter-term opportunity, given its existing partial servicing and 

proximity to Stittsville. Ultimately, public servicing in the Corridor will provide 

economic development opportunities in a wider range of business sectors, 

making it a priority pursuit for the Carp Road Corridor.  
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5.3.4 Complementing Existing Efforts 

The Carp Road Corridor fills a current gap in the industrial and business park 

land profile of Ottawa. Economic development priorities for the urban area 

remain focused almost exclusively on high technology, knowledge-based service 

industries. The Carp Road Corridor remains one of the most viable places to 

support small business growth in Ottawa, particularly in light industrial sectors, 

and commercial sectors which require amenities facilitated by a rural location 

(e.g. outdoor storage, testing/display installations, access to highways, less 

congestion).  

The Corridor also contains a majority of vacant light industrial and business park 

lands left in Ottawa (including the Airpark) – 50.9% of net vacant lands in rural 

Ottawa and 20.9% of net vacant lands across Ottawa
7
. This makes the Corridor 

and Airpark a critical element of the City‟s economic development plans, 

especially with regards to rural light industrial and commercial development. The 

Corridor complements, but does not necessarily compete with Ottawa for 

business investment. This is the unique economic development opportunity that 

can be referenced in any servicing study. 

 

5.3.5 Subdivision and Sustainable Development 

As a longer term goal, the focus of the Carp Road Corridor should transition to 

the support and promotion of industrial and commercial subdivisions along Carp 

Road to respond to policy and infrastructure issues. This will be especially 

relevant if land use policies evolve to concentrate commercial developments to 

the front of a parcel, with industrial to the rear. This type of subdivision 

development would offer the following benefits: 

 Limiting access to the Corridor, with access to businesses provided through 

internal roads. 

 Opportunities to implement innovative servicing solutions similar to that of 

the West Capital Airpark (e.g. condominium-owned communal sanitary 

systems) or innovative sustainable development strategies (e.g. district 

heating). 

Both of the land use policy scenarios outlined in the previous section would offer 

opportunities for this type and configuration of development. 

 

5.3.6 Improving Aesthetics and Identity  

Many new businesses to the Corridor have been finished to a higher standard of 

design in both their facilities and landscaping. As new businesses emerge and 

                                                      

7 City of Ottawa. (2011). Inventory of Vacant Industrial and Business Park Lands, 2008-09 Update. 
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existing businesses expand, design will continue to match the goal to improve 

the aesthetics of the Corridor. Improved aesthetics will assist with the attraction 

of other well-designed facilities and the overall aesthetic capital of the Carp Road 

Corridor. The BIA can stay involved in the site plan submission and review 

process, to offer feedback on the design of new industrial and commercial 

properties. 

One of the higher priority issues remaining is the lack of signage or brand identity 

in the Corridor. With the exception of Reis and Cardevco, there is limited signage 

to indicate the limits of each business park, or even the Carp Road Corridor. This 

should be a priority; first to establish signage identifying the Corridor‟s limits, and 

then to identify each of the business park areas with similar signage under a 

similar “branding.”  

More work is required to determine the “brand” for the Corridor. The following 

ideas are recommended for further exploration in developing an appropriate 

“brand” for the Corridor: 

 Ottawa’s premier light industrial business park, which promotes the area 

as the City‟s largest remaining area for light industrial development.  

 

 An incubator and practical laboratory for sustainable business park 

development, which promotes the emerging green and cleantech 

opportunities for the Corridor while recognizing that the Corridor and its 

business parks can be a testing ground and showcase for sustainable 

technologies (e.g. district heat, waste-to-energy, district servicing), as 

permitted through the Official Plan and Encouraged through Partnerships for 

Prosperity. 

  

 A key component of Ottawa’s small business and entrepreneurial 

support system, which recognizes that the available space and lands in the 

Corridor at comparatively cheaper prices offer small to medium businesses 

and entrepreneurs a place to grow, while providing access to Ottawa and 

Eastern Ontario. 

 

5.3.7 Recommended Improvements 

The following section outlines the actions recommended to promote economic 

development in the Carp Road Corridor. 

5.3.7.1 Public Servicing 

The lack of servicing places the Corridor at a disadvantage relative to adjacent 

areas, especially for some water-intensive or dependant industrial uses. For „dry‟ 

industries, the Corridor remains quite competitive. 

It is recommended that the technical reports and processes required to study 

public servicing in the Corridor be undertaken. Given the importance of servicing 

to supporting a broad range of economic development opportunities, the 
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technical studies to assess the costs, benefits, and priorities of servicing the 

Carp Road Corridor should specifically reference the area‟s unique economic 

development importance. The technical studies will play a key role in the 

advocacy for servicing the Carp Road Corridor, and should be a key economic 

development priority. 

5.3.7.2 Infrastructure Improvements 

A better understanding of the current traffic and travel patterns in the Corridor, 

and how this affects economic development potential, is recommended. Only 

anecdotal evidence exists, which has placed any improvements to Carp Road as 

a longer-term priority. With a better understanding, studies to improve safety and 

capital assets can be identified and undertaken. 

Continued advocacy for the study of the Corridor is recommended, especially 

with regards to EAs and other technical studies that will have positive impacts on 

safety and capital assets in the Corridor. Improved roads and traffic volumes in 

the Corridor have a positive impact on economic development, so continued 

promotion of these studies is a viable economic development strategy.    
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6 Investment Attraction and 

Retention Action Plan 
Building on the findings of the research process and economic development 

opportunity analysis, an action plan can be developed to assist with supporting 

the economic development goals of the Carp Road Corridor. The section below 

outlines the central economic development focus for the Corridor, which outlines 

the short- and long-term potential for development, but also the position of the 

Corridor in Ottawa‟s larger economic development potential. Following that is an 

action plan that outlines potential areas of action over a five-year timeline to build 

support for economic development opportunities in the Corridor. 

 

6.1 Setting the Focus 

The vision for the Carp Road Corridor in the CDP was: 

 An employment area which is an attractive base for a wide range of 

industrial and commercial uses; 

 A business area that has excellent access to Highway 417 and West Capital 

Airpark; 

 A rural landscape; and 

 An area where people work, live and play and enjoy a rural lifestyle. 

In many ways, the Carp Road Corridor has developed along those lines. The 

current economic development “focus” for the area is best characterized as 

Industrial and commercial services, with a growing component of existing 

technology- and knowledge-based operations. The following elements describe 

this focus: 

 The Carp Road Corridor exists as a rural industrial and commercial service 

centre on the edge of a quickly growing urban area, with most businesses 

primarily focused on serving Ottawa and supply chains of regional 

businesses but a growing component of more outwardly-focused 

businesses. 

 Lands and facilities appeal to users that require quick access to 

transportation routes and markets while preferring the cost and space 

benefits that can be accommodated in a rural business park setting (e.g. 

outdoor storage).  

 The Corridor has had success in attracting a range of small- to medium-

sized light industrial and distribution uses, with a slight mix of more 

knowledge-based industries and activities throughout the Corridor‟s business 

parks. A number of these businesses are focused on areas outside of 

Ottawa, and prove that the Corridor can support aggressive SMEs that 

export services.   
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 Some of the larger businesses and landowners in the area are strong 

advocates for the area‟s success (e.g. Karson Group), and have initiated 

activities which may anchor development of more knowledge-based 

employment and research activity in the Corridor (e.g. Waste Management), 

and the overall aesthetics and design of facilities/lands are improving to 

make the Corridor‟s business parks more visibly attractive.  

Economic development strategies build on an area‟s existing strengths and 

composition, and offer a more visionary statement about their intended focus. In 

the same way, the Carp Road Corridor should adopt a longer-term focus or 

target which the economic development strategy intends to achieve. That longer 

term focus for the composition and character of the Corridor is as follows: 

The Carp Road Corridor is a continuing leader in industrial development 

throughout Ottawa and Eastern Ontario, as well as an environmentally 

sustainable home to a diverse range of innovative and technology-based 

SMEs that export products and services across Ontario and the world. The 

Corridor represents a key element in the continuum of physical business 

development support infrastructure from entrepreneur to SME in Ottawa.  

This focus, or target, for economic development takes into account a number of 

elements: 

 There will continue to be opportunities for light industrial development and 

integrated office/industrial facilities throughout much of the Corridor, and the 

existing facilities and lands in the Corridor will support the continued 

attraction of small- to medium-sized businesses. 

 As the profile of the area increases and land use policies are revised, there 

will be more opportunities to continue drawing export-oriented businesses to 

the Corridor, particularly in areas that build on Ottawa‟s economic 

development priorities and the Corridor‟s assets like clean technology/green 

energy, air-travel, engineering, niche manufacturing, and 

transportation/distribution. 

 Without policy interventions, small-parcel opportunities in light industrial 

designations can continue to play a key role in supporting the movement 

from entrepreneur to SMEs in Ottawa.  

 The Corridor and its business parks provide an opportunity to showcase 

innovative solutions related to water and wastewater, and the Corridor may 

prove to be a practical testing ground for other new sustainable technologies 

as well (e.g. district heating and energy).  

 The opportunity to be close to practical research and development related to 

waste-to-energy and other innovative activities at the WM facility may 

generate clean technology and sustainable business investment. 

 The presence of West Capital Airpark (aerospace Business Park) and the 

proximity to the Ottawa International Airport will continue to make the 

Corridor a logical component of the City‟s larger value proposition for the 

aerospace sector. 
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 The existing profile of green energy and engineering businesses, paired with 

strengths in construction and contracting can continue to draw additional 

businesses in the green energy supply chain.     

 

6.2 Carp Road Corridor Action Plan 

Three thematic areas have emerged to guide the development of an action plan 

for the Carp Road Corridor:  

 Improving investment readiness; 

 Establishing marketing and communications efforts; and 

 Developing projects and advocating for economic development in Rural 

Ottawa. 

No one thematic area should receive greater focus than another; all should be 

pursued equally to offer the best opportunities for increased economic 

development in the Carp Road Corridor. The following action plan identifies the 

major actions and sub-actions proposed for the Carp Road Corridor, prioritized 

on a five-year timeline (2011/2012-2016). 
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6.2.1 Investment Readiness 

Action/Sub-Actions 
Proposed 
Timeline 

1. Public Servicing: Continue discussions with the City of Ottawa to characterize and address the role, 

potential, and importance of water/wastewater availability to economic development in the Carp Road 

Corridor. 

1.1. Identify the appropriate timing to undertake a comprehensive servicing study for the Carp Road Corridor 

that considers the findings of the previous EA for the Carp Village. Reed Business Park may offer a 

short-term opportunity for a phased approach given proximity to servicing and scheduled capital 

upgrades in the area. 

1.2. Complete a comprehensive servicing study for the Carp Road Corridor that evaluates the full range of 

servicing options and innovative technologies that may be used in the Carp Road Corridor. Where 

possible, access BIA Research Grant funds, or consult with City staff on alternative sources of funding. 

2012-2016 

2. Land Use Policy: Assess options for policy amendments to the Official Plan and/or Zoning By-law, as 

outlined in Section 5.2.6 of this report (i.e. land exchanges, new designations/zoning, employment area 

boundary). 

2.1. Establish a prioritized list of proposed policy amendments for the consideration of the City of Ottawa 

based on the scenarios outlined. 

2.2. Establish a revised Community Design Plan map that reflects the desired changes to the CDP and the 

Zoning By-law. 

2.3. Assess whether policy amendments should be initiated by the CRCBIA or the City of Ottawa, and seek 

assistance from land use planning professionals where appropriate. 

2012 

3. Business Retention and Expansion: Under the guidance of OMAFRA and the City of Ottawa, initiate a 

business retention and expansion (BR&E) like program focused on regular outreach to member businesses 

(approximately 15-20 per year) to inform them of priority BIA and City activities and collect information on 

business development issues. Liaise with the City on the behalf of business owners to address „red flag” 

issues (e.g. development timing). Focus the first year program on manufacturing, professional services, and 

distribution businesses (2012-2013), and extend the program to all businesses along the Corridor in 

subsequent years (2013/2014).  

3.1. Assess the need for external assistance with interviews or data compilation/analysis. 

3.2. Access external funding opportunities (City Grants, OMAFRA RED) to fund additional temporary staffing 

for the BR&E initiative. 

2012-2016 
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3.3. Liaise with regional staff from the Ministry of Economic Development and Innovation, and assist 

businesses with accessing external funding programs that are available to increase their competitiveness 

(e.g. EODF).  

3.4. Liaise with EOMN to access, and deliver the organization‟s regional resources and programming to local 

businesses.  

4. Real Estate: Liaise with Ottawa-region industrial and commercial real estate brokers on a regular basis to 

ensure they have up-to-date information on the Corridor, and that the BIA and its members are aware of key 

real estate indicators affecting development prospects. 

4.1. Compile a list of available properties and facilities in the Carp Road Corridor, and update/maintain that 

information based on consultations with real estate professionals and regular outreach and tours of the 

Corridor. 

2012 

5. Small Business Outreach: Promote the Carp Road Corridor‟s locational advantages to graduates of 

entrepreneurial and small business support programming offered at the Eastern Ontario RIC and OCRI. 
2013 
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6.2.2 Marketing and Communications      

Action/Sub-Actions 
Proposed 
Timeline 

6. Marketing Strategy: Dedicate annual resources from the BIA‟s budget to be used for internal and external 

marketing and communications activities. 

6.1. Establish a marketing strategy for the next five years that outlines market positioning, target 

markets/sectors, high-priority messaging, potential partners, and performance measures. 

6.2. Consider undertaking a branding exercise for the Carp Road Corridor, in order to develop a marketing 

identity that can carry over to print/electronic materials, signage, and corporate communications. Explore 

the ideas outlined in Section 5.3.6. 

6.3. Each year, seek to leverage marketing resources with funding from other levels of government focused 

on marketing (i.e. Rural Economic Development – RED program). 

6.4. Continue to utilize city grant programs where possible to subsidize additional BIA staff. 

2012-2016 

7. External Marketing and Outreach: Engage with local (City of Ottawa, OCRI) and Regional (OEEDC, EOMN) 

groups to coordinate external marketing and investment attraction activities (i.e. tradeshows), especially those 

focused on light industrial and knowledge-based target sectors. 

7.1. Target attendance at one to two industry tradeshows each year (starting 2013 or 2014). 

2012 

8. Marketing Materials: Develop electronic and print marketing materials for distribution by the City and regional 

economic development agencies. 

8.1. Build more sector-specific (i.e. clean technology, renewable energy, aerospace) materials as industry 

composition in the corridor shifts (2014) 

2013 

9. Additional Staffing: Assess the potential for a permanent marketing co-ordinator (or other support) position 

with the BIA, to complement and assist with the activities of the Executive Director. 

9.1. Utilize City grants or other sources of government funding to minimize the budgetary impacts.   

2013 

10. Joint Marketing Projects: Work with large and small businesses throughout the Corridor on joint marketing 

initiatives related to their business activities and goals, that can anchor investment attraction in the Corridor, 

such as: 

 West Capital Developments and the Aerospace Business Park 

 WM Canada and Carleton University Renewable Energy Laboratory and West Carleton Environmental Centre 

10.1. Identify additional businesses across the corridor that may be interested in joint marketing 

initiatives.    

2014 
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6.2.3 Projects and Advocacy 

Action/Sub-Actions 
Proposed 
Timeline 

11. External Funding: Create a closer working relationship with OMAFRA business development staff. 

11.1. Develop a better understanding of the potential uses and limitations of the RED program. 
2012 

12. Complementary Strategy: Offer partnership opportunities to the City and OCRI on any Invest Ottawa 

initiatives which may benefit the Corridor‟s business community.  
2012 

13. Priority Projects: Building on the projects already identified (e.g. signage) work with BIA members to 

establish a list of priority beautification and safety projects (e.g. lighting, vegetation, visibility) that could be 

undertaken in the Corridor area. 

13.1. Liaise with appropriate City departments or seek assistance from the City with regards to 

contacting other levels of government to assist with these projects. 

13.2. Cross reference the list with available sources of funding from the City, Provincial, and Federal 

government each fiscal year (e.g. RED). 

13.3. Set a goal of completing one priority project each year. 

2013 

14. Administrative Support: Where resources permit, offer research and administrative support to BIA members 

and existing non-member/potential member businesses/individuals in the Corridor looking to undertake land 

use policy amendments that align with the land development goals of the Corridor. 

2013 

15. Lead Advocate: Leverage the position of the CRCBIA as the only non-retail/commercial core focused BIA in 

the City, and network with stakeholders and land owners representing other rural industrial employment areas 

in the City to establish the Carp Road Corridor BIA as the advocate for rural employment area development 

issues. 

15.1. Assess the potential for a more formally structured organization (i.e. non-profit corporation) 

advocating for rural employment area development issues in Ottawa (2015). 

2013 
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Appendix I: Background Policy 

and Economic Review 

Carp Road Corridor Community Design Plan 

The Carp Road Corridor CDP sets the land use context for the Corridor under 

the City‟s Official Plan.  The Corridor contains several employment designations 

under the Official Plan and the CDP, including: light industrial area, heavy 

industrial area, highway commercial area, convenience commercial area, and 

solid waste disposal.  

The West Capital Airpark is designated to protect the core airport area for 

general aviation uses, while permitting the development of the aerospace 

business park on the lands east of the runways, and a residential fly-in 

community to the west of the airport.   

The key industrial and commercial land use designations in the Corridor are 

outlined below. 

Light Industrial  

Lands designated light industrial are intended to accommodate development 

within the six existing industrial/business parks in the corridor. The dominant 

business types to be accommodated include construction, manufacturing, 

transportation/warehousing, and professional services. Measures such as 

landscaping, screening, or buffering are to be used to reduce the impact of 

industrial uses on adjacent properties. Development in the industrial parks 

should also take place by way of plan of subdivision. 

Heavy Industrial 

The heavy industrial areas are intended to act as a transitional zone between 

light industrial uses and the solid waste and resource extraction activities in the 

Corridor. The uses to be accommodated in the heavy industrial areas include the 

manufacturing of products from local primary materials, quarry, abattoirs, 

salvage yards, sawmills, and any nuisance or interference on adjacent properties 

is expected to be mitigated.  

Highway Commercial 

Highway commercial lands are intended to accommodate uses focused on 

attracting passing traffic and consumers from outside of the corridor (i.e. 

automotive service or tourist accommodation), and are located fronting on Carp 

Road. The types of highway commercial uses permitted will include those that 

require large parking areas, extensive displays, and buildings designed to 

capture the attention of the passing public. They also provide a level of goods 

and services that relate directly to the automobile trade. Examples of highway 

commercial uses are automotive service facilities, automobile sales and repair 
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facilities, tourist accommodation and uses serving the surrounding rural 

population. 

Convenience Commercial 

Convenience commercial nodes are intended to accommodate uses inwardly-

focused on the rural daytime/evening population of the corridor at major 

intersections along the Corridor. Examples include convenience stores, 

professional offices, business offices, gas bars, banks, and restaurants.   

    

City of Ottawa Official Plan 

The Carp Road Corridor Employment Area is outlined in section 3.7.5 of the City 

of Ottawa Official Plan, which was drafted following the completion of the 

Community Design Plan (CDP) for the corridor in 2004. The Official Plan 

recognizes the corridor area as a key rural employment area suitable for a range 

of employment and industrial uses from manufacturing and warehousing to 

professional and business services. The Plan highlights that the Corridor is 

particularly appropriate for attracting industries that favour large amounts of land 

and the openness of a more rural site, and in order to remain successful in the 

future, the area must maintain its ability to allow for a wide range of industrial 

uses while developing an appealing environment for new industries wishing to 

expand and relocate. 

Servicing and Public Service Areas  

Section 2.3.2.5 of the Official Plan allows the City to create new public service 

areas in the rural area where those services have been deemed to be the 

appropriate solution to support growth or intensification of villages, to remedy 

public health or environmental problems, or to support economic development in 

unique situations. The latter solution, unique economic development situations, 

has led to the West Capital Airpark obtaining public water services from the 

Village of Carp system. In order to establish a new public service area to support 

economic development in unique situations in the rural area, a set of 

requirements must be met for the area
8
:  

 The community design planning process has included a comprehensive 

servicing study which uses standardized criteria including costs and benefits 

to evaluate a range of servicing options and innovative technologies to 

deliver public water and/or wastewater services. 

 The mechanisms for financial capital costs, operating costs, and 

infrastructure replacement reserve costs are established. 

 The definition of Public Service Area boundary and the terms of provision of 

service are established. 

                                                      

8 City of Ottawa. (2009). Official Plan. Policy 2.3.2.5(c). 

Official Plan policy 
allows for study 
into the addition of 
Public Service 
Areas, especially 
in where unique 
economic 
development 
opportunities exist.  
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Official Plan policy allows for study into the issue of providing public servicing to 

unserviced areas, especially where unique economic development opportunities 

may exist.  

City of Ottawa Zoning By-law 

City Council adopted the new City of Ottawa Zoning By-law 2008-250 in 2008. 

The By-law harmonized the existing 36 zoning by-laws of the former 

municipalities of Ottawa-Carleton, including the zoning by-law for the former 

Township of West Carleton, which is the location of the Carp Road Corridor. The 

CDP for the Carp Road Corridor guided the development of more specific zoning 

classifications, as outlined below. 

Rural Commercial (RC)  

The stated purpose of the RC – Rural Commercial zone is to accommodate a 

range of highway and recreational commercial uses which serve the rural 

community and the travelling public, in agriculture-related, vehicle-oriented and 

construction products and services. The general RC zone permits a number of 

commercial employment uses related to recreation, animal care, automobile 

rental/sales/service, bars/restaurants, and retail stores (though limited to the sale 

of agricultural, construction, gardening, or landscaping-related products, 

equipment, or supplies). The subzones of RC (RC6, RC7, RC8, and RC9) further 

refine the uses allowed along the Carp Road Corridor. In the convenience 

commercial nodes (RC6 and RC7), banks, offices, and retail stores (limited to 

convenience) are permitted. The highway commercial restricted areas (RC8 and 

RC9) prohibit bars/restaurants, gas bars, or kennels. 

Rural General Industrial (RG) 

The stated purpose of the RG – Rural General Industrial zone is to 

accommodate a range of light industrial uses and limited service commercial 

uses focused on the travelling public. Among commercial and retail uses 

permitted (i.e. retail stores focused on agriculture, construction, and landscaping) 

the RG zone permits light industrial uses, warehouses, truck transport, storage 

yards, and waste disposal/composting. The subzones of the RG zone (RG4 and 

RG5) restrict the development of gas bars and retail fuel sales, but permit 

additional uses like research and development centres and technology industry 

uses.  

Rural Heavy Industrial (RH) 

The stated purpose of the RH – Rural Heavy Industrial zone is to accommodate 

heavy industrial uses and limited service-commercial uses at locations that are 

neither environmentally sensitive nor in close proximity to incompatible land 

uses. Despite their focus, the RH zone accommodates light industrial uses, 

warehouses, storage yards, truck transport terminals, and waste 

processing/compositing facilities. The lands are also conditionally permitted to 

include banks, convenience stores, retail stores, and restaurants. The subzones 
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for the Carp Road Corridor (RH4 and RH5) restrict the retail sale of fuel and gas 

bars. 

Air Transportation Facility (T1) 

The stated purpose of the T1 – Air Transportation Facility zone is to permit air 

transportation and aviation-related uses at Ottawa Macdonald-Cartier 

International Airport and the West Capital Airpark, such as light industrial uses, 

airports and related facilities, parking, truck transportation terminals, and 

warehouses. The T1B subzone contains special zoning considerations for the 

West Capital Airpark, which allow for a range of uses like convenience stores, 

equipment sales and storage, offices, personal services, educational institutions, 

factory outlets, and restaurants. These are intended to accommodate the 

Airpark, the residential fly-in community, and the aerospace business park. 

Regional Economic Overview 

Employment in rural areas of the City of Ottawa accounted for 4.1% of all jobs 

across the city in 2006, or a total of 21,775 jobs
9
. The 22.0% growth of 

employment between 2001 and 2006 in the rural area accounted for the highest 

five-year growth rate experienced in the rural area since the City began 

surveying employment in 1976, while outpacing the City-wide growth over the 

same five-year period (8.3%).  

By rural region, employment in the rural area west of the Rideau River (rural 

West Ottawa) grew by 1,655 jobs from 2001 to 2006, with the leading sectors of 

employment growth being construction, administrative and support services, 

waste management and remediation services, and other service industries (i.e. 

personal services other than retail). Most sectors experienced modest gains in 

employment in rural West Ottawa from 2001 to 2006, with the exception of 

transportation and warehousing, and local government.  

Across Ottawa (urban and rural) over the same time period, the fastest growth 

was observed in the construction (27.5%), finance and insurance (20.2%), other 

services (19.7%), health care and social assistance (17.1%), and wholesale 

trade (16.1%). 

The largest sector by employment in rural West Ottawa was construction 

(18.9%) by far, with administrative and support services, waste management and 

remediation services (10.2%), manufacturing (9.2%), retail (9.1%), and arts, 

entertainment, and recreation (8.2%) following behind. Compared to the entire 

rural area, rural West Ottawa had higher proportions of employment in a number 

of light and heavy industrial areas, such as construction, manufacturing, and 

wholesale trade.  

Over one-quarter (29.5%) of the jobs in rural West Ottawa were contained in 

business parks outside of the village core areas. In total, the five business parks 

                                                      

9 City of Ottawa. (2006). Employment in Ottawa.  
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in the Carp Road Corridor (Reed, Cardevco-West Hunt, Reis, Pri-Tec, and the 

Airport) accommodated 2,182 jobs in 2006; 17.6% of the total jobs in rural West 

Ottawa and 10.1% of all of the jobs in Ottawa‟s entire rural area.  

The figure below outlines employment in the rural West Ottawa area by major 

employment sector in 2006 and 2001.  

FIGURE 8: EMPLOYMENT IN RURAL WEST OTTAWA, 2001 -2006 

Sector 2001 2006 
Distribution 

(2006) 
Growth 

(%) 

Management of Companies and 
Enterprises 

1 8 
0.1% 

700.0% 

Admin. & Support, Waste Mgmt. 
And Remediation 

519 1,260 
10.2% 

142.8% 

Construction 1,649 2,334 18.9% 41.5% 

Other Services 672 931 7.5% 38.5% 

Primary (e.g. agriculture, resource 
extraction) 

273 372 
3.0% 

36.3% 

Wholesale 468 605 4.9% 29.3% 

Arts, Entertainment, and 
Recreation 

812 1,011 
8.2% 

24.5% 

Real Estate and Rental and 
Leasing 

154 190 
1.5% 

23.4% 

Accommodation and Food 
Services 

254 301 
2.4% 

18.5% 

Finance and Insurance 130 151 1.2% 16.2% 

Health Care and Social Assistance 320 354 2.9% 10.6% 

Retail 1,046 1,125 9.1% 7.6% 

Professional, Scientific, and 
Technical Services 

821 798 
6.5% 

-2.8% 

Education Services 680 661 5.4% -2.8% 

Information and Cultural 103 100 0.8% -2.9% 

Manufacturing 1,210 1,133 9.2% -6.4% 

Transportation and Warehousing 956 665 5.4% -30.4% 

Public Administration 544 311 2.5% -42.8% 

Utilities 87 44 0.4% -49.4% 

Total 10,699 12,354 100.0% 15.5% 

Source: Derived from City of Ottawa Employment Survey, 2006 by Millier Dickinson Blais, 2011 

When identifying sectors that have the potential to drive employment growth and 

businesses development, it also makes sense to assess an area‟s economic 

structure using location quotients. Location quotients (LQs) assess the 

concentration of economic activities within a smaller area relative to the 

overarching region in which it resides – in this case, rural west Ottawa vs. 

Ontario.  
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In theory, a “high” industrial or business concentration (LQ greater than or equal 

to 1.25) in an area represents a local export base. Businesses that make up this 

export base have chosen to locate in the community due to certain competitive 

advantages, which, once identified, can be used to attract additional investment 

in the same or complimentary industries through the rest of the value chain. 

Though business sectors with a low (LQ lower than 0.75) or average (LQ of 0.75 

to 1.25) may seem to have limited prospects, larger trends such as industry 

growth may lead to those sectors becoming a source of competitive advantage in 

the local area. 

The figure below outlines the LQs for major industries in rural West Ottawa (vs. 

Ontario), in 2001 and 2006.   

FIGURE 9: EMPLOYMENT LOCATION QUOTIENTS, RURAL WEST OTTAWA (VS. ONTARIO), 

2001 AND 2006 

Sector 
2001 2006 

LQ Level LQ Level 

Construction 4.97 High 5.98 High 

Arts, Entertainment, and Recreation 3.87 High 3.89 High 

Admin. & Support Services, Waste Mgmt. And 
Remediation 

1.38 High 2.59 High 

Other Services 1.36 High 1.58 High 

Primary 1.05 Avg. 1.38 High 

Transportation and Warehousing 2.21 High 1.33 High 

Wholesale 0.92 Avg. 1.00 Avg. 

Professional, Scientific, and Technical Services 1.05 Avg. 0.86 Avg. 

Retail 0.83 Avg. 0.77 Avg. 

Education Services 0.98 Avg. 0.77 Avg. 

Real Estate and Rental and Leasing 0.76 Avg. 0.75 Avg. 

Manufacturing 0.65 Low 0.62 Low 

Management of Companies and Enterprises 0.07 Low 0.47 Low 

Utilities 1.02 Avg. 0.45 Low 

Public Administration 0.91 Avg. 0.42 Low 

Accommodation and Food Services 0.36 Low 0.37 Low 

Information and Cultural 0.33 Low 0.30 Low 

Source: Derived from City of Ottawa Employment Survey, 2006 and Statistics Canada, REDDI data, 

2006 by Millier Dickinson Blais, 2011 

In 2006, rural West Ottawa‟s highest concentrations of employment (relative to 

Ontario) were in construction, arts, entertainment, and recreation, administrative 

and support services, waste management and remediation services, other 

services
10

, primary industries (agriculture, mining/quarrying), and transportation 

and warehousing. In contrast, Ottawa‟s strongest employment concentrations 

                                                      

10 The NAICS “other services” sector includes service-commercial uses like automotive repair and maintenance and 

personal and laundry services, as well as professional, business, and social advocacy organizations. 
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(relative to Ontario) were in public administration, management of companies 

and enterprises, information and cultural industries, and construction. In addition 

to primary sector employment activities, rural West Ottawa‟s employment 

concentrations are within both industrial sectors (construction, waste 

management, transportation and warehousing), and population-oriented uses 

like personal services and arts, entertainment, and recreation. 

Overall, rural West Ottawa - including the Carp Road Corridor – appears to be 

accommodating a slightly more diverse range of employment uses. The Corridor 

is shifting from its traditional role servicing the surrounding agricultural and 

resource extraction businesses, to one focused on servicing the surrounding 

urban population, and even clients and markets well outside of the Ottawa and 

Eastern Ontario Region. The figure below outlines the composition and growth of 

rural West Ottawa in business locations (by sector). 

FIGURE 10: LOCATIONS IN RURAL WEST OTTAWA, 2001-2006 

Sector 2001 2006 
Distribution 

(2006) 
Growth 

(%) 

Management of Companies and 
Enterprises 

1 4 0.3% 300.0% 

Admin. & Support Services, Waste 
Mgmt. And Remediation 

57 87 6.3% 52.6% 

Real Estate and Rental and 
Leasing 

28 39 2.8% 39.3% 

Finance and Insurance 22 28 2.0% 27.3% 

Other Services 173 215 15.5% 24.3% 

Arts, Entertainment, and 
Recreation 

50 62 4.5% 24.0% 

Health Care and Social Assistance 46 57 4.1% 23.9% 

Construction 187 230 16.6% 23.0% 

Primary 31 37 2.7% 19.4% 

Manufacturing 69 78 5.6% 13.0% 

Education Services 40 45 3.2% 12.5% 

Transportation and Warehousing 35 38 2.7% 8.6% 

Retail 148 160 11.5% 8.1% 

Wholesale 54 58 4.2% 7.4% 

Professional, Scientific, and 
Technical Services 

156 165 11.9% 5.8% 

Accommodation and Food 
Services 

44 45 3.2% 2.3% 

Utilities 7 6 0.4% -14.3% 

Information and Cultural 28 24 1.7% -14.3% 

Public Administration 37 10 0.7% -73.0% 

Total 1,213 1,388 100.0% 14.4% 

Source: Derived from City of Ottawa Employment Survey, 2006 by Millier Dickinson Blais, 2011 
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In 2006, the most dominant business sectors by number of businesses in rural 

West Ottawa were: 

 Construction; 

 Other services; 

 Professional, scientific, and technical services; and 

 Retail trade. 

Other than construction, other industrial sectors also exhibited notable 

proportions of total businesses in the area, such as administrative services and 

waste management (6.3%), manufacturing (5.6%), and wholesale trade (4.2%). 

Overall, the rural west Ottawa area remained primarily a location for more 

industrial or office commercial uses (54.3% of total businesses), as opposed to 

population-related (i.e. retail, institutional) uses (42.8% of total businesses).    

The number of business locations in rural West Ottawa increased by 14% from 

2001 to 2006, well above the 8.3% growth across the rest of Ottawa. Outside of 

the growth in the management of companies and enterprises sector, the fastest 

growing sectors of rural West Ottawa‟s economy by number of business 

locations over that time were: 

 Admin. & support services, waste mgmt. And remediation; 

 Real estate and rental and leasing; 

 Finance and insurance; 

 Other services; and 

 Arts, entertainment, and recreation. 

The growth was primarily in service producing industries, and more specifically a 

number of industries focused on the surrounding population. However, growth in 

areas like real estate, finance and insurance, and professional, scientific, and 

technical services speaks to the emergence of knowledge-based businesses in 

the region. Much of that growth was accommodated in the business parks of the 

Carp Road Corridor. With that being said, goods producing industries like 

manufacturing and construction (19.3%) exceeded that of service producing 

industries (12.8%) over the time period in rural West Ottawa, suggesting the 

focus of development is still in the light industrial sector, despite increases in 

knowledge-based and population-related industries.   

The following table outlines the current composition of the Carp Road Corridor by 

major business sector.  
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FIGURE 11: CARP ROAD CORRIDOR BUSINESSES BY MAJOR SECTOR, 2011 

Sector 
No. Of 

Businesses 

Primary 7 

Utilities 2 

Construction 48 

Manufacturing 32 

Wholesale 16 

Retail 20 

Transportation and Warehousing 7 

Information and Cultural 3 

Finance and Insurance 3 

Real Estate and Rental and Leasing 8 

Professional, Scientific, and Technical Services 18 

Management of Companies and Enterprises 1 

Admin. & Support, Waste Mgmt. And Remediation 27 

Education Services 2 

Health Care and Social Assistance 0 

Arts, Entertainment, and Recreation 2 

Accommodation and Food Services 6 

Other Services 26 

Public Administration 0 

Source: Carp Road Corridor BIA Business Directory, 2011  

By number of businesses, the largest sector is construction (48), followed by 

manufacturing (32), administrative and support, waste management and 

remediation services (27), other services (26), and retail trade (20). At the 

subsector level, the most visible clusters within each of these areas include: 

electrical/mechanical/HVAC contracting, automobile/equipment sales and 

service, machining and metal fabrication industries, building supplies, and 

geotechnical/engineering services.  

The Corridor has developed as intended, with a number of service industrial and 

commercial uses focused on businesses and activities (like construction, 

equipment, and vehicles) in the surrounding market.  

There are emerging areas of activity in the Corridor that may lead to new 

economic development opportunities. A number of more knowledge-based 

industries, especially in engineering have emerged in the corridor, including 

Houle Chevrier Engineering and Gradient Engineering. Existing businesses in 

the field are also looking to expand in place, with the most recent being McIntosh 

Perry in Reed Business Park.  

The profile of transportation and warehousing uses in the corridor is expanding, 

most recently with the development of the Canada Bread distribution centre on 
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Willowlea Rd. Many of these newer businesses have also been developing to a 

higher design standard than businesses previously established. 

More sophisticated processes and services are emerging at both ends of the 

Corridor, especially related to Ottawa‟s larger target sectors like clean 

technology and aerospace. In 2010, Waste Management announced plans to 

establish a Renewable Energy Lab and scholarship program with Carleton 

University Engineering, to be located at the University. The Lab will focus on the 

research and development of new technologies in sustainable energy, especially 

waste-based energy conversion. A Field Energy Centre focused on practical 

research will be located at the proposed West Carleton Environmental Centre. 

The proposed centre is intended to showcase a number of innovative and new 

technologies in waste management and remediation. The Corridor is also home 

to a number of green economy-focused businesses and high-technology 

businesses exporting knowledge and products well beyond the borders of 

Ottawa.  

At the north end of the corridor, the planned 180+ acre Aerospace Business Park 

has the potential to anchor further knowledge- and technology-based businesses 

specific to aerospace, but also in related high technology sectors. 

Targeting Economic Sectors 

Based on the findings of the data analysis, the Carp Road Corridor can begin to 

narrow down likely areas of economic development opportunity, based on growth 

trends and current specializations/concentrations of employment that may be 

positioned to support further development. In many ways, an area‟s best 

opportunities for economic development growth come from economic and 

employment sectors that fall into two general categories: 

 Established clusters, characterized by steady employment growth and high 

relative concentrations of employment, and  

 Emerging clusters, characterized by steady employment growth and average 

/ low relative concentrations of employment. 

The former, represent current areas of strength which can be built upon; the 

latter represent the “gap” opportunities for an area, or the sectors in which an 

area is currently under-serviced but may see growth based on industry strength. 

In rural West Ottawa, and by extension the Carp Road Corridor, there are a 

number of “established” employment clusters that have the potential to drive 

economic development, including: 

 Construction; 

 Administrative and support, waste management and remediation services; 

and, 

 Other services (e.g. automotive repair and maintenance, personal care 

services, or machinery and equipment repair) 

As outlined in the previous section, these sectors contain some of the more 

prominent business subsectors in the corridor, such as automotive servicing, 

The Corridor has 

developed with 
service industrial 
and commercial 

uses focused on 
businesses and 
activities in the 

surrounding 
market. 

There are 
emerging areas 
knowledge- and 

technology-based 
activity that may 
lead to new 

development 
opportunities – 
both in new 

sectors and at new 
levels of urban 
design. 
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mechanical and electrical contractors, and waste management. They will 

continue to be important sources of growth for the corridor.  

In terms of emerging clusters for rural West Ottawa, there are several areas 

where economic development opportunities may also present themselves in the 

future, such as: 

 Wholesale trade; 

 Finance and insurance; 

 Real estate and rental and leasing; 

 Retail trade; and 

 Accommodations and food services.  

These emerging areas may require slightly more support from an economic 

development service delivery perspective. The industry base is weaker, but their 

stronger growth prospects point to potential opportunities for development. The 

nine broad sectors mentioned above should be considered the highest general 

priorities for investment attraction for the Carp Road Corridor. There are other 

sectors which should be examined beyond these higher priority areas as well.  

 The manufacturing subsector does not fall within either existing or emerging 

sector opportunities for rural West Ottawa, largely based on external trends 

that continue to affect employment prospects. Manufacturing remains a 

major employer in the area though, accounting for over 9% of employment in 

2006, while growing by nine businesses despite the loss of employment 

illustrated above. It also remains a major employment use specifically in the 

Carp Road Corridor. Thus it is an important target for the area from a 

business retention perspective. 

  

 Sectors like professional, scientific, and technical services and information 

cultural industries may also provide opportunities, largely as a result of the 

strengths of Ottawa in those areas. They may be attracted to emerging office 

developments in the Corridor (such as those in Reed or Reis parks) and 

available space in the Aerospace Business Park. Both of these sectors have 

positive impacts on broader sectors like Clean Tech and Aerospace, given 

that they include businesses focused on scientific research and 

development, and computer systems and software/hardware design.   

Building on these findings, a more specific list of recommended target sectors for 

the Carp Road Corridor is identified in Section 5.1.1 of the report.  
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Appendix II: Comparative Rural 

Dry Industrial Areas 
The following comparator employment areas offer key findings which should be 

considered in the economic development strategies of the Carp Road Corridor. 

401/ 97 Industrial Area, Township of North 
Dumfries 

The 401/97 Industrial Lands are located at the intersection of the 401 Highway 

and Route 97 Cedar Creek Road in Waterloo Region, Ontario. The area is 

approximately 618 acres of land zoned dry industrial, and is home to a mature 

mix of commercial and industrial development, including warehouses, 

manufacturing, transportation and logistics. Some of the businesses included in 

the park include Affinia Canada, Canpar Transport, Expressway Trucks, Unilock, 

Bendall Automotive, and Mammoet Canada. 

At present, the lands do not have access to public water or wastewater services, 

and neither the Region nor the Township has pursued servicing the lands. The 

hamlet of Ayr, the closest serviced community, is approximately 10 km away 

from the park.  

After fast paced growth in the 1990s and early 2000s, development in the area 

has been slow for the past five years.  However, the Region approved an 

additional 100 hectares for development in 2009. The Region expects interest 

and development of this area to increase in the next five years as a result of 

limited industrial land availability across the region; dry or serviced. Average 

retail price for land in the area ranges from $150,000-$175,000 per acre. 

The Carp Road Corridor benefits in a similar way, by proximity to Ottawa. 

Despite the lack of servicing, the lands are anticipated to continue growing as a 

rural service area for the major urban areas of Waterloo Region. 

Colborne Industrial Park, Cramahe Township, 
Northumberland County 

The Colborne Industrial Park is located near Highway 401 and Regional Road 25 

in Eastern Ontario, just north of Colborne. In 2009, the park received a 

Community Adjustment Fund grant to conduct a number of improvements, 

including the reconstruction of roads to improve traffic flow and ease congestion, 

installation of street lights, new directional and promotional signage for the park, 

and landscaping throughout.  

The Park is partially serviced, with water provided by the Township. Sewage is 

largely a private arrangement, with a small bore sewer that is regularly emptied 

by a private hauler and private septic systems for most other tenants. The 

Township has been successful in attracting a number of large businesses to the 
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park, including steel distributors, plastics manufacturers, transportation 

companies, specialized automobile parts manufacturers, storage facilities, and 

others. 

The business parks of the Carp Road Corridor may benefit from similar projects 

focused on beautification and quality of place improvements. Though this project 

was undertaken through Canada‟s Economic Action Plan stimulus program, 

there are still similar funds available from higher levels of government to 

undertake these initiatives.   

Brookside Industrial Park, Winnipeg 

The City of Winnipeg is experiencing a 20 year low in the supply of serviced 

industrial land, which has resulted in double digit increases in the price for 

unserviced land to the north of the city. As a result, one of the four industrial 

parks in the area, Brookside Industrial Park, has seen an increase in the demand 

for land.  

Typically land developers were uninterested in the large capital investments 

needed to develop industrial land, but the attitude is changing as land availability 

across the rest of the city decreases. Opened in 2004, Brookside was more than 

two-thirds sold in 2007 and continues to experience a high level of interest. One 

of the primary arguments for development in the park is centred on cost savings 

- that the capital input required for well and septic installation and maintenance is 

often made up for in tax-savings because of the lower property taxes for the rural 

parks, usually 20-30% lower than City-serviced lots. Brookside also note that 

their clients often face less local regulatory issues, since the City is often 

accommodating and interested in seeing these lands developed. 

Uses in the park include small manufacturing, tool and die, and transportation 

businesses; many of which have outgrown their facilities within the city‟s serviced 

industrial areas and were unable to find other suitable serviced areas.  

As an unserviced area, the Carp Road Corridor offers similar benefits. Though 

City-wide vacant land studies have shown supply to accommodate growth over 

the longer term, much of the remaining vacant lands across Ottawa‟s urban and 

rural areas are not appropriate or desirable for development. As supply 

continues to become constrained based on lack of full market choice, the Carp 

Road Corridor should become even more appealing, based on the ability to 

assemble lands or purchase large lots. The desirability will depend on the land 

use regulations in place. Now is an appropriate time to revisit land use 

regulations to ensure development can be accommodated.  
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Appendix III: Stakeholders 

Consulted 
The following individuals were either consulted directly through the process, or 

added insight to the process through involvement in group discussions. 

Feedback and insights from these individuals has been integrated throughout the 

report. 

 

Name Organization or Business 

Wanda Clark Local realtor and landowner 

Gary Connolly Helicopter Transport Services (Canada) 

Wayne Crawford Local landowner and developer 

Wayne French Waste Management Canada 

Jim Gorman Laurysen Kitchens 

Greg LeBlanc Local landowner and developer 

Bruce Moore 
Ontario Ministry of Agriculture, Food, 
and Rural Affairs 

Santo Pecroella NETworks Express 

Todd Perry McIntosh Perry 

John Phillips West Capital Developments 

Domenic Santaguida Local landowner and developer 

Erwin Schultz Karson Group 

Dustin Therrin Cheshire Cat Pub 

Dale and Darlene 
Visneskie 

DavTech Analytical Services 

 


