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1.0 - 
INTRODUCTION

1.1 Background
Canadian International Paper (CIP) operated a cellulose manufacturing plant in the 
Town of Hawkesbury for over 60 years.  The CIP mill site closed in the mid-1980s 
and the buildings on the site were demolished.  However, the operations left behind 
an environmental legacy of waste building materials, woodchips, and sludge. 

The subject lands are now owned by the Ministry of Natural Resources (MNR) 
and two private landowners.  MNR is the owner of the site known as the “wet 
lagoon” which has been designated as a Waste Disposal Site by the Ministry of 
Environment. The MNR’s objective for its property is to initiate a cost-effective 
clean-up and work towards the closure and naturalization of the site. A number 
of closure options for the Waste Disposal Site on the MNR lands have recently 
been considered and the public consultation for the Class Environmental 
Assessment (EA) process will begin shortly.  The “dry lagoons”, owned by private 
landowners, are considered brownfield sites.  

1.2 Purpose
The purpose of this Socio-Economic Benefits Study is to complement the Class 
Environmental Assessment by addressing the other two pillars of community 
sustainability – the economic and social pillars.  Despite the challenges of site 
remediation and the site’s current poor aesthetics, the site presents compelling 
and exciting opportunities for community growth, enhancement, and 
sustainability.  There are many benefits that can emerge from the remediation 
and redevelopment of these lands and most are community-wide benefits that 
all residents and visitors will be able to appreciate.

1.3 Approach
The Consulting Team has taken a six-step approach to the preparation of the 
Socio-Economic Study, as follows:

• Extensive research and consultation was conducted in order to identify and 
understand existing conditions in the context of the community, the policy 
and regulatory framework and the economic market place.

• A workshop was held with members of the City Council and project Working 
Group to develop a vision for the site and identify potential opportunities 
and constraints. 
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• Information gathered regarding existing conditions and future development 
opportunities was combined with the results of the Working Group workshop 
to prepare a Conceptual Development Plan, which illustrates land uses, 
natural features, recreational pathways, roads and property fabric.  

• The Conceptual Plan was used to estimate unit and floor area calculations.  
These estimates are realistic and were made based on current zoning in 
the Town of Hawkesbury and on similar types of development in other 
communities.

• The floor area and unit totals were applied to estimate/calculate future 
municipal tax revenues.  Also, based on a subjective review of the Conceptual 
Plan, other socio-economic benefits were identified.  

• Next steps for project realization, including partnerships, tools for brownfield 
redevelopment, policy and regulatory amendments and fundraising are 
explored to provide the Town with direction for future efforts.  
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2.0  -  
ASSUMPTIONS 

In conducting this study and in preparing the Conceptual Plan, a number or 
assumptions were made regarding the roles and cooperation of the stakeholders 
involved, the site conditions, and the accuracy of the data provided to / used by 
the Consulting Team. The key assumptions for this project are the following:

• That the Province (Ministry of Natural Resources) proceeds with remediation 
“Alternative C”, which involves partial excavation and landfill on site.  This 
option is driving the proposed marina development.

• That the Province (Ministry of Natural Resources) successfully completes 
the process required to conduct a partial remediation of the MNR lands, 
including securing necessary funds from federal and local partners

• That the Corporation of the Town of Hawkesbury agrees to accept ownership 
of the provincially-owned lands (following the remediation) and develop 
the lands for a marina / recreational use. 

• That the Town Council is amenable to amending the Official Plan and 
Zoning By-law, as appropriate, to permit the proposed land uses.

• That the proposed Conceptual Plan “works” from a geotechnical, 
hydrogeological, servicing, transportation, environmental (e.g. contamination) 
and cultural (e.g. archaeological resources) perspective.  It is important to 
note that engineering and environmental studies were not conducted as 
part of this analysis.

• That the marina and recreational trails proposed on the provincially owned 
lands are feasible land uses from a structural perspective.  This will be 
determined once the property has been partially remediated and the dyke 
has been removed.

• That the private landowners will want to sell/redevelop their lands, and 
will be successful in obtaining the funding and other resources required to 
remediate their lands to a level acceptable for redevelopment.

• That the privately-owned “dry-lagoons” would qualify as brownfields based 
on the MMAH definition for brownfields1 and on information from the 
Ministry of Natural Resources, and that the funding and incentives available 
for the revitalization of brownfields would therefore be accessible.  

• That the floodplain for the lands in the Township of Champlain is consistent 
with the floodplain illustrated on the UCPR’s Geographic Information 
System, versus the floodplain zone illustrated in the Town of Champlain 
Zoning By-law.

• That over time, the portion of the site situated in the Town of Champlain will 
be brought into the Urban Policy Area (UCPR Official Plan).  It is assumed, 
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for the purposes of this study, that the policies and regulations applicable 
to this parcel of property would be similar to those that apply to the lands 
situated in the Town of Hawkesbury. 

• That the timeframe for the full development of the subject site is approximately 
30 years.
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Figure 3-1: Location

3.0 - 
EXISTING CONDITIONS

3.1 Community Context

Location
Founded in 1798, the Town of Hawkesbury is nestled on the shore of 
the Ottawa River, within the United Counties of Prescott and Russell. 
The Long-Sault Bridge links the Town across the Ottawa River to 
Grenville, Quebec. The Town’s proximity to Highways 401 and 
417 allows access west to Ottawa, Kingston and Toronto and east 
to Montreal, Quebec City and Trois-Rivières. Highway 34 also offers 
access south to the city of Cornwall and the United States.

Hawkesbury is strategically located within approximately 100 
kilometres of both Ottawa and Montreal, two of Canada’s largest 
urban centres (Figure 3-1).  It is often referred to as the gateway to 
Ontario as it is the first and largest community on the west side of 
the Quebec-Ontario Border.  

Socio-Economic Conditions
An analysis of the current socio-economic conditions in Hawkesbury 
is important because it provides a window into the community and 
thus a better understanding of the exterior and interior influences and trends and 
that are affecting the community – and that will continue to shape the community 
over time.

Population
In 2006, the estimated population of the Town of Hawkesbury was 11,8662. As 
the Town occupies an area of 9.46 square kilometres, this yields a population 
density of approximately 1,254 persons / square kilometre. 

Hawkesbury’s population stands out as being predominately older compared to 
the population of Ontario as a whole. The median age in Hawkesbury in 2006 
was 46.2 years old, which was significantly higher than the Ontario median age 
of 39 years old3. To further illustrate this fact, statistics show that in 2001, the 
percentage of the population that was 55 years of age and older was larger in 
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Hawkesbury compared to Ontario (Table A - refer to Appendix B for Tables A-
U).  This is also reflected in the 2006 statistics, which indicate that Hawkesbury 
has more residents over the age of 45 than the Ontario average (Table B).

Income
There is a significant income gap between the average incomes of Hawkesbury 
residents compared with the Ontario average (Table C). In 2000, the average 
income per resident in the Town Hawkesbury was 29% less than Ontario’s 
average. This gap increased in 2005 to a 32.5% difference in income per person 
compared to Ontario. This situation is even more pronounced with respect to 
the average household income for Hawkesbury residents, which in the year 
2000 is calculated as being 41.2% less than the average household income in 
Ontario. In 2005, this gap widened further to 45.8% compared to Ontario the 
same year.

Languages
The Town of Hawkesbury is touted as the 3rd most bilingual municipality in 
Ontario.  Not surprisingly, the statistics show that the proportion of bilingual 
residents in the Town is close to 70%, almost 6 times higher than the Ontario 
average and well above Cornwall’s average which stands at 47% (Table D).

Education
Hawkesbury residents have a significantly lower level of education compared 
to Ontario as a whole (Table E). The 2006 figures reveal that a lower percentage 
of Hawkesbury’s residents between the ages of 15 and 24 are  attending school 
(full-time or part-time) compared to Ontario (Table F).   Conversely, however, 
the proportion of residents whom have completed a form of post-secondary 
education is only slightly below the average for Ontario residents.  The post-
secondary field of study chosen by Hawkesbury residents is predominately in 
the following fields (Table G):

• Education, recreational and counselling services;
• Fine and applied arts; 
• Agricultural, biological, nutritional, and food sciences;
• Applied science technologies and trades; and
• Health professions and related technologies.

Labour
Hawkesbury has a lower participation rate, lower employment rate, and higher 
unemployment rates than Ontario (Table H). In addition, Hawkesbury’s labour 
force is predominantly in the manufacturing, retail and health industry sectors 
(Table I). 

An analysis of the labour force data by occupation reveals that the percentage 
of residents employed in the category of occupations unique to processing, 
manufacturing and utilities stands out as being 2.4 times greater than Ontario’s 
average in the same category (Table J); much more significant compared with 
occupations in the health or retail industries. This is likely due to the many 
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manufacturers found in Hawkesbury and surrounding areas such as PPG 
Canada Inc. and Montebello Packaging, as well as the significant number of 
smaller manufacturing companies.

Labour Flow Analysis
Close to 1/3 of employed Hawkesbury residents work outside of the Town, 
commuting mainly to Champlain, Grenville, and Ottawa (Table K). Major 
employers in the area such as Ivaco Rolling Mills in L’Orignal and Resco Canada 
in Grenville likely influence these numbers. 

The percentage of residents declaring a usual place of work outside of Pembroke 
(a similar community of approximately 13,500 located on the upper Ottawa 
River), is only slightly greater than for Hawkesbury.  This comparison indicates 
that Hawkesbury’s labour flow is not unusual relative to a similar town.

A total of 3,295 workers, who are not residents of Hawkesbury, work in 
Hawkesbury (Table L). The ratio is more than 3:1 when compared to the 1,060 
Hawkesbury residents who work outside the Town. In other words, for every 
Hawkesbury resident who works outside of town, three non-residents commute 
to Hawkesbury for work. These figures are consistent with those of Pembroke; 
the percent of non-resident workers commuting to Pembroke for work is only 
slightly higher compared to Hawkesbury.

Mobility
To better understand the mobility data, the following is a description taken 
from Statistics Canada’s website4:

The concept of mobility concerns the movement of persons from one place 
to another. It includes persons who, in a specified reference period have 
not moved or have moved from one residence to another. The former are 
referred to as non-movers and the latter as movers. Movers include non-
migrants and migrants. Non-migrants are persons who did move but remained 
in the same city, town, township, village or Indian Reserve. Migrants include 
internal migrants who moved to a different city, town, township, village or 
Indian Reserve within Canada. External migrants include persons who lived 
outside Canada at the earlier reference date. These external migrants include 
landed immigrants who moved to Canada but also Canadian-born persons 
who were out of the country but returned during the reference period.

Based on an analysis of the 5-year mobility status statistics, it can be concluded 
that close to half of Hawkesbury’s residents moved during that period (Table 
M). Nearly 40% of those who moved came from outside of Hawkesbury which 
is not unusual when compared to the Ontario average; however, the data 
related to where these migrants came is different. 

From the 2,153 people who moved to Hawkesbury in the 5 years prior to the 
2006 reference date, 44.7% were from another province. This is 300% higher 
than the Ontario norm. Although the statistics do not indicate which province 
they originate from, it can be assumed that the migrants are largely coming 
from the province of Quebec. 
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Character and Built Form
The built form of Hawkesbury is rather typical of a town of its size, although it 
has seen an increase in the amount of multi-residential construction over the 
past three years. There is a total 4,974 private dwellings, 4,745 of which are 
occupied by usual residents in accordance with the following breakdown:

• Single detached houses: 40.1%,
• Apartments in buildings with fewer than 5 storeys: 34%
• Duplexes: 11.6%
• Semi-detached houses: 8.5%
• Row houses: 4.3%
• Apartments in buildings with more than 5 storeys: 0.2%
• Other: 1.1%

Approximately 28% of these dwellings were built over the course of the last 20 
years. The number of owned dwellings (2,560) and rented dwellings (2,185) is 
roughly equivalent, demonstrating a proportionately large rental market5. 

3.2 Site Context

Site Description
The site, known commonly as the “former CIP Lands” is located between the 
south shore of the Ottawa River and Main Street West.  To the west of the site 
is the Township of Champlain6.  To the east of the site is Hawkesbury’s core 
downtown area. The site occupies an area of approximately 254 acres (103 
hectares), which comprises two distinct areas – the “wet lagoons” (publicly 
owned) and the “dry lagoons” (privately owned).

The “wet lagoon”, under the ownership of the Ministry of Natural Resources, 
occupy 40-acres (16-hectare) of land on the east side of the site. Despite 
popular belief, the wet lagoon does not contain contaminants, despite higher 
levels of chemicals such as copper and phosphorus. An engineering analysis 

conducted for the wet lagoon concluded that it consists 
of both compressed and light sludge. The water 
quality within the lagoon does not meet Provincial 
Water Quality Objectives, but generally meets the 
Town of Hawkesbury Sanitary Sewer discharge criteria 
with the exception of the iron content. The study 
also found construction waste and wood waste in the 
western portion of the parcel, which extends to the 
Hawkesbury Riverfront Estate parcel. Further, the berm 
surrounding the lagoon is not impermeable, and some 
water discharges to adjacent water bodies (mostly Mill 
Creek)7. 

The “dry lagoons” occupy roughly 200 acres (81 
hectares) of land on the west side of the site and are 
owned by two private landowners - Asco Construction 
and Hawkesbury Riverfront Estates. There are six dry 
lagoons on this portion of the site. The dry lagoons 

Figure 3-2: Site Boundary
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originally contained sludge and fine wood chip materials.  Since the closure of 
the mill these materials have dried out; the current grass and low brush cover is 
evidence of some level of nutrient enrichment.  Based on site visits and an old 
Town map, it appears that a large section of the dry lagoons site consists of fill. 

Site Land Use and Character
A 1.2 kilometre informal recreational walking trail extends along the north and 
east side of the MNR site.  A fence along the west side of the trail divides it from 
the lagoon area.  The trail appears to be used frequently by local residents as a 
nature trail, and as a gathering place for youth in the evenings.  The trail provides 
excellent views of Mill Creek, the Ottawa River and the Quebec shoreline.  A 
pumping station is situated along the riverfront, immediately west of the lands 
owned by the MNR, on a small sliver of municipally-owned land.  

With the exception of the informal recreational trail, the site is currently vacant 
and largely unused. Neither the publicly or privately owned lands can be 
redeveloped without significant remediation, which severely limits the options 
for land use.  Further, foul smells emanate from the wet lagoon, which not only 
detract people from using the recreational walking trail but affect surrounding 
neighbourhoods.

3.3 Policy and Regulatory Context

Provincial Policy Statement
The Provincial Policy Statement (PPS) sets forth the broad policy direction for 
growth and development in the Province of Ontario. The relevant policies can 
be summarized as follows: 

• intensification and redevelopment shall be encouraged, including on 
brownfield sites;

• an appropriate range of housing types and densities shall be provided to 
meet the projected requirements of current and future residents; 

• healthy, active communities should be promoted by providing opportunities 
for public access to shorelines and by planning streets that facilitates 
pedestrian and non-motorized movement; and

• long-term economic prosperity should be supported by enhancing the vitality 
of downtowns and promoting the redevelopment of brownfield sites. 

United Counties of Prescott and Russell Official Plan
The United Counties of Prescott and Russell (UCPR) Official Plan reflects the 
policy direction in the Provincial Policy Statement, providing more detailed 
policies for growth and development in the UCPR, which extends west to the 
City of Ottawa, north to the Ottawa River, east to the Quebec border and south 
to Highway 417. The Official Plan is intended to guide growth and development 
until the year 2026. The objectives of the Plan include:

• providing a broad range of housing types;



10 TOWN OF HAWKESBURY - CIP LAGOON SOCIO-ECONOMIC BENEFIT STUDY11 DECEMBER 2007

• directing growth to areas with existing or planned water, sewer, and waste 
disposal infrastructure;

• maintaining the distinct character of towns; and
• directing development away from natural hazards.

In the UCPR Official Plan, the majority of the site is designated Urban Policy 
Area, which is intended to absorb a significant amount of future growth. 
Policies related to residential development in the Urban Policy Area encourage 
the provision of a range and mix of low, medium and high density housing 
types. Policies related to commercial development in the Urban Policy Area 
encourage a broad range of commercial uses that are compatible with the 
surrounding community.

The parcel on which the 6th lagoon is located is located in the Town of 
Champlain (adjacent to the Hawkesbury border) and is designated Rural 
Policy Area. Permitted residential uses in the Rural Policy Area include single 
detached dwellings, semi-detached dwellings, duplex dwellings, and accessory 
apartments. It is important to note that residential development on lands 
located outside of the Urban Policy Area, but within 500 metres of its limits, is 
restricted to the creation of lots by consent.

The Plan identifies fish habitat along the length of the site’s waterfront, in 
which development and site alterations are largely prohibited. It also identifies 
floodplain areas along the site, on which development and site alterations are 
largely prohibited. 

Town of Hawkesbury Official Plan 
The Town of Hawkesbury Official Plan is intended to guide growth and 
development within the Town to the year 2010. The Plan recognizes the 
importance of the Ottawa River as the dominant physical feature of the Town 
and indicates that urban development should take advantage to its attractive 
setting.   The Plan also suggests that additional land is required to meet the 
growth demands of the residential, industrial, and commercial sectors.

The objectives of the Plan include:

• guiding new development so that municipal services and transportation 
facilities can be provided in a cost effective manner;

• maintaining and improving the Central Business District as the retail and 
service centre of the Town and surrounding rural area;

• encouraging development along the Ottawa River shoreline which will 
enhance the aesthetic and recreational potential of the river, while preserving 
wetland values and fish habitat;

• providing a variety of recreational and tourist-related facilities;
• encouraging a broad range of housing types to provide affordable housing; 
• promoting environmentally sound development.

In the Official Plan, the site is designated Special Policy Area CA-1, which 
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sets forth special growth and development policies for 
the former CIP lands.  The relevant policies state that 
the site is to generally be developed in accordance 
with the sub-designations outlined on Schedule “A” of 
the Plan, on which the following sub-designations are 
illustrated: 

• open space/greenbelt along the 
Ottawa River shoreline (OS);

• hazard lands along the easterly 
portion of the waterfront (H);

• residential development throughout 
a majority of the site (R);

• mixed-use commercial/residential development 
on the central portion of the site (MU & R);

• marine commercial uses on the eastern 
portion of the site (MC); and

• a corridor of highway commercial uses along Main Street West (HC). 

Town of Hawkesbury Zoning By-Law
The majority of the site is zoned Development (D), 
which reserves the site for future development. Future 
development on the site would require an amendment 
to the zoning by-law; the request for a zoning by-
law amendment would have to demonstrate that the 
proposed development would be in keeping with the 
policies of the applicable official plans.  

The waterfront land on the central and western 
portions of the site is zoned as Open Space (OS), which 
permits uses such as restaurants, community centres, 
marinas, parks, and conservation. The waterfront land 
on the eastern portion of the site is zoned Hazard (H). 
Permitted uses are limited and include conservation, 
marinas, and parks. The corridor of land along Main 
Street West is zoned General Highway Commercial 
(C4) and Central Area Village (C1V).  

Figure 3-3: Official Plan Designations

Figure 3-44: Zoning Designations
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4.0 - 
MARKET ASSESSMENT 

4.1 Market Supply
There is a limited amount of serviced and designated land for industrial, 
commercial and residential uses.  

Vacant Residential Land Supply
Excluding the subject site, a potential yield of 462 residential housing units was 
calculated at an assumed density of 22 units per hectare on 21 hectares of land 
currently zoned ‘Residential’. There is also a potential yield of 1694 residential 
units on 77 hectares of land currently zoned ‘Development’. 

Vacant Commercial Land/Available Commercial Space Supply
The commercial vacant land supply in Hawkesbury is virtually negligible, with 
only a scattering of small lots available.  However, it is recognized that there 
exists a potential to re-designate lands at the south end of the Town to permit 
large format retail development.  It is notable that there is a significant amount 
of commercial office space available (20,000 - 30,000 square feet), which is 
mainly second-storey walk up space. There is also approximately 10,000 - 
14,000 square feet of retail vacancy in three downtown buildings.

Undeveloped Industrial Land Supply
The current supply of vacant industrial land is also negligible, being limited to 
a few lots in the industrial area.

4.2 Market Demand
To estimate current market demand, the number and value of building permits 
for residential, multi-residential and other uses in Hawkesbury, East Hawkesbury 
and Champlain, over a five-year period, were examined. Data related to the 
number of square metres of construction by type was also analysed.
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Figure 4-1: Value of Residential Building Permits, 2002-2007

Figure 4-2: Square Metres of Residential Construction, 2002-2006
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Residential Construction Analysis

The value of building permits issued for residential uses in the three municipalities 
indicate (Figure 4-1 & Table N):
• A steady increase in East Hawkesbury, with more than a 75% increase in the 

value of permits issued over a five year period;
• Hawkesbury’s building permit values have fluctuated, but has been very 

strong in 2007 (likely doubling 2006 values); and
• Champlain’s building permit values have fluctuated, but are several times 

higher than either East Hawkesbury or Hawkesbury. 

The square metres of residential construction derived from building permits in 
the three municipalities indicate (Figure 4-2 & Table O):
• Champlain has had the largest number of square metres subject to building 

permits except in 2006 when Hawkesbury exceeded Champlain;
• There has been a steady increase in East Hawkesbury over the five year 

period, with an increase of 58% over the five years; and
• Hawkesbury had an exceptionally strong year in 2006.
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Figure 4-3: Value of Multi-Residential Building Permits, 2002-2007

Figure 4-4: Square Metres of Multi-Residential Construction, 2002-2006
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Multi-Residential Construction Analysis

The value of building permits issued for multi-residential uses in the three 
municipalities indicate (Figure 4-3 & Table P):
• Hawkesbury’s building permit values have fluctuated, but were very strong in 

2005. Hawkesbury captures almost all of the multi-residential development 
in the area;

• There has been no multi-residential development in East Hawkesbury over 
the five year period; and

• Champlain has had some multi-residential development, with 2004 being 
their strongest year.

The square metres of multi-residential construction derived from building 
permits in the three municipalities indicate (Figure 4-4 & Table Q):
• Hawkesbury captures almost all of the multi-residential development in the 

area;
• Champlain has had some multi-residential development in 2004.
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Figure 4-5: Value of Other Building Permits, 2002-2007

Figure 4-6: Square Metres of Other Construction, 2002-2006
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Other Building Type Construction Analysis

The value of building permits issued for other uses in the three municipalities 
indicate (Figure 4-5 & Table R):
• Building permit values fluctuate mainly due to intermittent construction of 

large projects; and
• Hawkesbury captures most of the non-residential development in the area, 

although Champlain had a strong year in 2006.

The square metres of non-residential construction derived from building permits 
in the three municipalities indicate (Figure 4-6 & Table S):
• Hawkesbury captures the most non-residential development in the area;
• Champlain has also had non-residential development, while East Hawkesbury 

had none until 2006.

4.3 Estimated Demand and Absorption Rates

Residential Development
Based on the analysis conducted in the previous section, recent demand for 
new residential construction can be summarized as follows:

Municipality
Number of New Housing Units Constructed

2002 2003 2004 2005 2006 Total Avg/yr

Hawkesbury 31 39 22 34 23 149 29.8

East Hawkesbury 11 16 21 19 15 82 16.4

Champlain 54 46 46 46 468 238 47.6

Total 96 101 89 99 84 469 93.8

Average 32 34 30 33 28 156  

The total demand for new housing units in the area has averaged 94 units per 
year over the past five years. It is estimated that a number of new housing starts 
are occurring in both East Hawkesbury and Champlain are the result of the 
limited land supply in Hawkesbury, especially as it relates to estate lots.  The 
subject site will likely draw some of the annual housing starts from each of 
the other municipalities.  The rehabilitation of the subject site will also slightly 
increase the overall number of housing starts, as some of the people who have 
previously chosen to live elsewhere will be drawn to the estate lots (and others 
types of lots) or the type of community planned, which were not options that 
have not been available in Hawkesbury over the past five years. 

It is estimated that:
• The site will draw approximately 3-4 starts per year from East Hawkesbury;
• The site will draw approximately 8-10 starts per year from Champlain;
• The site will draw approximately 5-10 starts from the existing Hawkesbury 

market; and
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• The site will draw up to 5-10 new starts from outside of the area per year 
(i.e. net increase in housing starts to the area).

The total estimated absorption rate, in the early years, is estimated at between 
21 and 34 housing unit starts per year.  As land supply continues to tighten 
in Hawkesbury, and as market acceptance of the project increases, the rate 
of absorption will escalate.  These are estimates only, and the actual rate 
of development and absorption will be heavily influenced by quality of 
development, marketing, and pricing.

Based on a conservative estimate of 21 housing starts in the first year, the 
following absorption scenarios would apply:
• Assuming an annual increase in sales of 2.5%, build out of 1,159 units9 will 

take 34 years;
• Assuming an annual increase in sales of 5%, build out of 1,159 units will 

take 26 years.

Commercial Development
The development of the subject site will generate minimal demand for office 
space, particularly in the early years, but as the development proceeds and 
as the Town grows, some office space will become viable, particularly higher 
quality office space.

With respect to retail, it is estimated that approximately 82,000 to 113,000 
square feet of additional retail floor space could be supported, not all of which 
would be supported in the immediate area, but rather throughout the trade 
area (refer to Section 7.2).

A detailed market analysis for hotel space and meeting/conference space was 
beyond the scope of this study.  However, based upon room occupancy rate 
information and other market intelligence, it can be concluded that there 
is already an oversupply of hotel rooms and meeting space in Hawkesbury.  
Significantly more business-related hotel nights and leisure/tourism trade on 
a year round basis would be required before the market could support more 
hotel and conference space. 

Industrial Development
A market analysis of the industrial land market was beyond the scope of this study, 
and the subject site is not suitable for industrial development.  It is evident however 
that there is a shortage of serviced industrial land supply in Hawkesbury.
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5.0 - 
OPPORTUNITIES AND CONSTRAINTS

Based on the Existing Conditions Analysis and the Market Assessment, a 
number of opportunities and constraints related to future development can be 
identified.  The opportunities and constraints presented by this analysis are as 
follows.

Existing Condition Opportunities Constraints

Community Context

Location

•Strategic location along the Ottawa River, and 
in proximity to two of Canada’s largest urban 
centres

•Hawkesbury’s river-front location allows for access 
to the Ottawa River system and provides beautiful 
vistas to and across the river.

•The River presents opportunities to create a 
marina and other attractions to draw in tourists 
and recreational boaters to the area.

•Proximity to nearby towns and cities results in 
competition related to demands for all types of 
uses. 

•The fast currents along edge of the river and the 
lack of natural beaches restricts access for public 
swimming.

Socio-Economic Conditions

•Demand for new recreational and entertainment 
facilities, which are not currently available in 
Hawkesbury. 

•Demand for residential uses, particularly types 
of residential uses not currently provided in 
Hawkesbury (e.g. estate residential, high quality 
mid-density)

•Unique character and charm created by the friendly 
and bilingual community

•Ability to attract residents of Quebec due to the 
proximity to the Quebec border and the bilingual 
community

•Desire to enhance the overall image of the Town
•Demand for commercial uses, which if 

accommodated, would reduce the amount of retail 
leakage to other communities while also creating 
new jobs.

•To attract high-end residential and commercial 
development, a significant amount of marketing 
would be required to create a new image of / vision 
for Hawkesbury.  

•Future high-end residential and non-residential 
development may exclude existing lower income 
residents.

•New stores and services may compete with existing 
ones.
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Existing Condition Opportunities Constraints

Site Context

Ownership

•MNR has committed to a partial remediation of 
the wet lagoons, which will be facilitated by public 
funding.

•Potential future ownership of the wet lagoon area 
by the Town would allow them to control the 
manner in which the lands are developed.

•MNR will consider full remediation of the publicly-
owned land only if a market can be found for the 
sludge in order to offset the cost.

•Private ownership of dry-lagoon area of the site 
limits the ability of the Municipality to influence 
development on those lands

Location

•Strategic location along the Ottawa River, 
immediately to the west of the core downtown 
area.

•The subject site can provide residents and visitors 
access to the waterfront and additional recreational 
green space.

•The proximity to the core downtown area could 
create competition with the downtown.

Characteristics

•The large size of the site (~240 acres) provides 
many development options.

•As the lands are currently vacant, they will 
represent a “clean slate” for development 

•High cost of remediation on both the public and 
private lands

•Foul smell currently emanating from the wet lagoon 
in the summer.

Policy and Regulatory 
Context

Relevant Policies

•Provincial Policy Statement encourages 
development that is socially, economically and 
environmentally sustainable, which is consistent 
with the Town’s vision for redevelopment.

•The Official Plan and Zoning By-law are generally 
reflective of the type of development envisioned 
for the site.

•Town Council has the power to initiate any policy 
or regulatory amendments required to realize 
the plan, assuming that the amendments are 
consistent with the upper-tier policies (Province 
and County).

•The Official Plan and Zoning By-law will require 
some amendments to realize the plan. 
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Existing Condition Opportunities Constraints

Market Assessment

Supply

•The limited supply of vacant residential and 
commercial land will drive the redevelopment of 
the subject site.

•Until the lands are remediated, growth in 
Hawkesbury will be limited due to the tight land 
supply.

Demand 

•The residential construction analysis indicates that 
the demand for residential construction is strong.

•Hawkesbury captures the majority of non-
residential development; demand for this type of 
development has been strong in recent years.

•Hawkesbury does not have available land or housing 
supply to meet the demand for estate housing.  
Until the lands are remediated, Hawkesbury will 
continue to lose residents seeking this type of 
development to abutting municipalities.

Estimated Demand and Absorption

•There is a demand for various types and tenures of 
residential development – it is estimated that the 
subject site could capture 21-34 new housing unit 
starts per year in the short term.

•The development of the residential portion of the 
site would result in new retail sales and would 
support an increase in square footage of new retail 
development over time.  

•The demand for office space will increase over 
time, as the residential portion of the development 
grows successfully.

•The demand for hotel rooms and meeting space 
will increase if the marina  develops successfully, 
and if Hawkesbury is successful at attracting 
businesses that generate a demand for room 
nights, and tourist attractions that increase the 
demand for room nights.

•Due to the large land area, build-out will take a long 
time (~30 years), which suggests that the sense of 
place created by the new development will take 
some time to form.

•There is not a strong demand for office space in the 
short term.

•Although there is a demand for industrial lands, 
the subject site is not appropriate for that type of 
development.

•The total retail demand generated by the residential 
development will not be captured entirely by 
businesses within Hawkesbury.

•There is currently an over-supply of hotel rooms 
and meeting space in Hawkesbury.
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6.0 - 
SITE REDEVELOPMENT - CONCEPTUAL PLAN 

The Concept Plan (Figure 6-1) incorporates information gathered from site visits, 
current and historical air photos and mapping of the Town, MNR remediation 
options, feedback from both the Town Council and Working Group, and by 
socio-economic research to date.

The vision for the site was developed at the Workshop, which was held with 
the City Council and Working Group. This group envisions the former CIP 
lands becoming a vibrant community that complements the existing downtown 
area, that is “green” and  eco-friendly, that promotes arts and culture and 
that provides ample recreational opportunities in an environment in which 
businesses can flourish, and local residents, visitors, boaters and tourists come 
to shop, dine, stroll, attend local events and conferences and “meet on the 
street” for casual, social interaction.  

From this vision, the broad objectives of the Conceptual Plan design were 
developed as follows: 
• Strive to achieve development that is consistent with the principles for 

“Leadership in Energy and Environmental Design” (LEED) for neighbourhood 
development;

• Achieve appropriate progression and density of development by phasing 
the growth and implementation;

• Ensure public access to the waterfront;
• Preserve greenspace, allowing for active and passive public use;
• Incorporate a marina;
• Integrate a permeable street arrangement into the existing network;
• Maintain the existing neighbourhood block fabric;
• Continue the Mainstreet uses from the downtown and provide connections 

to the downtown;
• Maximize development land; 
• Include a mix of uses addressing community requirements;
• Incorporate a mix of housing types; and
• Create a transition into the adjacent lower density housing

The following paragraphs describe the main design influences and elements 
incorporated into the Conceptual Plan.
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6.1 LEED for Neighbourhood Development
One of the key components of the site vision generated by the Working Group 
was to create an eco-friendly development. As such, one of the main objectives 
of the Conceptual Plan design was to achieve development that is consistent 
with the main principles for “Leadership in Energy and Environmental Design” 
(LEED®) for neighbourhood development.

The LEED® for Neighbourhood Development Rating System integrates the 
principles of smart growth, new urbanism and green building for neighbourhood 
design. LEED certification provides independent, third-party verification that a 
development location and design meet accepted high levels of environmentally 
responsible, sustainable development. The goal is to encourage projects that 
revitalize existing urban areas, reduce land consumption, reduce automobile 
dependence, promote pedestrian activity, improve air quality, decrease polluted 
stormwater runoff, and build more livable, sustainable communities for people 
of all income levels.

Currently, LEED for Neighbourhood Development is in its pilot period, with 
a limited number of Canadian projects involved in the trial program. Where 
possible, the principles that define a LEED community have been considered 
and integrated into this concept plan. 

The LEED rating system consists of a few prerequisites and many credits. In 
order to be certified, a project must meet each prerequisite. Each credit is 
optional, but achievement of each credit contributes to the project’s point 
total. A minimum point total is required for certification, and higher point 
scores are required for silver, gold, or platinum LEED certification. Points are 
audited and verified by the Canada Green Building Council at the end of the 
process. The prerequisite and credits are divided into four categories: smart 
location and linkage; neighbourhood pattern and design; green construction 
and technology; and innovation and design process. 

In the Smart Location category, the Hawkesbury CIP Lagoons community is 
positioned to meet the prerequisite credits of proximity to water and wastewater 
infrastructure, preservation of imperilled species and ecological communities, 
wetland and water body conservation, farmland conservation, and floodplain 
avoidance. In addition, the community would be considered for credits 
including brownfield redevelopment, preferred location, reduced automobile 
dependence, including a bicycle pathway network, placing housing and jobs in 
proximity, locating schools in proximity, protecting steep slopes, and laying out 
site design for habitat or wetland conservation. 

With regard to Neighbourhood Pattern & Design, the community would 
likely fulfill the prerequisites of open community and compact development. 
Further credits are viable such as compact development, diversity of uses, 
affordable for sale housing, walkable streets, efficient street network, provision 
of transit facilities, access to surrounding vicinity and to public spaces, as well 
as community outreach and involvement.
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Figure 6-1: Conceptual Plan
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RESIDENTIAL ESTATE LINEAR PARK
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NEIGHBOURHOOD PARK
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Figure 6-2: Illustrated Conceptual Plan
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At this project stage, many of the processes that could be used towards 
achieving credits in the Green Construction and Technology category are not 
yet determined, though the prerequisite credit for construction activity pollution 
prevention would likely be met, and credits such as stormwater management 
and solar orientation are being considered. Similarly, the Innovation and Design 
Process credits would be awarded for forthcoming stages of development. 

6.2 Summary of Conceptual Plan Components
As indicated above, the Conceptual Plan shown in Figure 6-1 and illustrated 
with images in Figure 6-2 is based on the many ideas that stemmed from the 
Workshop, combined with the findings that resulted from the existing conditions 
analysis.  The following summarizes the key components of the proposed 
development; further details are provided below and in Appendix C:

• 1159 residential units of various types;
• 349 senior housing units;
• Marina;
• Municipally-run facility including a theatre, small cinema, and meeting space;
• Commercial space;
• 20% parkland and open space, with an integrated system of recreation trails; 

and
• Optional school site, should the need arise.

6.3 Parks and Open Space
• An integrated system of recreation trails offers full waterfront access for 

visitors and residents of Hawkesbury - an unbroken corridor along the full 
length of the site.

• A minimum 30 metre setback from the water’s edge ensures respect for 
floodplain and hazard land designations.

• Shoreline buffering and the stormwater pond ensure that habitat is retained 
for local flora and fauna.  

• The marina is situated to the northeast of the site on the edge of the Ottawa 
River to increase visibility and accessibility for watercraft while decreasing 
movement conflicts with shoreline recreation. 

• A stormwater pond is incorporated to act as both infrastructure and as a 
natural feature, retaining and improving habitat for indigenous species 
while providing a beautiful natural environment for adjacent development. 
The pond has been placed in an area that is currently wet lagoon, and 
it is anticipated that water inflow and outflow will be aided by channels 
connecting from the Ottawa River to the north and Mill Creek to the east. 

• A green pedestrian and cyclist link provides a connection from Main Street 
West to the stormwater pond

• A block-sized neighbourhood park in the middle of the development creates 
a focal point for neighbourhood residents, incorporating play structures 
and passive recreation facilities such as benches and a gazebo. Its location 
ensures that there is a greenspace within 400 metres of all residents of the 
neighbourhood. 

• Overall, the land dedicated to parks and open space well exceeds the 
municipal and provincial requirements.
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6.4 Street and Trail Network
• The modified grid street network is designed to create a high degree of 

connectivity, diffusing traffic and creating a variety of travel options and 
shorter routes for both vehicular, bicycle and pedestrian movement.

• Intersections join existing residential areas to the new neighbourhoods, and 
streets are designed to terminate with views across the river, giving visitors 
and residents a sense of place.

• Walkable streets are created by the presence of sidewalks, generous tree 
canopy and on-street parking that buffers pedestrians from vehicular 
movement and slow downs traffic.

• Waterside trails provide year-round recreational opportunities, and through-
block connections and pedestrian bridges create excellent movement 
options.  

6.5 Commercial Development
• A mix of ground floor commercial and upper floor residential uses continue 

the Main Street feel through the neighbourhood. 
• Live / work and mixed-use designations offer flexibility and increase the 

potential for viable projects. 
• The hotel is positioned to take advantage of fantastic views across the 

Ottawa River. It is located close to both the marina and the downtown 
to accommodate marine and other travellers and to facilitate patronage 
of downtown businesses. The building can be positioned so that the 
building profile can frame Main Street, strengthening a pedestrian friendly 
streetscape. 

6.6 Institutional Development
• A new municipally-run facility incorporating a large and small production 

theatre (which could also include a small cinema), client service facilities, 
meeting space, and a gallery will also frame Main Street. Beautiful views across 
to the marina and the river and convenient access to Main Street will further 
reinforce its place as centre of cultural inspiration and a hub of activity.

• A potential school site is planned on a parcel large enough to accommodate 
building and open space demands. Access on all sides is provided for buses, 
and frontage on the main street allows for passenger pick up and drop-
off and highlights the central role of the school as a meeting place in the 
community.  It is notable that the School Boards contacted as part of this 
study did not foresee a requirement for additional school sites in the short 
term.  However, given the timeframe for the development of the site, it was 
deemed appropriate to identify an appropriate potential future site.

6.7 Residential Development
• A total of 1508 residential housing units of various types, including 349 

senior housing units.
• Residential multi-unit parcels are located in three areas. One parcel in 

particular represents an excellent opportunity for a medium profile prestige 
multi-unit building.  Located adjacent to the waterfront, the water feature 
and the marina, the site affords unparalleled views and an ideal location for 
active lifestyles.
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• An independent-living seniors’ home shares these features while being 
nestled into an area adjacent to natural features. 

• The residential component of mixed use projects could represent 
approximately 222 units, including a mix of affordable rental housing, along 
Main Street.  

• Medium density housing, such as townhouses on 6 metre wide lots, give 
residents easy walking access to recreational facilities along the water as well 
as service and movement options along Main Street. 

• Low density single-detached and semi-detached homes on lots averaging 
15 metre widths, give inhabitants excellent proximity to downtown and 
many opportunities for waterfront views.   

• Estate lots, representing approximately 9% of the units, are located in the 
northwest corner to meet the demand for larger residential parcels as well 
as to integrate with the privately serviced lots in the adjacent township. 

• Overall net density for ground-oriented residential units in the project is 
approximately 18.1 units/hectare.

Figure 12: Demonstration Plan showing a 
sample of the proposed developmentsa
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7.0 - 
SOCIO-ECONOMIC BENEFITS 

The remediation and redevelopment of the former CIP Lands, as proposed 
by the Conceptual Plan, will offer numerous social and economic benefits. 
Most are community-wide benefits that all residents and visitors will be able to 
appreciate. 

7.1 Detailed Analysis of Socio-Economic Benefits

Implications for Population Size 
As noted earlier in this report, housing choices are quickly becoming very 
limited in Hawkesbury, restricting the types of housing and locations available 
to potential buyers.  The proposed development will attract people who are 
currently opting to settle in East Hawkesbury and Champlain. The development 
of the land will also provide new and expanded housing choices for the current 
residents of Hawkesbury.

Based on current trends, it is expected that many of the new residents will 
migrate from the neighbouring Province of Quebec, and will be French speaking 
or bilingual.  These new residents will have a socio-demographic profile that 
will add to the diversity of the current population. 

It is expected that there will be an influx of: 
• Retirees (old and young); and 
• Professionals with young families, and older professionals, whom typically 

have a higher-level of post-secondary education, an above average household 
income, and a greater disposable income.

Some of these professionals may choose to reside in Hawkesbury, but commute 
as far as Laval, Ottawa, and Montreal for work.  It is not uncommon among 
professional couples for each to commute in a different direction (e.g. one to 
Ottawa and the other to Montreal).

The 2006 average household size in Hawkesbury was 2.2 persons (2.6 for 
East Hawkesbury and 2.5 for Champlain)10. Based on the household profile 
expected on the redeveloped site (which differs from the existing household 
profile) a slightly larger average household size is conservatively estimated at 
2.3 persons per household. 
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The total estimated number of dwelling units to be constructed based on the 
Conceptual Plan is 1,508 units. The total projected population of the proposed 
development at build-out is estimated to be approximately 3,015 persons, which 
represents an increase of almost 23% over the current estimated population of 
Hawkesbury (11,866). This includes approximately 350 persons that would live 
in assisted or independent seniors living residences.

Implications for Commercial Activity
The increase in the population (and therefore total household expenditures) and 
the growth in tourism will increase expenditures at commercial establishments 
in Hawkesbury. This will affect primarily the service and retail sectors - benefiting 
existing businesses and creating new entrepreneurial opportunities.  

The effect of new development close to downtown will provide a great boost for 
the downtown core. The increase in retail sales and the desire to attract more 
tourists and visitors will further encourage retail business owners to continue 
to improve the storefront façades and merchandizing, further increasing the 
charm and character of the downtown.   

The remediation of the site also opens up new commercial land development 
for Hawkesbury, essentially providing an extension of the downtown.

Estimated Retail Expenditures
Based on the data available from Statistics Canada, it is possible to calculate 
the average per capita expenditures at retail and service stores. This data, 
however, is available at the provincial and selected metropolitan regions only. 
For this trade area, the data is not available, and the standard practice is to 
estimate average per capita expenditures based on data for all of Ontario, and 
on income comparisons.

For the Province of Ontario, expenditures for the full calendar year of 2005 
have been summarized in Table T. As indicated, the total expenditure for 
every woman, man and child in Ontario at retail (i.e., goods-selling) stores is 
estimated at $11,572 and at service businesses $3,376, for a total of $14,948 
on average in 2006.

To estimate the corresponding expenditures for the residents of the proposed 
development, the incomes for residents of the Hawkesbury area were compared 
with the Ontario average (Table U).  The overall average household income of 
$51,087 in the Hawkesbury area is 28% lower than the Ontario average, and 
its average per capita income of $25,967 is 23% lower than Ontario’s average 
(2006). These lower incomes indicate that the average per capita expenditures 
of the trade area residents are also lower than the overall Ontario averages.

For the Hawkesbury area, the estimated expenditure figures are presented in 
the table below.
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Table 1: Estimated Average Per Capita & Total Expenditures in $, 2006

Store Type Ontario Hawkesbury Area
New Sales 
generated at 

build out
A. Retail Products

Food & Convenience Type 
Merchandise (FCTM)11 3,375 3,375 $6,547,500

Fashion Stores12 757 720 $8,996,738

Computer, Sporting Goods, 
Music Hobby Stores 338 318 $1,919,304

Home Improvement Stores13 1,487 1,338 $847,693

General Merchandise & 
Department Stores 1,509 1,388 $3,566,707

New Motor Vehicles 2,160 2,160 $3,699,992

Used Motor Vehicles & Parts 466 466 $5,757,912

Gasoline, Repair, Misc. 1,172 1,172 $1,242,216

All Other Retail Stores 308 280 $3,124,200

Subtotal A 11,572 11,217 $746,396

B. Service Establishments $29,901,157

Restaurants, Bars, Coffee 
Shops, Other Eateries 1,156 1,040 $2,772,328

Personal Care 458 412 $1,098,268

Sports & Recreation14 1,129 1,030 $2,745,671

Culture, Education, Reading 
& Entertainment 633 570 $1,519,449

Subtotal B 3,376 3,052 $8,135,716

Grand Total 14,948 14,269 $38,036,873
Source: Table 1 and estimates for the Hawkesbury area based on income comparisons and socio-

demographic characteristics (up to 10% lower than Ontario's corresponding expenditures).

Estimated New Retail & Service Establishment Sales
Based on the information contained in Table 1 above, the total new retail and 
service establishment sales (in 2006 $) generated at build out would be the 
following:
• $29,901,000 in new retail expenditures;
• $8,136,000 in new service establishment expenditures;
• $38,037,000 in new retail and service establishment sales combined.

The exact demand for new retail and service establishment floor space would 
require a measurement of existing and planned retail space, which is beyond 
the scope of this study, but could be determined by conducting a more detailed 
retail study.

Depending on type, location, variety, quality, service, competition and other 
factors, retail and service businesses perform at different rates in terms of total 
sales.  Many retail studies, which in some cases included access to actual sales 
data, provided a good understanding of the sales performance abilities of 
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businesses within Eastern Ontario. There are also industry guidelines regarding 
the sales performances of various retail and service businesses. For example, 
based on these generally accepted industry guidelines, a supermarket is viable 
if it can capture average annual sales per square foot of $425 to $500.15 Based 
on these sources of information, ranges of annual sales per square foot for the 
selected retail store types have been developed. These sales estimates and the 
residents’ total expenditures (Table P) have been used to calculate the total 
supportable retail and service floor space. 

This table reveals that the expenditures generated by residents of the proposed 
development (upon build out) are estimated to support a total of between 
112,869 to 155,889 square feet of all types of retail and service stores both 
within, as well as outside of Hawkesbury.

A more exact determination of the actual amount of retail space that should 
be provided in the development area would need to be determined through a 
retail study; however, anecdotal evidence reveals that there is significant retail 
shopping leakage out of the Hawkesbury area.  With the right retail mix, it 
is highly likely that more retail space could be supported than the preceding 
figures would indicate (thereby capturing some of the retail leakage).

Table 2: Retail Sales/Square Foot & Estimated Retail Space Supportable by New 
Residents

Store Type low sales/
sq.ft range

high sales/
sq.ft. range

supportable 
sq. ft at 

low range

supportable 
sq. ft at 

high range

A. Retail Products

Food & Convenience Type 
Merchandise (FCTM) $425 $550 21,169 16,358

Fashion Stores $200 $275 9,597 6,979

Computer, Sporting 
Goods, Music 
Hobby Stores

$300 $350 2,826 2,422

Home Improvement 
Stores $150 $200 23,778 17,834

General Merchandise & 
Department Stores $150 $175 24,667 21,143

New Motor Vehicles $1,000 $1,500 5,758 3,839

Used Motor Vehicles 
& Parts $500 $800 2,484 1,553

Gasoline, Repair, Misc. $600 $800 5,207 3,905

All Other Retail Stores $200 $300 3,732 2,488

Subtotal A $303 $392 98,684 76,278

B. Service Establishments

Restaurants, Bars, Coffee 
Shops, Other Eateries $225 $300 12,321 9,241

Personal Care $125 $200 8,786 5,491
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Sports & Recreation $100 $175 27,457 15,690

Culture, Education, 
Reading & Entertainment $175 $250 8,683 6,078

Subtotal B $142 $223 57,294 36,483

Grand Total $244 $337 155,889 112,869

Implications for Area Jobs
The development of the site will create numerous construction projects, which 
will generate construction related employment opportunities for the region.  
Construction jobs will be sustained for many years due to the size of the land 
area and the projected rate of growth.

In the long run, the expansion of existing businesses and the development of 
new ones will generate both full time and part time jobs, particularly in the 
retail and service sectors.  The arrival of new residents with different socio-
demographic characteristics will provide a greater and more diversified labour 
pool within Hawkesbury and will also support diversity in the current range of 
retail and service businesses. 

Estimated Retail and Service Establishment Employment
Depending on the ultimate retail and service mix upon build out, the supportable 
112,869 to 155,889 square feet of commercial development would create the 
full time equivalent of between 322 and 445 new jobs,16 which would generate 
between $6.2 to $8.7 million annually in retail employee wages.

Estimated Employment at Senior Residences
The assisted living residence would generate approximately 25 new jobs at 
an average of approximately $35,000/year. The independent living residence 
would create approximately 10-15 jobs at approximately $30,000/year. Total 
employee wages are estimated to be in the range of $1,175,000 to $1,325,000 
annually.

Temporary Construction Jobs
The following table provides estimates of constructions values, construction 
wages and jobs created.17

Table 3: Construction Values, Construction Wages and Jobs Created

Type of Development18 Estimated 
Construction Costs

Construction Wages

Residential $278.0 $125.1

Commercial $44.7 $16.6

Mixed use commercial 
& residential $68.7 $25.4

Hotel $12.8 $4.7

Multi-residential $16.9 $7.6

Assisted living residence $10.6 $3.9

Independent living 
residence $7.7 $2.9
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Theatre $7.7 $2.8

Total $447.1 $189.0

Person years of 
employment 3,780 person years 

Implications for Property Tax Revenues
The following estimates of property tax revenues for the proposed development 
(upon build out) are based upon the 2007 tax rates applicable to each property 
class.  In accordance with Table 4, a total of 11 million dollars annually in 
property tax revenue would be generated by the proposed development.

Table 4:  Estimated Annual Municipal Tax Generated at Buildout

Type of Development
Estimated Total Annual 
Municipal Taxes in $ M19

Residential $4.7

Commercial $1.7

Mixed use commercial & residential $2.6

Hotel20 $0.5

Multi-residential $0.6

Assisted living residence $0.4

Independent living residence $0.3

Theatre $0.3

Total $11.0

Implications for Housing Options
The proposed development will offer a broader range of housing choices for 
people wanting to settle in Hawkesbury. In particular, a mix of housing including 
single-detached, townhouses, and upscale apartments is proposed to cater to 
a diverse range of people. In addition, the variety of lot sizes suggested will 
accommodate the needs, desires, and income levels of future residents.

Implications for Variety of Shops and Services
The nature of the proposed development is such that residents will enjoy 
more retail and service options in the future. With the advent of additional 
and diversified retail and service shops, and new entertainment facilities, fewer 
residents will need to travel outside of Hawkesbury to meet these needs.  Also, 
new retail and service establishments will capture business from within the 
wider region. 

For instance, Hawkesbury residents must currently travel to Laval to view a 
movie at the cinema, which results in further losses such as restaurant revenue, 
which could be recaptured by providing such facilities locally. With the right 
mix of new uses, the development of the site should curtail the significant retail 
leakage that currently exists.

Implications for Recreational Opportunities
The remediation and redevelopment of the site would provide residents and 
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visitors with access to the Ottawa River shoreline.  They could take pleasure 
in a riverside pathway, whether for cycling, running, walking, cross-country 
skiing, or simply observing wildlife and enjoying the view across the Ottawa 
River. A boardwalk would also be appreciated by residents and tourists alike, 
providing a scenic place for an easy stroll that is wheelchair accessible and a 
place to enjoy a walk in the evening (if appropriate lighting is provided).

The benefits of these recreational facilities/services to residents of Hawkesbury 
include:
• Increased physical and mental health; 
• Increased social interaction and strengthening of community ties; and
• Increased quality of life and happiness.

In the future, the riverside recreational pathway could be connected to other 
neighbouring pathways, which would appeal to those looking for more rigorous 
physical activity.  It would also help build connectivity between neighbourhoods, 
and neighbouring communities.

Finally, a marina may encourage more residents to participate in recreational 
boating or fishing, but more importantly it would attract boaters on the Ottawa 
River to Hawkesbury.

Implications for Arts and Culture
The redevelopment of the subject site provides an opportunity to increase arts 
and cultural activities in Hawkesbury. These opportunities include, but are not 
limited to the following:
• New theatre, and/or concert hall; 

• Development of historical attractions such as a CIP or Pulp and Paper museum 
to highlight the history of the site; and

• Tourist and higher income oriented shops and services such as art galleries, 
quaint shops, high-end cafés, and gastronomy restaurants.  

Implications for Image and Perception 
Overall, the redevelopment of the former CIP Lands would represent the turning 
over of a new leaf for the residents Hawkesbury. In particular, remediation of 
the MNR site offers the opportunity to transform an existing liability into an 
asset for the Town.   

An increase of public green space and waterfront access would embellish the 
Town and be more visually pleasing to both residents and visitors alike. This 
enhancement in appearance will continue to build positive impressions and 
images of Hawkesbury. There is also an opportunity to develop a community 
led eco-friendly residential community on the privately owned land. If realized, 
this innovative approach to residential development has the potential to place 
Hawkesbury in the limelight as a forward-thinking Town.

Opportunities for Fundraising
The remediation and development of the site will likely provide the Town with 
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an opportunity to access a large variety of funding programs.  Examples of the 
types of funding programs that may be available to the Town in order to realize 
the proposed redevelopment are provided in Section 8.2 of this report.  

Implications for Tourism
Many of the proposed uses have the potential to attract tourists to the site, 
particularly the theatre, marina, recreational trails and hotel/conference centre.  
These facilities will also help to keep visitors in the Town longer, resulting in 
increased expenditures on dining, shopping, accommodations, and other 
tourist-supported activities.  It is anticipated that there would be increased 
visitation/tourism from:
• Drivers and bus-riders traveling to and from Quebec; 
• Recreational boaters traveling on the Ottawa river; 
• Snowmobile enthusiasts from Eastern Ontario and Quebec; 
• Cultural tourists;
• Outdoor sport enthusiasts such as cross-country skiers;
• Nature lovers such as bird watchers.

7.2 Summary of Socio-Economic Benefits
The socio-economic benefits presented in detail above have been briefly 
summarized in the bullet points below:

• 23% increase in population size (above the current estimated population)
• $38,037,000 increase in annual sales at retail and service businesses which 

would support an additional 112,869 to 155,889 square feet of retail and 
service stores

• Between 357 and 485 new permanent jobs, representing a total of up to 
$7,625,000 in annual wages, broken down as follows:

• 322 - 445 new retail and service jobs, representing $4.5 - $6.3 million 
annually in wages

• 35 - 40 new jobs related to senior’s/assisted living houses, representing 
$1,175,000 - $1,325,000 annually in wages

• 3,780 temporary construction jobs, representing $189 million dollars in 
wages during the period of development

• $11 million dollar total increase in property taxes at buildout based upon 
2007 tax rates

• Provision of 1508 new housing units
• Broader range of housing options, which would cater to a diverse range of 

needs, desires and income levels
• Wider variety of shops and services
• Increased active and passive recreational activities 
• Broader diversity of arts and cultural activities
• Improved image and perception of the Town, by both residents and visitors
• Better opportunities to qualify for funding related to community improvement 

from federal, provincial and municipal governments
• Increased tourism
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8.0- 
NEXT STEPS TOWARD IMPLEMENTATION
8.1 Commitment to Implementation from Key Stakeholders

A commitment to the rehabilitation and redevelopment of the CIP lagoons, 
on the part of the Ministry of the Environment (MOE), City Council, City Staff, 
the Working Group21, and the community - including local businesses and 
professionals - is required in order to create the momentum necessary to 
revitalize the area and realize the Community’s vision for the area.  Efforts to 
achieve the rehabilitation and vision for redevelopment will be challenging and 
will require partnership and support among all of the stakeholders who have an 
interest in the revitalization of the area.  

In order to engage the stakeholders in the process and gain support for the 
remediation and redevelopment of the subject site, it is recommended that 
Town Council should hold a public meeting to present the findings of the Socio-
Economic Study to the community, and to discuss the way forward.  By engaging 
the community at the early stages of the process, it will be easier to create the 
support and momentum required to make the revitalization efforts a success.  
Further, it is an excellent opportunity to inform members of the Community of 
what they can do to contribute to the effort (e.g. join the Working Group).

8.2 Tools for Implementation 

Community Improvement Plan
The goal of a Community Improvement Plan is to invigorate a community 
through the realization of environmental, social, cultural and economic benefits 
achieved from more sustainable growth management and development 
practices.  In reviewing the policy tools available to facilitate the rehabilitation 
and redevelopment of the CIP lagoons, a Community Improvement Plan (CIP) 
would be one of the most effective tools because they can assist the Municipality 
in achieving the following: 

• Address property rehabilitation, brownfield cleanup and redevelopment 
programs;

• Provide for public consultation, which builds public support for municipal 
rehabilitation projects; and

• Permit planning and financial-assistance programs involving lands, buildings, 
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loans, grants and tax assistance with the approval of the Minister of Municipal 
Affairs and Housing.

The Community Improvement provisions under Section 28 of the Planning Act 
are designed to facilitate community improvement through either Municipally-
driven or incentive based programs, which can be applied either on a site-
specific or area-wide basis. These provisions allow municipalities to establish 
a Community Improvement Plan containing incentive-based programs related 
to land, grants, loans and property tax assistance to stimulate private sector 
investment in priority areas of a Community. 

These grants, loans and other means of assistance are provided through a 
variety of programs.  

The Brownfield Tax Incentive Program (BFTIP) program would be one of 
the most applicable programs as its purpose is to encourage the clean-up and 
revitalization of brownfield properties and to attract third-party funding by 
providing tax assistance early in the clean-up process. BFTIP matches municipal 
tax assistance with education tax assistance on a proportional basis for eligible 
brownfield properties. To be an “eligible property” under BFTIP, a property 
must have had a Phase-2 Environmental Site Assessment conducted, which 
demonstrates that environmental remediation is required. 

Once the CIP Lagoons have been remediated, other programs, such as the 
following, would be helpful in working towards community improvement.

The Tax Increment Financing (TIF) program is an incentive program that 
leverages the increased assessment and property taxation generated by 
site redevelopment, to reduce financial costs of property rehabilitation and 
redevelopment by:

• Providing a grant equivalent to the Municipal portion of the property tax for 
a given property; and

• Limiting such grants to annual payments for a maximum period of 10 years 
or equivalent to the maximum cost of rehabilitation, renovation and/or 
redevelopment.

The Development Charges Act also permits municipalities to give full or partial 
exemption for some types of development or to exempt certain areas of the 
municipality from the application of the Development Charges By-law.  Areas 
that can be exempted include a development area, including Community 
Improvement Program areas.  

Many municipalities that provide grants or loans under Section 28 of the 
Planning Act also provide other incentives in the form of waiving or refund of 
application fees. These can include fees related to planning applications such 
as Official Plan and Zoning By-law Amendments, Consents to Sever, Plans of 
Subdivision, Development Agreements, Site Plan Control and Minor Variance 
applications. Fees can also be waived for Building Permits, Parkland Dedication 
and Development Charges.
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The City benefits from Community Improvements through the development 
that raises assessment values, attracts new businesses, creates new jobs and 
contributes to environmental improvements.

Official Plan Amendments Required to Implement the Community Improvement 
Plan
As the Town of Hawkesbury Official Plan does not contain policies related to 
community improvements or community improvement areas, the Official Plan 
would have to be amended to include a section containing such policies in 
order to enable the implementation of a Community Improvement Plan/Area. 

It is recommended that the following actions be pursued:

• Add a ”Community Improvement” section to the Official Plan, which 
includes the language necessary to ensure that all Community Improvement 
Programs are available to the Town.  The 2008 Official Plan Review would 
be an opportune time for the process. 

• Consult the Ministry of Municipal Affairs and the United Counties of Prescott 
and Russell as part of the review process in order to ensure that the new 
“Community Improvement” section of the Official Plan is appropriate.  

• Draft a Community Improvement Plan in accordance with Section 28 of the 
Planning Act (engage a third-party consulting firm if necessary).

Official Plan Amendments 
Although the land uses illustrated on the Conceptual Plan are consistent 
with the intent of the Special Policy Area policies for the former CIP lands 
(illustrated on Schedule A of the Official Plan), some changes to the proposed 
sub-designations would be required.  

Official Plan Amendments Required to Implement the Conceptual Plan
• The width of the Open Space designation along the river would need to be 

decreased, with low density and estate residential uses being permitted to 
extend further north towards the river.

• The band of Open Space just north of Main West Street would need to be 
removed and changed to a Residential designation.

• The Core Area Village designation on the southeast side of the site would 
need to be changed to Core Area Supportive.

• The Highway Commercial designation east of West Street should be in a 
Mixed Use designation.

It is recommended that the following actions be pursued:
• Amend the Official Plan in accordance with the changes proposed above - 

the 2008 Official Plan Review would be an opportune time for the process; 
and

• Consult the Ministry of Municipal Affairs the United Counties of Prescott and 
Russell as part of the review process in order to ensure that they are satisfied 
with the proposed amendments.  
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Zoning By-law Amendments
The Development Zone (D), which applies to the majority of the subject 
property, is an appropriate zone for the site.  In order to ensure the site is 
developed in a manner that is consistent with the Conceptual Plan, or with the 
Town’s vision for future grown, it is suggested that Town initiate an amendment 
to the zoning by-law to re-zone the entire site, with the exception of the Hazard 
and Open Space lands, Development Zone (D). 

In the future, the Town will have the option of “opening up” (zoning the 
properties in accordance with the sub-designation in the Official Plan) the 
zoning on a “phase-by-phase” basis, or retaining the Development Zone until 
appropriate re-zoning applications are submitted to the City.

It should be noted that the lot sizes proposed on the Conceptual Plan are 
slightly smaller than the minimum lot sizes currently set forth in the Zoning By-
law.  The smaller lot sizes were purposely designed to create a more sustainable 
community fabric.  A custom residential zone would be required for the 
proposed residential areas on the subject site.

Fundraising
Although the cost to rehabilitate the “wet lagoons” will be borne by the Ministry 
of Natural Resources, the cost to rehabilitate the “dry lagoons” and to redevelop 
the site will likely be shared amongst public and private stakeholders, and the 
costs will be significant.  In order to achieve progress towards the redevelopment 
of the site, effective fundraising strategies will be required.  Below is a list of 
fundraising opportunities that the Municipality and private landowners should 
explore:

Federal/Provincial Funding
The Rural Economic Development Program (RED) is a community development 
initiative that helps rural communities remove barriers to community 
development and economic growth.  The Program is offered by the Provincial 
Ministry of Municipal Affairs.  Eligible clients include partnerships between 
individuals, businesses, community organizations and municipalities.  This 
funding could be used to finance studies, plans and improvements related 
to the Conceptual Plan.  The Application Form and Contact Information is 
available on the Ministry’s website: 
http://www.omafra.gov.on.ca/english/rural/red/red_creating.htm

The Eastern Ontario Development Program (EODP) is a short-term contribution 
to a program aimed at addressing socio-economic challenges in Eastern Ontario. 
Funding is provided to projects that involve investment in community economic 
development, small business growth and job creation.  Eligible clients include 
individuals and community organizations.  The Application Form is available 
on the EODP website: http://www.eodp.ca/project.asp.  The Local Community 
Futures Development Corporation contact is Catherine Dequimper, at 613-
632-0918. 
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The Canada-Ontario Municipal Rural Infrastructure Fund's (COMRIF) goal is to 
help improve the quality of life for residents in Ontario's small urban centres 
and rural municipalities through infrastructure investments that enhance and 
renew public infrastructure, improve the quality of the environment, protect 
the health and safety of citizens, support long-term economic growth; and 
build strong, sustainable communities.  Eligible clients include municipalities.  
The Application Form and Contact Information is available at the COMRIF 
website: http://www.comrif.ca/eng/default.asp?id=0

The Ontario Trillium Foundation supports the building of healthy and vibrant 
communities through community-based initiatives that strengthen the capacity 
of organizations in the arts and culture, environment, human and social 
services and sports and recreation sectors.  Eligible clients include not-for-profit 
organizations and partnerships between two organizations (at least one not-for-
profit).  This funding could be used to finance studies, plans and improvements 
related to the Conceptual Master Improvement Plan.   The Application 
Form and Contact Information is available on the OTF website: http://www.
trilliumfoundation.org/cms/en/index.aspx?menuid=57

Municipal Funding
Grants, loans and tax assistance provided through the Community Improvement 
Programs (once the CIP is in place) could be financed by the Municipal 
Government (Town of Hawkesbury).  
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9.0- 
CONCLUSION

The former CIP lands present a great opportunity for the Town of Hawkesbury. 
Despite the existing condition of the site, the Conceptual Plan illustrates that 
the remediation and redevelopment of these lands could revitalize this area of 
the community through an environmentally sensitive mixed-use development 
that has a strong focus on arts and culture, recreation and open space, and 
on a variety of housing types and sizes, while complementing, not competing 
with, the existing downtown area.  This report concludes that if development 
proceeds as per the Conceptual Plan, numerous socio-economic benefits, 
ranging from increased tax revenues to a better quality of life for Hawkesbury 
residents, may be realized. 
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ENDNOTES
1. The Ministry of Municipal Affairs and Housing (MMAH) defines brownfields as follows: 
“Brownfields are derelict, dysfunctional or under-used industrial and commercial facilities 
where expansion or redevelopment is complicated by real or perceived environmental 
contamination.”  
2. Manifold Data Mining Inc. Superdemographics 2006
3. Statistics Canada 2006 Census data.
4. Statistics Canada http://www.statcan.ca/english/concepts/definitions/mobility.htm
5. Statistics Canada 2006 Census data.
6. It is important to note that the sixth (6th) lagoon is in fact situated in the Township of Champlain.  
Project assumptions related to this fact are contained in Section 2 of this report.
7. CRAWorld Presentation, provided by the Town of Hawkesbury.
8. Estimated, data not available.
9. Excludes seniors assisted and independent living units.
10. Statistics Canada. 2007. 2006 Community Profiles. 2006 Census. Statistics Canada Catalogue 
no. 92-591-XWE. Ottawa. Released March 13, 2007.
11. Consists of supermarkets, specialty food stores, drug stores, beer, wine and liquor stores.
12. Consists of men’s, women’s, children clothing, shoes, and other fashion accessories.
13. Consists of Home Electronics, Appliances, Furniture, Furnishing, Home Centre, Hardware, 
Building Materials and Garden Stores.
14. Consists of Sports and Recreation establishments.
15. This range of sales (also called performance or productivity rate) does not necessarily or 
always imply profitability. For example, an older supermarket which pays low rents, has paid off 
the cost of some or all of its equipment, and is well established compared to a new supermarket, 
may be profitable at an annual sales per sq. ft. of less than $425. On an overall average basis, 
however, this range indicates market viability for supermarkets.
16. It is important to note that these are the total number of retail jobs supported by the new 
development, not all of which will be located in Hawkesbury.
17. In 2007 dollars.
18. The marina has been excluded from these calculations as an accurate size and construction 
cost cannot be estimated at this time.
19. Includes municipal, County, and school taxes at 2007 rates.
20. Excludes conference/meeting space at this time due to market conditions.
21. As the rehabilitation and redevelopment process progresses, it may be helpful to open the 
Working Group to interested community members in order to create a group that represents the 
interests of both landowners and the larger community.  Increased Working Group membership 
would also help facilitate efforts related to lobbying and fundraising. 
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APPENDIX A-
WORKING GROUP MEETING SUMMARY

Participants in the Working Group meeting were asked to discuss ideas with 
respect to three topics:
1) Their vision for the site
2) Potential opportunities
3) Issues and concerns

Generally the participants agreed that the site cleanup would provide many 
great opportunities for the Town.

In terms of the VISION for the site, ideas included:
• Marina on the wet lagoon site
• Mix of residential and commercial uses on the dry lagoons site. 
• The commercial uses could include small retail, cafes, hotels, etc. but should 

help create a unique ambiance. 
• There should be a mix of housing types to cater to various people. Large lots 

(“country in town feel) and the idea of a gated community were proposed 
by some, while others preferred a mix including townhouses for the aging 
population. 

• Other uses: arts centre, theatre, convention centre, amusement park, spa, 
casino.

• Community services such as a daycare and a fire station.
• Recreational uses: Biking trails (connection to La Route Verte), walking trails 

and a boardwalk could be developed along the water, with lookouts and 
gazebos. This would also allow for fishing and birdwatching as well as winter 
sports (cross-country skiing). Bridges to the island and across the creek were 
also suggested, in addition to a picnic area.

• Ambiance: the development could have a unique francophone flavour with 
historical cachet.  

• Eco-friendly development.
• Walkable development.
• A shuttle bus could be provided.
• Possibility of a gated community.
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OPPORTUNITIES included:
• Gateway to Ontario
• Proximity to the existing downtown
• Proximity to both Montreal and Ottawa
• Tourism potential
• Stopping point for boats
• Highway 50
• Building on the existing heritage
• Potential 2nd bridge across the Ottawa River and footbridge over Mill 

Creek.
• Town owns Hamilton island

ISSUES & CONCERNS included:
• The timeframe (how long will this take?)
• Funding sources
• Coordination between levels of government
• Infrastructure capacity: current study to expand sewage, water seems ok.
• Stormwater facilities required
• Social issues due to expansion: fire, crime, etc.
• Access from MNR to Main Street
• Need widened bridge at Goody’s, 2 lanes each direction
• Need to be child-friendly and elderly-friendly
• Competition with Main street: need to protect existing uses and businesses 

throughout Town (especially older part, John street to Tupper street)
• Need connections to south-east part of Town (commercial area)
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APPENDIX B-
TABLES
Table A: Hawkesbury Population, 2001

Characteristic Hawkesbury 2001 Hawkesbury 2001 (%) ONT 2001
(%)

Total Population 10,315   
0-4 470 4.6% 5.9%
5-9 610 5.9% 6.8%
10-14 630 6.1% 6.9%
15-19 650 6.3% 6.7%
20-24 570 5.5% 6.3%
25-29 515 5.0% 6.4%
30-34 575 5.6% 7.3%
35-39 800 7.8% 8.7%
40-44 875 8.5% 8.5%

45-49 870 8.4% 7.5%

50-54 700 6.8% 6.8%
55-59 655 6.3% 5.1%
60-64 520 5.0% 4.2%
65-69 540 5.2% 3.8%
70-74 480 4.7% 3.4%
75-89 400 3.9% 2.8%
80-84 260 2.5% 1.7%
85+ 195 1.9% 1.3%

Source: McSweeney & Associates from Statistics Canada Census Data.

Table B: Hawkesbury Estimated Population, 20061

Characteristic Hawkesbury 2006 Hawkesbury 2006
%

ONT 2006
(%)

Total Estimated Population 11,866   
0-4 506 4.3% 5.4%
5-9 582 4.9% 6.0%
10-14 722 6.1% 6.7%
15-19 734 6.2% 6.7%
20-24 760 6.4% 6.7%
25-29 694 5.8% 6.6%
30-34 673 5.7% 7.0%
35-39 760 6.4% 7.6%
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Characteristic Hawkesbury 2006 Hawkesbury 2006
%

ONT 2006
(%)

40-44 981 8.3% 8.6%
45-49 1009 8.5% 8.0%
50-54 932 7.9% 7.0%
55-59 786 6.6% 6.1%
60-64 694 5.8% 4.6%
65-69 551 4.6% 3.7%
70-74 532 4.5% 3.2%
75-89 446 3.8% 2.7%
80-84 316 2.7% 1.9%
85+ 190 1.6% 1.5%

Source:  McSweeney & Associates from Manifold Data Mining Inc Superdemographics 2006.  

Table C: Hawkesbury Income Characteristics, 2000 and 2005

Characteristic Hawkesbury 
2000 ONT 2000 Hawkesbury 

2005 ONT 2005

Total income in 2000 of population 
15 years and over 8,320 9,048,040 10,057 10,238,453

Without income 425 449,480 525 504,049
With income 7,895 8,598,560 9,532 9,734,405
Average income $ $23,175 $32,865 $22,699 $33,649
Median income $ $16,778 $24,816 $16,823 $26,714
Average household income $ $41,172 $66,836 $42,241 $71,171
Median household income $ $31,519 $53,626 $33,007 $60,919

Source:  McSweeney & Associates from Statistics Canada Census data for 2001.  Manifold Data 
Mining Inc Superdemographics for 2006.

Table D: Hawkesbury Knowledge of Official Languages, 2006

Characteristic Hawkesbury Hawkesbury % Ontario 
%

Total population by knowledge of official languages 11,866
English only 956 8.1% 85.9%
French only 2,580 21.7% 0.4%
English and French 8,264 69.6% 11.7%
Neither English nor French 66 0.6% 2.0%

Source:  McSweeney & Associates from Manifold Data Mining Inc Superdemographics 2006

Table E: Hawkesbury Highest Level of Schooling, 2006

Characteristic Hawkesbury 
2006

Hawkesbury 
2006 (%)

ONT 2006 
(%)

Total population 20 years and over by highest level of 
schooling 9,323   

Less than grade 9 1,770 19.0% 8.6%
Grades 9 to 13 4,309 46.2% 31.1%
Without high school graduation certificate 2,234 51.8% 54.2%
With high school graduation certificate 2,075 48.2% 45.8%
Trades certificate or diploma 761 8.2% 10.2%
College 1,534 16.5% 23.8%
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Without certificate or diploma 475 31.0% 27.6%
With certificate or diploma 1,059 69.0% 72.4%
University 948 10.2% 26.2%
Without degree 274 28.9% 27.0%
Without certificate or diploma 94 9.9% 18.6%
With certificate or diploma 179 18.9% 8.4%
With bachelor’s degree or higher 674 71.1% 73.0%

Source:  McSweeney & Associates from Manifold Data Mining Inc Superdemographics 2006

Table F: Hawkesbury School Attendance, 2006

Characteristic Hawkesbury Hawkesbury % Ontario %
Total population 15 to 24 years by school attendance 1494
Not attending school 593 39.7% 34.6%
Attending school full time 843 56.4% 60.6%
Attending school part time 59 3.9% 4.9%

Source:  McSweeney & Associates from Manifold Data Mining Inc Superdemographics 2006

Table G: Hawkesbury Post-Secondary Education by Field of Study, 2006

Characteristic Hawkesbury Hawkesbury % Ontario %
Total population with postsecondary qualifications by 

major field of study 2,638

Educational, recreational and counselling services 317 12.0% 9.5%
Fine and applied arts 242 9.2% 5.3%
Humanities and related fields 100 3.8% 6.6%
Social sciences and related fields 221 8.4% 11.6%
Commerce, management and business administration 415 15.7% 21.6%
Agricultural, biological, nutritional, and food sciences 184 7.0% 4.0%
Engineering and applied sciences 97 3.7% 5.6%
Applied science technologies and trades 654 24.8% 20.2%
Health professions and related technologies 377 14.3% 11.1%
Mathematics, computer and physical sciences 32 1.2% 4.4%
No specialization 0 0.0% 0.2%

Source:  McSweeney & Associates from Manifold Data Mining Inc Superdemographics 2006

Table H: Key Labour Force Indicators: Hawkesbury versus Ontario, 2001-2006

Characteristic Hawkesbury 
2001 ONT 2001 Hawkesbury 

2006 ONT 2006

Total population 15 years and over by labour 
force activity 8,320 9,048,040 10,057 10,238,451

In the Labour Force 4,660 6,086,815 5,651 6,921,876
Employed 4,280 5,713,900 5,169 6,450,087
Unemployed 380 372,915 482 471,789
Not in the labour force 3,660 2,961,220 4,405 3,316,575
Participation rate (%) 56.0 67.3 56.0 68.0
Employment rate (%) 51.4 63.2 51.0 63.0
Unemployment rate (%) 8.2 6.1 8.5 6.8

Source:  McSweeney & Associates from Statistics Canada 2001 Census data and Manifold Data 
Mining Inc Superdemographics 2006 
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Table I: Hawkesbury Labour Force by Industry, 2006

Characteristic Hawkesbury 
2006

Hawkesbury 
2006 (%)

ONT 
2006 
(%)

Total labour force 15 years and over by industry 5,651   
Agriculture, forestry, fishing and hunting 23 0.4% 2.0%
Mining and oil and gas extraction 0 0.0% 0.3%
Utilities 18 0.3% 0.8%
Construction 227 4.0% 5.5%
Manufacturing 1,593 28.2% 16.2%
Wholesale trade 104 1.8% 4.6%
Retail trade 801 14.2% 11.1%
Transportation and warehousing 214 3.8% 4.6%
Information and cultural industries 134 2.4% 2.8%
Finance and insurance 91 1.6% 4.8%
Real estate and rental and leasing 103 1.8% 1.8%
Professional, scientific and technical services 153 2.7% 7.0%
Management of companies and enterprises 0 0.0% 0.1%

Administrative and support, waste management and 
remediation services 190 3.4% 4.2%

Educational services 410 7.3% 6.1%
Health care and social assistance 564 10.0% 8.8%
Arts, entertainment and recreation 58 1.0% 2.0%
Accommodation and food services 381 6.7% 6.2%
Other services (except public administration) 236 4.2% 4.5%
Public administration 172 3.0% 5.1%

Source:  McSweeney & Associates from Manifold Data Mining Inc Superdemographics 2006

Table J: Hawkesbury Labour Force by Occupation, 2006

Characteristic Hawkesbury 
2006

Hawkesbury 
2006 (%)

ONT 
2006 
(%)

All occupations 5,463   
Management occupations 380 7.0% 11.6%
Business, finance and administration occupations 764 14.0% 18.3%
Natural and applied sciences and related occupations 261 4.8% 7.1%
Health occupations 313 5.7% 4.7%
Occupations in social science, education, government 

service and religion 310 5.7% 7.6%

Occupations in art, culture, recreation and sport 83 1.5% 2.8%
Sales and service occupations 1,431 26.2% 22.8%
Trades, transport and equipment operators and related 

occupations 787 14.4% 14.3%

Occupations unique to primary industry 91 1.7% 2.8%
Occupations unique to processing, manufacturing and 

utilities 1,043 19.1% 8.1%
Source:  McSweeney & Associates from Manifold Data Mining Inc Superdemographics 2006
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Table K: Residents Commuting Outside of Hawkesbury for Work, 2001

Place of residence / Place of work
Sex

Total - Sex Male Female
Hawkesbury (T) / Montréal (V) 20 10 15
Hawkesbury (T) / Saint-Laurent (V) 35 30 10
Hawkesbury (T) / Lachute (V) 25 25 0
Hawkesbury (T) / Grenville (VL) 100 70 30
Hawkesbury (T) / Hull (V) 25 10 20
Hawkesbury (T) / North Glengarry (TP) 45 30 15
Hawkesbury (T) / East Hawkesbury (TP) 30 20 10
Hawkesbury (T) / Hawkesbury (T) 2,550 1,115 1,430
Hawkesbury (T) / Champlain (TP) 545 370 175
Hawkesbury (T) / Alfred and Plantagenet (TP) 55 30 30
Hawkesbury (T) / Ottawa (C) 180 110 65
Total Hawkesbury resident workforce declaring a usual place of work in 

Canada 3610 1820 1800

Total resident workforce commuting  to work outside of Hawkesbury 1,060 705 370

Percent of residents declaring a usual place of work outside of Hawkesbury 29.4%

Percent outside commuters male / female 66.5% 34.9%
Source: McSweeney & Associates from Statistics Canada Census Data.

Table L: Population Commuting to Hawkesbury for Work, 2001

Place of residence / Place of work
Sex

Total 
- Sex Male Female

Montréal (V) / Hawkesbury (T) 20 10 15
Saint-Lazare (P) / Hawkesbury (T) 30 20 15
Lachute (V) / Hawkesbury (T) 90 30 55
Brownsburg-Chatham (M) / Hawkesbury (T) 145 45 95
Calumet (VL) / Hawkesbury (T) 120 45 75
Grenville (CT) / Hawkesbury (T) 175 65 110
North Glengarry (TP) / Hawkesbury (T) 30 10 20
East Hawkesbury (TP) / Hawkesbury (T) 390 195 200
Hawkesbury (T) / Hawkesbury (T) 2,550 1,115 1,430
Champlain (TP) / Hawkesbury (T) 1,565 740 820
Alfred and Plantagenet (TP) / Hawkesbury (T) 190 65 125
The Nation Municipality (TP) / Hawkesbury (T) 80 35 45
Clarence-Rockland (C) / Hawkesbury (T) 45 30 10
Ottawa (C) / Hawkesbury (T) 45 35 10
Saint-André-d’Argenteuil (M) / Hawkesbury (T) 45 15 35
Grenville (VL) / Hawkesbury (T) 300 145 150
Fassett (M) / Hawkesbury (T) 25 10 20
Total workforce working in Hawkesbury 5845 2610 3230
Total workforce commuting  to work to Hawkesbury 3,295 1,495 1,800
Percent of workers (non-residents) commuting to work to Hawkesbury 56.4%
Percent of non-resident commuters that are male / female 45.4% 54.6%

Source: McSweeney & Associates from Statistics Canada Census Data.
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Table M: Hawkesbury Mobility Status, 2006

Characteristic Hawkesbury 2006 Hawkesbury 
2006 (%)

ONT 
2006 
(%)

Mobility Status – Place of Residence One Year Ago

Total Population 1 Year and Over by Mobility Status 11,866   

Non-Movers 9,693 81.7% 86.0%
Movers 2,173 18.3% 14.0%
Non-migrants 1,348 62.0% 56.8%
Migrants 825 38.0% 43.2%
Internal Migrants 759 92.0% 79.2%
Intraprovincial Migrants 587 77.3% 86.3%
Interprovincial Migrants 171 22.5% 13.7%
External Migrants 66 8.0% 20.8%

Mobility Status – Place of Residence Five Years Ago

Total Population 5 Years and Over by Mobility Status 11,866   

Non-Movers 6,418 54.1% 56.8%
Movers 5,448 45.9% 43.2%
Non-migrants 3,295 60.5% 54.3%
Migrants 2,153 39.5% 45.7%
Internal Migrants 2,041 94.8% 77.0%
Intraprovincial Migrants 1,129 55.3% 85.1%
Interprovincial Migrants 912 44.7% 14.9%
External Migrants 112 5.2% 23.4%

Source:  McSweeney & Associates from Manifold Data Mining Inc Superdemographics 2006

Table N: Value of Residential Building Permits, 2002-2007

Characteristic
Value of Residential Building Permits

2002 2003 2004 2005 2006 20072

Hawkesbury 2,662,646 3,324,626 2,014,813 1,789,020 2,604,900 5,156,000
East Hawkesbury 1,874,000 2,026,000 2,477,000 2,784,400 3,282,714  
Champlain 9,819,468 10,697,032 8,698,008 11,973,541 8,252,345  

Table O: Square Metres of Residential Construction, 2002-2006

Characteristic
Square Metres of Residential Construction

2002 2003 2004 2005 2006
Hawkesbury Not available 5,574 2,819 1,959 11,382
East Hawkesbury 1,609 2,058 2,179 3,315 2,539

Champlain 11,461 12,160 10,048 11,569 8,153

Table P: Value of Multi-Residential Building Permits

Characteristic
Value of Multi-Residential Building Permits

2002 2003 2004 2005 2006 2007
Hawkesbury 0 0 941,208 3,074,457 1,221,900 0
East Hawkesbury 0 0 0 0 0  
Champlain 49,280 250,940 947,856 13,000 36,997  
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Table Q: Square Metres of Multi-Residential Construction, 2002-2006

Characteristic
Square Metres of Multi-Residential Construction

2002 2003 2004 2005 2006
Hawkesbury 0 0 758 2,072 4,736
East Hawkesbury 0 0 0 0 0
Champlain 11 14 1,293 0 0

Table R: Other Permit Values, 2002-2007

Characteristic
Value of All Other Building Permits

2002 2003 2004 2005 2006 2007
Hawkesbury 1,209,882 16,567,801 3,512,983 25,816,804 6,261,900 1,781,000
East Hawkesbury 1,745,000 2,131,000 1,566,000 1,161,510 1,654,435  
Champlain 3,623,662 1,801,883 1,488,365 1,615,893 10,145,540  

Table S: Square Metres of Other Construction, 2002-2006

Characteristic
Square Metres of All Other Building Construction

2002 2003 2004 2005 2006
Hawkesbury 0 9,290 710 35,480 27,048
East Hawkesbury 0 0 0 0 7,360
Champlain 16,916 7,433 5,586 6,139 13,596

Table T: Annual Retail Expenditures by Category

Trade Groups
 

Province of Ontario

            Total ($M)          Per Capita ($)

A. Retail Products

Supermarkets 20,946.9 1,723

All other food stores 2,959.9 243

Drugs and patent medicine stores 10,712.2 881

Beer, wine, liquor 6,416.2 528

Shoes, accessory & jewellery 2,264.9 186

Clothing stores 6,940.8 571

Home electronics & appliance stores 4,082.5 336

Home furnishing stores 2,201.2 181

Furniture stores 3,348.0 275

Computer & software stores 494.3 41

Home centres & hardware stores 6,775.3 557

Building material & garden stores 1,684.1 138

Sporting goods, hobby & music 3,617.3 297

New car dealers 26,265.8 2,160

Used and recreational vehicles & parts 5,669.0 466

Gasoline & service stations 14,257.7 1,172

General merchandise & department stores 18,357.4 1,509

Other retail stores 3,749.9 308

Subtotal: Products 140,743.4 11,572
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Trade Groups
 

Province of Ontario

            Total ($M)          Per Capita ($)

B. Retail Services

Restaurants, bars, other eateries3 13,916.5 1,156

Personal care4 14,207.0 458

Education and culture3 8,317.0 268

Sports and recreation3 35,002.0 1,129

Reading and entertainment3 11,298.0 365

Subtotal: Services N.A. 3,376

Grand Total: All Stores5 N.A. 14,948

Ontario’s Estimated Population6 12,160,282 --
Source: McSweeney & Associates and Market Research Corporation based on Statistics Canada’s 

Catalogues No. 63-005, 63-233-XPB, 63-202-SPB, 13-001-XPB, and 63-224-XPB and special 
data requests from Statistics Canada.

Table U: Household and Per Capita Income Comparisons
2006 Average 

Household Income
2006 Average Per 

Capita Income
Hawkesbury $42,241 $22,699

East Hawkesbury $62,082 $30,233

Champlain $59,102 $28,278

Hawkesbury Area7 $51,087 $25,967

Ontario $71,171 $33,649

% difference between Hawkesbury area and Ontario 28.2% less 22.8% less

Source:  McSweeney & Associates from Manifold Data Mining Inc. Superdemographics 2006

Endnotes
1. These estimates correct for undercounting in the Census
2. To October 2007
3. Based on 1% increase from 2005, excluding catering sales.
4. Based on Canada-wide data for 2005 with a population of 31,612,897, increased by 2% for 

2006.
5. All figures are expressed in the constant 2006 dollars.
6. Based on the census 2006 data released in March 2007.
7. Hawkesbury, East Hawkesbury and Champlain combined
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APPENDIX C-
CONCEPT PLAN DATA

Residential Assumes frontage of 30 m for estate, 15 m for low density (detached & semi-detached), 6 m 
for medium Density (Street townhouse)

Units/Ha

  

Parcel Area (m2) Frontage (m) Units Type  

1 26026 307 10 Estate 3.9

2 15645 316 11 Estate 6.7

3 16916 339 11 Estate 6.7

4 17430 289 10 Estate 5.5

5a 9986 220 7 Estate 7.3

5b 3697 85 3 Estate 7.7

6 6572 104 3 Estate 5.3

7a 6569 145 5 Estate 7.4

7b 4435 70 2 Estate 5.3

8 20675 427 14 Estate 6.9

9 25562 469 16 Estate 6.1

10 22386 406 14 Estate 6.0

11 10497 260 9 Estate 8.3

12 2871 75 3 Estate 8.7

13 17069 426 14 Estate 8.3

13A 8331 208 7 Estate 8.3

14 7312 183 12 Low 16.7

15 9942 330 22 Low 22.1

16 8190 273 18 Low 22.2

17 8190 273 18 Low 22.2

18 6668 222 15 Low 22.2

19 6629 220 15 Low 22.1

20 1812 60 4 Low 22.1

21 11363 348 23 Low 20.4

22 5287 180 12 Low 22.7

23 8147 273 18 Low 22.3

24 8205 273 18 Low 22.2

25 6737 222 15 Low 22.0

26 6713 220 7 Low 10.9

27 4395 220 15 Low 33.4

28 6129 204 14 Low 22.2

29 8091 270 18 Low 22.2

30 10170 339 23 Low 22.2

31 12122 402 27 Low 22.1

32 6442 220 15 Low 22.8
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33 9237 314 21 Low 22.7

34 6765 222 15 Low 21.9

35 6636 220 15 Low 22.1

36 9480 313 21 Low 22.0

37 1812 60 10 Low 55.2

38 4255 140 9 Low 21.9

39 4188 140 9 Low 22.3

40 6512 217 14 Low 22.2

41 5725 190 13 Low 22.1

42 2079 70 5 Low 22.4

43 2490 82 14 Towns 54.9

44 2404 80 5 Towns 22.2

45 2917 96 6 Towns 21.9

46 3943 130 22 Towns 54.9

47 2088 70 12 Towns 55.9

48 3350 110 18 Towns 54.7

49 6487 218 36 Towns 56.0

50 6017 173 29 Towns 47.9

51 5985 173 29 Towns 48.2

52 6030 173 29 Towns 47.8

53 6366 173 29 Towns 45.3

54 5921 173 29 Towns 48.7

55 2647 88 15 Towns 55.4

Total Estate Units 193109  138   

Total Low Density 212308  440   

Total Medium Density 25675  272   

Total Units 470,545  850   

Commercial Assumes 40% lot coverage

1 1987

2 14816

3 8917

4 8930

Total Lot Area 34650

Floors 1.5

Total Commercial Mixed Use GFA 20,790

Mixed Use Assumes 40% Lot Coverage, upper floor 
residential

5 3406

6 3126

7 3446

8 3470

9 3476

10 3705

11 3429

12 2396

13 3088

Total Lot Area (m2) 29542

Floors 2

Total Commercial GFA (m2) 17,725

Total Residential GFA 17,725
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Total Residential Units 222

Marina  

Total Area (m2) 44880

Total # of Slips 202

Hotel Assumes 40% lot coverage, 3000 m2 meeting space, 
30 m2 per room

Lot size (m2) 4957

Building Footprint (m2) 1982.8

Floors 3

Total Area (m2) 5948.4 Includes meeting space and 
rooms

Meeting / Conference 3000

Total Rooms 98

Multiple Residential Assumes 40% lot coverage, Average unit 
size of 125 m2

Lot size 6761

Building footprint 2704.4

Floors 10817.6

Total Area 4

Total Units 87

Seniors Residence - Assisted 
Living  Assumes 30% lot coverage, 18 m2/unit

  

Lot size 7293

Building Footprint 2187.9

Floors 2

Total Area 4375.8

Total Units 243

Seniors Residence - Independent 
Living

Assumes 35% lot coverage, 30 m2/unit 
(Larger units for kitchen, etc) 

  

Lot size 3031

Building Footprint 1060.85

Floors 3

Total Area 3182.55

Total Units 106
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Theatre / Client Services  

Lot size 9079

Building footprint 3177.65

Floors 1

Seating 300 + 80 seats

Total Area 3177.65

Optional School Site  

Total Area 27539

Parkland  

Waterfront 1 50245

Waterfront 2 61658

Waterfront 3 34507

Stormwater Area 50322

Green Linkage 1646

Neighbourhood Park 6514

 204892

Total % Park Space 20.0

Residential Mix  % Total Area Net Net

Estate 138 9.2 17 7.9

Low density 440 29.3 21 20.7

Medium density 272 18.1 3 105.9

Multiples 87 5.8 1 128.7

Mixed Use Multiples 222 14.8 3 75.1

Seniors 349 23.3 1 338.0

 1508    

Gross: total land area, no comm, no mixed use
Net: + Roads 
Net Net: only res - no roads, parks, commercial
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