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1. Introduction 

An Environmental Assessment (“EA”) is being prepared by Walker Environmental Group Inc. 
(“Walker”) under Ontario’s Environmental Assessment Act (“Act”) for the ‘provision of future 

landfill capacity at the Carmeuse Lime (Canada) Ltd. (Carmeuse) site in Oxford County for solid, 

non-hazardous waste generated in the Province of Ontario’.  

This is one in a series of technical studies that have been completed by qualified experts to 
examine the potential effects of the proposed landfill site on the environment, all in accordance 
with the requirements set out in the Approved Amended Terms of Reference (“ToR”) dated May 
10, 2016.  This report accompanies and supports the Environmental Assessment Report prepared 
by Walker. 

Note that Walker has carried out extensive consultation with government agencies, Aboriginal 
groups and interested members of the public regarding this study; details are provided separately 
in the EA report. 
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2. Purpose & Objectives 

The purpose of this study is to complete an Economic and Financial assessment of the landfill 
proposed by Walker. Key terms and definitions are noted in Appendix A.  

The overall objectives of the study are listed below, in general accordance with the requirements 
for the assessment of an undertaking as set out in Section 6.1(2)(c) of the Environmental 

Assessment Act, and as specifically detailed in Section 8.1 of the ToR: 

a) Describe the environment potentially affected by the proposed undertaking, including 
both the existing environment as well as the environment that would otherwise be likely to 
exist in the future without the proposed undertaking. 

b) Carry out an evaluation of the environmental effects of the proposed undertaking, using 
the relevant environmental assessment criteria set out in the ToR (see Appendix B).  

c) Carry out an evaluation of any additional impact management actions that may be 
necessary to prevent, change or mitigate any (negative) environmental effects. 

d) Prepare a description and evaluation of the environmental advantages and 
disadvantages of the proposed undertaking, based on the net environmental effects that 
will result following mitigation. 

e) Prepare monitoring, contingency and impact management plans to remedy the 
environmental effects of the proposed undertaking. 
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3. The Proposed Undertaking 

The landfill proposed by Walker is described in detail in the Environmental Assessment Report.  
Following is a brief summary for the benefit of the reader, highlighting aspects of the proposal 
most relevant to this study. 

The landfill is to be located on a portion of Carmeuse Lime (Canada) Limited’s landholdings at its 
Beachville Quarry Operations in the Township of Zorra, Oxford County.  Approximately 17.4 
million m3 of solid, non-hazardous waste and daily/intermediate cover will be deposited within a 
footprint of about 59 ha.  The balance of the of the 81.6 ha site will be comprised of buffer areas 
for monitoring, maintenance, environmental controls and other necessary infrastructure.  

Figure 3.1:  Site Plan 
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Landfill construction will proceed progressively in a series of cells, generally from north-to-south 
(Figure 3.1). The former quarry floor will be backfilled to within about 30 to 40 metres below ground 
surface with engineered fill, and then a Generic Design Option II – Double Liner system (as 
specified by the Ministry of Environment, Conservation & Parks in the Landfill Standards under 
O. Reg. 232/98; see (Figure 3.2) will be constructed across the bottom and up the sides of the 
landfill to contain and collect leachate (Figure 3.3).  Up to 850,000 tonnes per year of solid, non-
hazardous waste, and up to 250,000 tonnes per year of daily/intermediate cover soils1 will then 
be placed and compacted above the liner in a series of small working areas approximately 0.2 ha 
in size at any given time, in order to minimize the exposed waste.  Waste will be covered with soil 
on a daily basis, and a final cover with vegetation will be applied when the landfill reaches its final 
height, which peaks at about 15 m above ground (Figure 3.4).  A landfill gas collection system will 
also be installed as the landfill/cell development progresses. 

Figure 3.2:  Landfill Liner System 

  

 
1 The daily/intermediate cover soil could consist of acceptable and suitable waste soils, and would be reported as waste, so the 
total reported waste receipts could be up to 1,100,000 tonnes per year. 
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Figure 3.3:  Section Views 

  

E
le

va
tio

n
 M

e
tre

s

E
le

va
tio

n
 M

e
tr

e
s

Station

200

210

220

230

240

250

260

270

280

290

300

310

320

330

200

210

220

230

240

250

260

270

280

290

300

310

320

330

0+00 1+00 2+00 3+00 4+00 5+00 6+00 7+00 8+00 9+00 10+00 11+00 11+60

0+00 1+00 2+00 3+00 4+00 5+00 6+00 7+00 8+00 9+00 10+00 11+00 11+60

E
le

va
tio

n
 M

e
tre

s

E
le

va
tio

n
 M

e
tr

e
s

Station

West - East

210

220

230

240

250

260

270

280

290

300

310

320

330

210

220

230

240

250

260

270

280

290

300

310

320

330

0+00 1+00 2+00 3+00 4+00 5+00 5+50

0+00 1+00 2+00 3+00 4+00 5+00 5+50
NOTE:
THIS FIGURE IS PROVIDED FOR ILLUSTRATIVE PURPOSE ONLY AS PART OF
THIS REPORT. ALL LOCATIONS AND DIMENSIONS SUBJECT TO CHANGE.

File Name: \\10.99.10.56\data\WEG\CAD & ENG\NWSL\967243- SWLF\EA Figures\Technical Report\Figure 1 (From Draft EA)_(E)_20DEC19.dwg        Plotted:  Jan 07, 2020 @ 11:57am by Joseph

Owner Project No.

Drawn

Approved

Scale Date (D-M-Y)

Drawing No. Revision No.

Project

Drawing

Scale Bar

SOUTHWESTERN LANDFILL

SECTION VIEWS

967243

Figure 3 E

NTS 07JAN20JThompson

DFry

TOP OF COVER

TOP OF WASTE

BOTTOM OF WASTE

BOTTOM OF LINER

APPROX. QUARRY FLOOR

TOP OF COVER

TOP OF WASTE

BOTTOM OF WASTE

BOTTOM OF LINER

APPROX. QUARRY FLOOR

EXISTING OVERBURDEN ON SITE

NORTH - SOUTH SECTION VIEW

WEST- EAST SECTION VIEW

APPROX. QUARRY FLOOR



6 

 

Figure 3.4:  Plan View Top of Cover 
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The site will be open for waste deliveries from 7:00 a.m. to 5:00 p.m. on weekdays and from 7:00 
a.m. to 1:00 p.m. on Saturdays, but closed on Sundays and statutory holidays. On-site 
construction activities may start up to one hour before opening and continue up to two hours after 
closure.  The primary designated haul route (i.e., for all waste trucks except deliveries from the 
local area, if any) is from Highway 401 north along County Road #6, then west into the quarry 
property; trucks will then follow a newly constructed haul route across the quarry site to a landfill 
site entrance at the northwestern corner of the site (Figure 3.5).  Vehicle traffic, including waste 
trucks as well as construction vehicles and staff, is expected to average approximately 210 trips 
per day.   

Figure 3.5:  Haul Route and Site Entrance 
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Nuisance controls will include speed enforcement, regular haul road cleaning (on- and off-site), 
litter fencing and pick-up, and bird/pest management, with a public complaints reporting and 
response system. 

There will be monitoring programs for equipment operations, leachate, groundwater, surface 
water, air emissions, gas, noise, and particulates (dust). 

The landfill is anticipated to receive waste for approximately 20 years commencing in about 2023.  
After closure, maintenance and operation of the relevant environmental controls and monitoring 
will carry on during the post-closure period, until there is no further risk of environmental 
contamination.  The end-use is assumed to be passive green space and agriculture, but the 
design is flexible to accommodate other potential end-uses. 

The projected capital cost of the landfill is estimated at $218 million. With the exception of some 
initial one-time construction activities, capital expenditures will be incurred over a 22 – year period 
(2021 to 2042). Operating costs over the same period are projected to be in the order of $277 
million.  

Figure 3.6 on the following page shows the landfill in relation to the surrounding area. 
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Figure 3.6:  Surrounding Area 
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4. Environmental Assessment Criteria & Indicators 

The environmental assessment criteria, as approved in the ToR, are tabulated in Appendix B, 
Appendix Table B-1. In the table, check marks indicate which technical studies are assigned 
primary (“lead”) responsibility for assessing each of the criteria.  Following are the EA criteria 
which are assigned to this study: 

Table 4.1:   Economic and Financial Environmental Assessment Criteria 

EA Criteria Definition/Rationale 

Level of public service provided 
by the waste disposal facility. 

The presence of a waste disposal operation within a municipality can provide an increased 
level of public service (e.g., convenient access to waste disposal services) to local residents 
and businesses, as well as those in the broader community(ies). 

Effects on other public services. 

 

The presence of a waste disposal facility may have positive or negative spin-off effects on 
other public services in the community (e.g., leachate trucking, waste water treatment 
capacity, if there is discharge to the sewer system). 

Displacement/disruption of 
businesses or farms 

On-site businesses or farms could be displaced by a waste disposal facility, and there could 
be financial losses as a result of relocation.  Some types of businesses located in the site 
vicinity or along the haul routes may suffer financial losses due to the potential nuisance 
effects or perceived effects associated with the operation of a waste disposal facility such 
as noise, litter, dust, odour, visibility, birds, vermin and traffic congestion. 

Property value impacts The establishment and operation of a waste disposal facility may adversely affect property 
values in the site vicinity or along the haul routes. 

Direct employment in waste 
disposal facility construction and 
operation 

A waste disposal facility may create new employment opportunities both in the construction 
and day-to-day operation. 

Indirect employment in related 
industries and services 

A waste disposal facility has the potential to have impacts on employment opportunities in 
local firms supplying products or services directly, or as secondary suppliers. 

New business opportunities 
related directly to waste disposal 
facility construction and 
operation 

A large capital project, such as the construction and operation of a waste disposal facility, 
can create new opportunities for local businesses supplying products or services. 

New business opportunities in 
related industries and services 

New opportunities may be created for local businesses, or as secondary suppliers to 
industries working for the waste disposal facility (e.g., restaurants, gas stations, machine 
shops, repair shops, welding shops, equipment rentals, etc.). 

Public costs for indirect liabilities Some public services may have to be upgraded to accommodate the establishment and 
operation of a waste disposal facility (e.g., snow removal, sewer and water connections, 
etc.). 

Effects on the municipal tax base A waste disposal facility has the potential to affect municipal tax revenues from the site it 
occupies. 

Effect on the cost of service to 
customers 

The costs of constructing a waste disposal facility will effect the price of tipping fees to the 
site.  This affects the cost of service to customers in Oxford County and the province. 

Effects on the provincial/ federal 
tax base 

A waste disposal facility has the potential to affect provincial/federal tax revenues. 
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Furthermore, the criteria for this EA were designed to be cross-disciplinary to permit an 
assessment of cumulative effects.  Appendix B, Appendix Table B-2 from the ToR, illustrates 
some (though not necessarily all) of the key interconnectivities between the studies.   As a result, 
this study provides input/data to additional environmental criteria that will be addressed through 
studies conducted by other experts including (but not limited to): 

• Agriculture; 
• Air Quality; 
• Archaeology; 
• Cultural Heritage; 
• Ecology; 
• Ground Water / Surface Water; 
• Human Health; 
• Land Use; 
• Noise / Vibration; 
• Social; 
• Traffic; and 
• Visual Landscape. 

Indicators identify how the potential environmental effects will be measured for each criterion.  
Following are the indicators that were applied to each of the primary EA criteria addressed in this 
assessment: 

Table 4.2:   Proposed Indicators and Measures for Economic and Financial 
Environmental Assessment Criteria 

EA Criteria Proposed Indicators/Measures 

Level of public service provided 
by the waste disposal facility. 

Number of area residents and businesses that might use the proposed landfill.  

Number of regional waste disposal companies and waste haulage companies that could 
use the landfill.  

Costs of service provision afforded by the proposed landfill. 

Effects on other public services. 

 

Identification of other public services that could be required for operation of the proposed 
landfill 

Estimated scope, scale and cost of these public service requirements 

Effects on public service capacities 

Displacement/Disruption of 
Businesses (including farms and 
tourism related businesses) 

Number of businesses physically displaced by proposed landfill. • Number of businesses 
that would be disturbed by landfill operation. • Number of businesses whose product could 
be affected by proposed landfill operation. • Number of businesses who perceive their 
brand would be stigmatized by the proposed landfill operation. 

Property Value Impacts Number of properties that are likely to be directly affected by the proposed landfill operation. 
• Estimated loss of property value in site vicinity. • Number of property owners who perceive 
their property values could be affected 
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Direct Economic Outputs 
Associated with Construction 
and Operation of the Landfill and 
Associated Facilities 

Number of direct full-time equivalent (FTE) jobs and levels of income, gross domestic 
product and gross output associated with the construction, operation and closure of the 
proposed landfill. 

 

Indirect and Induced Outputs 
Associated with Construction 
and Operation of the Landfill and 
Associated Facilities 

Number of indirect and induced FTE jobs and levels of income, gross domestic product 
and gross output associated with the construction, operation and closure of the proposed 
landfill. 

 

New Business Opportunities in 
Related Industries and Services 

Potential for new business opportunities to be spawned through construction, operation 
and closure of the proposed landfill. 

Public Costs for Indirect 
Liabilities 

Municipal costs imposed as a result of public infrastructure and services required to enable 
development and operation of the landfill. 

Effects on Municipal Tax 
Base/Finance 

Municipal revenues directly created via taxes, charges, permits and revenues as a result 
of construction and operation of the landfill. • Potential for municipal revenues to be 
indirectly created through the creation of ancillary businesses. • Potential for municipal tax 
losses as a result of business displacement and property value diminishment. 

Effects on Cost of Service to 
Customers 

Cost savings/increases incurred by local customers as a result of landfill operation. • Cost 
savings/increases incurred by regional customers as a result of landfill operations 

Effects on Provincial Federal/Tax 
Base 

Federal and provincial taxes created by construction and operation of the proposed landfill. 
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5. Study Durations 

Two main study durations (or time frames) for this proposed landfill have been identified in the 
ToR: 

Operational Period The time during which the waste disposal facility is constructed, filled 
with waste, and capped.  These activities are combined since they 
occur progressively (i.e., overlap) on a cell-by-cell basis, and they 
have a similar range of potential effects (e.g., there is heavy 
equipment active on the site). 

Post-Closure Period The time after the site is closed to waste receipt.  Activities are 
normally limited to operation of control systems, routine property 
maintenance and monitoring, and thus have a significantly reduced 
range of potential effects. 

The approved EA Criteria in Appendix B Appendix Table B-1, indicate the relevant study 
duration(s) associated with each of the criteria used in this assessment. 

In addition, common reference periods or milestone dates were also defined for the operational 
period of the landfill: 

Start of Construction Est. 
2021 

Just prior to the start of landfill construction and operation, 
representing the existing baseline conditions. 

 

Mid-Point Est. 
2033 

Approximately midway through the landfill construction and 
operation. 

 

Closure Est. 
2043 

At the completion of the landfill construction and operation, 
representing the full operating size of the proposed landfill. 
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6. Study Areas 

For the purposes of this EA, three general study areas were established in the ToR: 

On-Site and in the Site 

Vicinity: 

On-site includes the proposed waste disposal facility plus the 

associated buffer zones.  Site vicinity is the area immediately 

adjacent to the waste disposal facility property that is directly 

affected by the on-site activities.  Its size is variable depending 

on the particular criteria being addressed. 

Along the Haul Routes: The primary route along which the waste disposal facility truck 

traffic would move between a major provincial highway and the 

proposed waste disposal facility site entrance, plus the 

properties directly adjacent to these roads. 

Wider Area: The broader community, generally beyond the immediate site 

vicinity.  Depending on the particular criteria this may include 

neighbourhoods, local municipalities, Oxford County, or the 

Province of Ontario. 

The tables of approved EA Criteria in Appendix B indicate the relevant study duration(s) 
associated with each of the criteria in this assessment. 

Although these three general study areas were common across all of the studies, their actual 
physical boundaries were not necessarily identical for every study or criterion; a flexible approach 
was used and the study area boundaries were adjusted as the work progressed to ensure that 
they adequately encompassed the potential significant effects of the proposed landfill. 

For this assessment, the final study areas are as follows: 
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On-Site and in the Site Vicinity: On-site includes the proposed waste disposal facility plus the 

associated buffer zones.  The Site vicinity includes all properties within 

or bisected by two a (2) kilometer radius line from the proposed 

landfill’s “On-site” study area boundary. This is the area within which 

there is the greatest potential for nuisance effects such as dust, odour 

and noise. Finally, the Site Vicinity study area will also extend to 

include the community of Beachville, towards the western boundary of 

the City of Woodstock. This area was included in order to address the 

potential nuisance effects of the proposed landfill site in combination 

with those of existing operations at the Carameuse Site. The potential 

for cumulative effects was identified as a concern to members of the 

Community Liasion Committee (CLC). 

Along the Haul Routes: The haul route study area includes all properties within approximately 

500 m on either side of the Highway 6 running north from the 

interchange at Highway 401 to the proposed landfill site entrance. 

Wider Area: The broader community, generally beyond local study area.   

Depending on the particular criteria this may include other nearby 

municipalities such as the Municipality of Woodstock, Oxford County, 

Southwestern Ontario  or the Province of Ontario. 

For some criteria, this study area includes communities nearest to the 

site that may be most immediately affected by the landfill. This includes 

the Townships of Zorra, Southwest Oxford and the Town of Ingersoll. 

The local study area includes the on-site and in the site vicinity as well 

as along the haul route.  

Where appropriate and relevant, common receptor points were also selected collaboratively by 
the technical experts so that the potential overlapping or cumulative effects of the proposed landfill 
could be assessed at these common receptor points.  The common receptor points used in this 
study are  identified and described in the tables that follow. Appendix C provides a map with their 
locations. 
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Table 6.1:   Township of Zorra Common Receptor Points 

ID Description  <500 m 500 – 
1000 m 

>1000 
m 

ZOR-1 Represents multiple residences and agricultural operations in the north-west 
portion of the site vicinity study area 

  
 

ZOR-2 Represents multiple residences and agricultural operations north of the 
project site along a potential haul route 

  
 

ZOR-3 Represents one (1) residence and agricultural operation immediately north of 
the project site and along a potential haul route 

  
 

ZOR-4 Represents agricultural area along a potential haul route   
 

ZOR-5 Represent one (1) residence and agricultural within 1000m of project site, 
along a potential haul route 

 
 

 

ZOR-6 Represents one (1) residence and agricultural operation within 1000m of the 
project site, along a potential haul route 

 
 

 

ZOR-7 Represents a mixed use area (no residence) east of the project site (near 
solar farm) in the vicinity of Oxford Thames River Trail parking 

  
 

ZOR-8 Represents agricultural area within 1000m immediately west of the project 
site 

 
 

 

ZOR-9 Represents multiple residences and agricultural operations within 1000m 
immediately west of the project site 

 
 

 

ZOR-10 Represents location of municipal groundwater well and agricultural operations 
within 1000m of the project site and along a potential haul route 

 
 

 

ZOR-11 Location of the nearest residence and agricultural operation to the project site, 
within 500m Also represents ecological receptor (cliff swallow colony and 
possible significant wildlife habitat). 

 
  

ZOR-12 Location of the Ingersoll Rural Cemetery within 500m to 1000m of the project 
site and ecological receptors in the Quarry Lake. 

 
 

 

ZOR-13 Represents residential receptors and agricultural receptors.  
 

 

ZOR-14 Represents ecological receptor (grassland habitat, habitat for endangered 
and threated species). 

  
 

ZOR-15 Represents ecological receptor (barn swallow colony, possible habitat for 
endangered species and colonial species) 

  
 

ZOR-16 Represents ecological receptor (woodland community where eastern 
woodpeckers breed). 

  
 

ZOR-17 Rpresents ecological receptor (old watercourse channel, possible habitat for 
endangered and threatened species and a tributary of the Thames River). 

  
 

ZOR-18 Represents ecological receptor (MAM/SA community with breeding 
amphibians and potential significant wildlife habitat) 
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Table 6.2:   Town of Ingersoll Common Receptor Points 

ID Description  <500 m 500 – 
1000 m 

>1000 
m 

ING-1 Represents residential neighbourhood in the north east portion of the Town 
of Ingersoll 

  
 

ING-2 Represents multiple residences, community features and businesses in  north 
west Ingersoll in the vicinity of Laurie Hawkins P.S. 

  
 

ING-3 Represents multiple residences, community features and businesses in the 
vicinity of Ingersoll District Collegiate Institute 

  
 

ING-4 Represents Thames River at the surface water discharge location and 
multiple residences and businesses in the eastern most portions of Ingersoll 

  
 

ING-5 Represents multiple residences, community features and businesses in 
downtown Ingersoll and in the vicinity of Canterbury Folk Festival site 

  
 

ING-6 Represents multiple residences and community features in the vicinity of 
Royal Roads Public School (closest school to the project site) 

  
 

ING-7 Represents multiple residences and community features in the vicinity of 
Ingersoll Golf and Country Club in the south west portion of Ingersoll 

  
 

ING-8 Represents multiple residences  and community features  in the vicinity of 
Alexandra Hospital in south central Ingersoll 

  
 

ING-9 Represents multiple residences, community features, agricultural operations 
in the vicinity of Lorne Moon Park and on area of future residential 
development along Ingersoll town boundary 

  
 

ING-10 Represents location of municipal groundwater well and agricultural operations 
within 1000m of the project site and along a potential haul route 

  
 

ING-11 Represents area of multiple residences and  agricultural operations in the 
vicinity of the Ingersoll Cheese and Agricultural Museum and Elm Hurst Inn 
and Spa in south east Ingersoll 
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Table 6.3:   Township of South-west Oxford Common Receptor Points 

ID Description  <500 m 500 – 
1000 m 

>1000 
m 

SWO-1 Represents multiple residences along Beachville Road within 1000m of the 
project site (closest residences south of the project site), and ecological 
receptors (great blue heron rookery, potential significant wildlife habitat). 

  
 

SWO-2 Represents multiple residences along Beachville Road within 1000m of the 
project site within the vicinity of Hi-Way Pentecostal Church 

  
 

SWO-3 Represents multiple residences and agricultural operations along Beachville 
Road within 1000m south east of the project site  as well as ecological 
receptors along the Thames River (potential endangered and threatened 
species). 

  
 

SWO-4 Represents multiple residential locations and businesses at the intersection 
of beachville road along a potential haul road (County Road 6) 

  
 

SWO-5 Represents multiple residences  and agricultural operations, east of the 
project site in vicinity of the Beachville District Museum and Oxford Thames 
River Trail parking 

  
 

SWO-6 Represents multiple residences and community features in the vicinity of 
Colombo Club of Oxford 

  
 

SWO-7 Represents multiple residences, businesses and community features in the 
community of Beachville and the Living Way Pentecostal Church 

  
 

SWO-8 Represents multiple residences, agricultural operations, businesses and 
community features in the vicinity of St. Mary's Cemetery 

  
 

SWO-9 Represents multiple residences and businesses at the eastern most portion 
of the site vicinity study area in the vicinity of the Westmount Motel 

  
 

SWO-10 Represents multiple residences and agricultural operations along Karn 
Road 

  
 

SWO-11 Represents multiple residences and agricultural operations along Karn 
Road 

 

  
 

SWO-12 Represents multiple residences and agricultural operations along Karn 
Road 

  
 

SWO-13 Represents multiple residences within 1000m of the project site, in the 
vicinity of the Centreville Pond and Conservation Area, and ecological 
receptors (basking area for snapping and painted turtle) 

 
 

 

SWO-14 Represents multiple residences and agricultural operations along Karn 
Road 

  
 

SWO-15 Represents multiple residences and agricultural operations along Karn 
Road 

  
 

SWO-16 Represents multiple residences and agricultural operations along Karn 
Road 
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ID Description  <500 m 500 – 
1000 m 

>1000 
m 

SWO-17 Represents multiple residences and agricultural operations along Karn 
Road 

  
 

SWO-18 Represents multiple residence and agricultural operations in the vicinity of 
the intersection of Karn Road and County Road 6 along a potential haul 
route 

  
 

SWO-19 Represents multiple residences, agricultural operations and businesses in 
the vicinity of the intersection of Clarke Road and County Road 6, along a 
potential haul route 

  
 

SWO-20 Represents multiple residences, agricultural operations and businesses in 
the vicinity of the intersection of Clarke Road and County Road 6, along a 
potential haul route 

  
 

SWO-21 West Hill Line and Clarke Road   
 

SWO-22 Church Line and Clarke Road   
 

 

Table 6.4:   Township of East Zorra Tavistock Common Receptor Points 

ID Description  <500 m 500 – 
1000 m 

>1000 
m 

EZT-1 Represents multiple residences and agricultural operations in the vicinity of 
the intersection at Hwy 2 (Dundas Street) and 10 Line in the Township of 
East Zorra-Taverstock 
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7. Methodologies 

The economic and financial impact assessment consists of four broad areas of investigation: 

a) Potential impact on the local business community, taking into consideration the physical, 
direct effects on businesses in the vicinity of the proposed landfill and along the haul route; 

b) Potential impact on the local, regional and Ontario economies associated with the creation 
of direct, indirect and induced economic activity as well as the potential interrelationships 
between the proposed undertaking and other business interests; 

c) Potential direct and indirect impacts on municipal finance; and 
d) Potential implications for surrounding property values. 

 

7.1 Business Impacts 

Potential business impacts were determined through a broad collection of secondary data that 
provided insights into economic conditions and trends in the study areas. Information from 
Statistics Canada and EMSI2 were used to further assist with the creation of economic profiles. 
This information was subsequently bolstered, to the degree possible, with interviews of local 
business owners and operators and a drop-off mail/email survey distributed to local businesses. 
Oxford County Community Employment Services was interviewed as well as the Rural Oxford 
Economic Development Corporation.  

7.2 Economy Impacts 

The potential impact on local, regional and Ontario economies was accomplished through use of 
Statistics Canada’s Inter-provincial Input/Output (Stats Can IO) model. Budget information, 
detailing projected capital and operating expenditures over the life of the project, was obtained 
from Walker. Working with Statistics Canada, the budget information was used to build production 
functions and these in-turn were used to calibrate and undertake commissioned runs of the Stats 
Can IO model. 

7.3 Property Value Impacts 

Property value information was derived from an extensive review of published documentation 
including Ontario reports dealing with existing and proposed landfills in Ontario.  Real estate sales 
data specific to the Woodstock and Ingersoll areas were collected from the Canadian Real Estate 
Association (CREA). Interviews were conducted with local real estate professionals to identify 
trends and obtain opinions on the potential implications of the proposed landfill. Property 
assessment data were derived from Ontario’s Municipal Property Assessment Corporation 

 
2 EMSI is a commercial online provider of current labour market data and analytics 
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(MPAC). The Oxford County Geographic Land Information and Mapping Resource (GLIMR) was 
also used online to identify specific information on properties and their characteristics.  

Lastly, residential property sales were recorded throughout 2018 in the local study area and in 
the community of Woodstock using Teranet’s Geowarehouse, a web-based centralized property 
information source.  The 2018 sales data collected includes public and private sales, including 
For Sale By Owner (FSBO). Historic sales of properties were recorded to enable trend analysis 
and area comparisons. 

7.4 Municipal Finance Impacts 

Municipal financial impacts were considered by examining financial Information returns for the 
Townships of Zorra and South-west Oxford, the Town of Ingersoll and Oxford County. This 
information was further supplemented with questions submitted to the aforementioned 
municipalities asking them about their financial circumstances and whether they had concerns 
about the project with respect to municipal finance. 

Municipal Tax information was obtained from Walker for their South Landfill in Niagara and given 
the similar nature of this landfill with the one proposed, the Niagara information was used as a 
proxy to calculate area municipal taxes that might be generated by the proposed facility. 

Finally, Walker was questioned about the municipal services they might require for building and 
operating the subject landfill. 
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8. Data Collection  

8.1 Background Data 

A wide variety of documents pertinent to understanding area conditions, trends and potential 
project impacts were obtained and studied. Topics covered included: 

Businesses and Economy 

• Area Business directories 

• Cap-and-Trade research for Ontario’s waste management sector 

• Documentation on Walker’s Landfill in Niagara  

• Demographic trends in Oxford County and constituent municipalities 

• Economic development trends in Oxford County and area municipalities 

• Economy Artificial Intelligence (AI) trend projections for Canada, Ontario and Oxford 
County 

• EMSI Analyst – labour market analytics 

• Land use trends in the Oxford County and area municipalities 

• Ontario’s strategy for a circular economy in the waste management sector OWMA 
documentation on the state of Ontario landfills 

• Oxford County retail analysis 

• Oxford County development charge background study 

• Statistics Canada – CANSIM Tables – economic and demographic information 

Municipal Finance 

• Current budget information for Oxford County, the Town of Ingersoll and the Townships 
of Zorra and South-west Oxford 

• Municipal financial information returns for Oxford County, the Town of Ingersoll and the 
Townships of Zorra and South-west Oxford 

• Landfill taxation  

Property Values 

• MPAC – Automated Valuation Model and Current Value Assessment 

• MPAC – Market Trends – information for communities and neighbourhoods 

• MPAC – propertyline – property specific information on assessment and property 
characteristics 

• Ontario agricultural land values 

• Oxford County Geographic Land Information and Mapping Resource – property mapping 
and associated information IMR 
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• Property value impact reports for landfills, quarries and wind turbines. 

• Property value impact studies for Ontario landfills 

• Teranet – GeoWarehouse – property sales data 
 

8.2 Field Data 

8.2.1 Study Area Reconnaissance 

At the outset of the study program a site tour was arranged by Walker to examine the proposed 
site and immediate surrounds. This tour also included members of the Community Liaison 
Committee (CLC) and enabled dialogue with the CLC on their observations at a follow-up CLC 
meeting. Subsequent to this tour numerous study area drive throughs were undertaken to 
facilitate familiarization with study area characteristics. 

8.2.2 Field Survey to Locate Businesses in the Study Area 

Information on business locations was collected by several means. One involved driving through 
the site vicinity with air photos and maps and making notes of the businesses present. Additional 
information was collected through reviews of local business directories. The local business 
directories were used to gather mailing addresses and contact information. Collected information 
was entered into a business data base (refer to Appendix D). 

8.2.3 Business Interviews 

Approximately 50 businesses were contacted for personal interviews. There were 20 
acceptances. Interviews were structured to obtain information on the nature of the business, its 
market, the length of time the business had been in operation, likes and dislikes about operating 
at the current location, reaction to the proposed landfill, key concerns, and suggestions for 
mitigation.  

8.2.4 Business Survey 

A business survey was designed and hand delivered to 288 local businesses and mailed to an 
additional 33. The survey could be completed by hand and returned via self-addressed stamped 
envelope or it could be completed electronically and returned on-line. The survey was designed 
to obtain information on: the nature of the business; likes and dislikes about the current business 
location; knowledge of the landfill proposal; opinions on how the proposed landfill might affect the 
subject business; potential for moving because of the proposed landfill; and possible means for 
mitigating negative effects that might be caused by the proposed landfill. Of the 321 delivered 
surveys twenty-two were returned. 
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Appendix E sets out the survey and the analysis of results for those returned.  

8.2.5 Real Estate Interviews 

A number of local real estate brokers were contacted for interviews. However, most invitations 
were declined. Three individuals did agree to be interviewed and general discussions with them 
touched on: the location of their markets and the types of property handled; conditions and activity 
in their markets; the key influencers of market performance; and the character of supply and 
demand issues and market trends.  

Project specific discussions focused on whether the proposed landfill was affecting local real 
estate activity and if so, the nature of effects. Personal views were sought as to whether the 
interviewees had concerns about the proposed landfill, their expectations if the project moved to 
construction and operation and what might be done to alleviate their concerns. Insight was also 
sought on the general concerns of area property owners and prospective in-movers. 

8.2.6 Municipal Interviews 

Interviews were sought with senior staff and politicians in the three local area municipalities (i.e. 
Town of Ingersoll and Townships of Zorra and South-west Oxford) and Oxford County. All of the 
municipalities and County declined the overture for interviews, instead they requested questions 
be submitted in writing and that they would co-ordinate responses with the appropriate staff and 
political representatives. On receipt of the questions the Town of Ingersoll, two Townships and 
County agreed to proceed.  

Appendix F sets out the covering letter and accompanying questions sent to the above 
municipalities and County. 

8.2.7 Agency Interviews 

Local business organizations were contacted for interviews. Two organizations agreed to 
participate (i.e. The Rural Oxford Development Corporation and Community Employment 
Services Oxford County). Information sought included the scope and purpose of services offered 
by the organization, the state of the area economy, key issues and concerns with current 
economic conditions and perspectives on short and long-term trends in the area economy. 
Comment was also solicited as to how the proposed landfill might affect the area economy and 
what might be done to mitigate any potential negative effects.   
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9. Environment Potentially Affected by the Undertaking 

Section 6.1(2)(c)(i) of Ontario’s Environmental Assessment Act requires a “description of the 

environment that will be affected or might reasonably be expected to be affected, directly or 

indirectly”. Section 8.2 of the ToR describes the methodology by which the environment potentially 
affected by the proposed landfill is to be developed, notably including both the existing 
environment as well as the environment that would be expected to exist in the future without the 
proposed undertaking (i.e., the environmental baseline conditions, or the “do nothing” alternative). 

9.1 Baseline Assumptions 

9.1.1 Land Use Forecast 

9.1.1.1 Land Use Overview 

A common set of assumptions were provided by MHBC Planning on behalf of Walker regarding 
the forecast land uses in the area, so that this study could reflect any reasonably foreseeable 
changes in the uses of the land on and around the proposed landfill site (including the expected 
ongoing operation of the quarries and lime plants in the vicinity of the site).  These assumptions 
are detailed in Walker’s Environmental Assessment Report, while a brief summary of the aspects 
relevant to this study follows. 

Oxford County covers 2,028 square kilometers with 89% of this landbase devoted to agricultural 
production. Three urban centres account for most of the remaiming area. The City of Woodstock 
is a focal point for employment, commerce and recreation in the County while the Town of 
Tillsonberg fulfills similar roles for southern Oxford and portions of Elgin and Norfolk Counites. 
The Town of Ingersoll is a significant centre of employment and commerce. 

In addition to agriculture, automotive manufacture and urban settlement, Oxford County is notable 
for its significant reserves of mineral aggregates. Their presence fostered the establishment of 
large quarrying and sand and gravel extraction industries that serve the Windsor-Woodstock 
market corridor. The Township of Zorra is particularly noted for its extensive deposits of high 
calcium limestone which are recognized as the thickest, most uniform and pure deposits in 
Ontario. “This resource contributes 40% of the total Ontario production of lime and 10% of the 
total Ontario production of cement.”3 

9.1.1.2 Land Use Projections 

Out to 2043, the County of Oxford will experience modest residential and employment growth. 
Population growth is forecast to be strongest in the near term (i.e. out to 2023) as a result of 

 
3 MHBC, “Land Use Planning Forecast, Draft Report Proposed Southwestern Landfill Township of Zorra, Oxford County”, (2017) 
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strong levels of in-migration. Post 2021, population growth is projected to gradually slow down as 
a result of an aging population. 

Major employment sectors (i.e. automotive manufacturing, warehousing, transportation and 
agribusiness) are projected to grow. On the other hand, employment growth in resource based 
industries (i.e. agriculture and aggregate extraction) will be limited. 

Going forward, the City of Woodstock will be the major focal point for population and employment 
growth in the County. The Town of Ingersoll will see infill growth predominately in the south, near 
Highway 401. For the Town to accommodate future employment land needs, “growth will likely 
occur in designated Future Urban Growth Areas, with the urban boundary expanding into South-
west Oxford if needed.”4  

The surrounding Townships of South-west Oxford and Zora, including the Village of Beachville 
and the Rural cluster of Centreville will see growth limited to modest infill. “These areas will remain 
relatively similar to current built conditions with agriculture and existing quarries being the 
dominant land uses.” 

Within a 1 km radius of the site no new residential or employment development is foreseen. 

9.1.2 Climate Change Forecast 

Another set of common assumptions that were established for the purpose of this EA is the 
potential for climate change, so that these could be considered in the individual studies of the 
potential effects of the proposed landfill. These assumptions are detailed in Walker’s 
Environmental Assessment Report and basically adopt the guidance in the Ontario Ministry of 
Natural Resources and Forestry’s Climate change projections for Ontario: An updated synthesis 

for policymakers and planners. 

 

9.2 Exisiting Environmental Baseline Conditions 

This section contains a baseline description of economic conditions within the study areas 
identified in the Economic and Financial Assessment Workplan (August 2017) for the 
Southwestern Landfill Proposal. The information presented provides a basis for the assessment 
of economic impacts potentially associated with the operation and closure of the landfill. 

 
4 MHBC, (2017) 
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9.2.1 Businesses and Economy 

9.2.1.1 Local and Wider Area Businesses 

On Site 

The proposed landfill is situated on lands owned and used by the Carmeuse Lime Quarry 
operations. Carmeuse occupies approximately 687 ha of land located on both sides of Highway 
6 and it has extraction licenses for roughly 614 ha. At present the Quarry has several areas at 
various stages of development along with an existing lime processing plant.  

Carmeuse has made application to permit annual extraction of 6 million tonnes. Over the next 30 
years it is expected that quarrying activity will be confined to the west side of County Road 6. In 
the immediate future mining on these lands will continue in a southerly direction and then 
subsequently at a later date shift to the north. 

The existing quarry operations will remain active throughout the life of the landfill; however 
quarrying will occur on other areas of the quarry property once the quarrying within the landfill 
footprint area is complete.  

Within the Site Vicinity 

Within 1 km of the proposed site four businesses were identified (excluding Carmeuse). One of 
these, Killean Acres is a horse farm, two others are involved in machinery fabrication and parts 
provision and one is a construction firm. 

Between 1 and 2 km of the proposed site 45 businesses were identified. A large number of these 
businesses are located in Ingersoll. They encompass a broad spectrum of business types 
including but not restricted to automotive services, retail food and goods provision as well as 
personal and health services. Four of the businesses identified are home businesses. Five of the 
businesses identified are also located within 500 meters of the haul route. 

Beyond 2 Kilometres 

Out beyond the 2 km radius another 277 businesses were identified with the greatest 
concentration of these being located in Ingersoll. Again, the range of businesses involved spans 
a broad spectrum covering both goods5 and service6 production and they range in size from single 
person enterprises on up through companies and organizations with many staff to the area’s top 

 
5 Goods producing businesses: agriculture, quarrying, utilities, construction and manufacturing. 
6 Service producing businesses: wholesale trade, retail trade, transportation and warehousing, information and cultural industries, 

finance and insurance, real estate, professional scientific and technical services, management services, waste management 
and remediation services, education, healthcare, arts, entertainment and recreation services, accommodation and food 
services and public administration. 
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employer, the GM Cami Plant, with thousands of employees. One of the businesses identified is 
also located within 500 meters of the haul route. 

Along the Haul Route 

Within 500 meters along the haul route, 6 businesses were identified. At the northwest corner of 
Hwy 6 and Hwy 401 is the Leaping Deer Adventure Farm and Market which predominately caters 
to tourists but also hosts local events. At the intersection of Hwy 6 and Beachville Road there are 
two landscape and garden businesses, a commercial property maintenance and waste collection 
bin rental business which currently uses the site as a works and storage yard, as well as a 
transportation trucking firm which is currently involved with the waste management sector. West 
of the intersection along Beachville Road there is a residence with a business sign indicating 
electrician services. Five of the six business identified are also within 1 and 2 km of the landfill 
site and one of the businesses (Leaping Deer Adventure Farm and Market) is located beyond 2 
km of the landfill site. 

Appendix D  provides a list of the business identified for the subject study areas. 

 

The Wider Study Area 

There are a number of data sources for the wider study area that provide context for the 
businesses and economy structures found within local study area municipalities of Zorra, South-
west Oxford and Ingersoll. 

9.2.1.2 Labour Force and Employment 

Table 9.1 presents a comparative overview of 2016 labour force employment statistics for the 
Province of Ontario, Oxford County, Woodstock and the three municipalities that are part of the 
local study area. In 2016 the labour force in Oxford County was approximately 85,500. Woodstock 
accounted for 37.1% of this total and Ingersoll, Zorra and South-west Oxford respectively 
accounted for 11.5%, 7.4% and 6.7%. 

In 2016 the employment participation rate (i.e. persons in the labour force / eligible labour force ) 
in Oxford County was 66.7% versus a rate of 64.7% for the Province. Woodstock was just slightly 
higher than the Province at 65% but Ingersoll, Zorra and South-west Oxford were significantly 
higher at 68.4%, 72.5% and 71.6% respectively. In terms of unemployment Oxford County and 
its constituent municipalities all had lower unemployment rates than the Province. The two urban 
municipalities were in the order of 2% lower while the two rural municipalities were in the order of 
4% lower.  
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Table 9.1:   Labour Force and Employment Overview (2016) 

 

       Source: Statistics Canada 2016 

Between 2011 and 2016 the eligible labour force grew in Oxford County, Woodstock and each of 
the study area municipalities. Growth in employment also occurred in the County and the cited 
municipalities with the exception of Zorra which experienced a decline of about 1%. Table 9.2 
sets out the statistics.  

Table 9.2:   Employed Labour Force (2011 – 2016) 

 

      Source: Statistics Canada 2011, 2016 

Labour Force Occupational Employment 

The 2016 occupational distributions of the employed labour force in IngersoIl, Zorra and South-
west Oxford are shown in Table 9.3. The three dominant occupational groups for Ingersoll are 
sales and service; trades, transport, equipment operators and related; and manufacturing and 
utilities. The corresponding top three occupational groups for Zorra and South-west Oxford are 
trades, transport, equipment operators and related; management; and sales and service.  



30 

 

Table 9.3:   Labour Force Distribution by Occupational Group 

 

    Source: EMSI 2018 

For comparative purposes Table 9.3 also presents parallel statistics for Woodstock and Oxford 
County. In both cases, the dominant occupational groups are sales and service; trades, transport, 
and equipment operators and related; and manufacturing and utilities. These distributions 
coincide with the sector distributions found in Ingersoll but as might be expected Zorra and South-
west Oxford, because of their rural nature, have economies with much lower labour force 
representation in the sales and service occupations. 

Labour Force Industry Sector Employment 

The 2018 labour force distribution by industry sector for the three local area municipalities, the 
City of Woodstock and Oxford County are set out in Figure 9.1. In all cases the service producing 
sector is dominant.  

Figure 9.1:  Labour Force Distribution by Industry Sector Group 

 

           Source: EMSI 2018 
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A more granular view of the labour force distributions by industry sector is enabled by the use of 
location quotients. A value of 1.0 reflects a sector employment concentration that would be in line 
with sector employment concentrations for the Province as a whole.  A value greater than 1.0 
shows an area employment concentration that exceeds that for the Province while a value less 
than 1.0 reflects an area concentration below that of the Province.  

Table 9.4 addresses the goods producing sector. It clearly shows that Zorra, South-west Oxford 
and the County as a whole have labour force employment concentrations in the resource-based 
industry sector (i.e. agriculture, pits and quarries). Conversely, manufacturing is the primary 
employment concentration in the Town of Ingersoll and City of Woodstock. Both communities are 
heavily vested in the automotive industry with a Toyota plant (approx. 3,000 employees) located 
in Woodstock and the General Motors CAMI Plant (approx. 2,500 employees) located in Ingersoll. 
There are also many small manufacturers and service firms throughout the County that support 
these two facilities.  

Additionally, in the rural areas a number of businesses are present that cater to the agricultural 
sector with the manufacture of equipment and the supply of a broad range of commodities and 
agri-products. 

Table 9.4:   Industry Sector Location Quotients (Goods Producing Sectors) 

 

       Source: Keir Corp 2019 and EMSI 2018 

Table 9.5 shows the labour force industry concentrations in the service sector. The stand-out 
concentration in Ingersoll and Woodstock are accommodation and food services. All three local 
area municipalities and the County show a strong concentration in transportation and 
warehousing. 
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Table 9.5:   Sector Location Quotients (Service Producing Sectors) 

 

Source: Keir Corp 2019 and EMSI 2018 

9.2.1.3 Industry Sector Growth Trends 

The 10 fastest growing industry sectors in the Town of Ingersoll and Townships of Zorra and 
South-west Oxford combined over the 2010 to 2018 timeframe are presented in Table 9.6. 
Manufacturing is the leading sector with a numerical job increase of approximately 1,300. Waste 
management and remediation services is second followed by accommodation and food services. 
Their respective job growth numbers of are both close to 500. 

Table 9.6:   Top 10 Industry Sector Job Growth Trends for Ingersoll, Zorra and South-
west Oxford Combined (2010 – 2018) 

 

Source: EMSI 2018 

9.2.1.4 Incomes and Wages 

Using 2016 Statistics Canada data and applying consumer price index (CPI) inflation, the average 
income for a full-time job in Oxford County in 2018 dollars was approximately $61,000. In 
Woodstock the average income number was $63,000 and for the study area municipalities the 
income range was roughly between $59,000 and $64,000.  
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Applying the same CPI inflation rate to Statistics Canada 2015 household income data yields 
2018 average income levels of $90,000 for Oxford County and $87,000 for the City of Woodstock. 
The average household income range in the local area municipalities is roughly $90,000 to 
$104,000. Table 9.7 provides the income profiles. 

Table 9.7:   Average FTE Job and Household Incomes (in 2018 dollars) 

 

Source: Statistics Canada 2016 

Table 9.8 provides an account in 2018 dollars of the average wage per job in the 10 largest 
industry sectors found in the three municipalities of Ingersoll, Zorra and South-west Oxford 
combined. Manufacturing jobs have the highest wage rate followed by educational services and 
wholesale trade. The accommodation and food service sector has the lowest per job wage rate. 
This is likely attributable to the fact that many jobs in this sector are part time.  

 

Table 9.8:   Average Wages in the 10 Major Industry Sectors in Ingersoll, Zorra and 
South-west Oxford Combined (2018 dollars) 

 

Source: EMSI 2018 

9.2.1.5 Labour Flows 

Hemson (2019) commented in their report, “Oxford County, Phase 1 Comprehensive Review” 
that the role of Oxford County within the broader economic region is a key consideration in 
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assessing the future growth outlook for the County. This is also true for understanding 
employment growth trends of the recent past.  

Oxford County provides employment opportunities to its own residents as well as persons living 
beyond its borders. In 2016 approximately 70% of the County’s employed residents worked in the 
County, with the largest internal commuting flows being to Woodstock and Ingersoll principally 
because of the Toyota and GM Cami plants. The largest flows into and out of the County were to 
Middlesex County and there was a net out commuting to the Region of Waterloo.  

The following figure (Figure 9.2) extracted from the Hemson Report provides a picture of 
commuting flows for the County. Table 9.9 that follows sets out some statistics on commuting 
flows for the local area municipalities.  

Figure 9.2:  Oxford County Commuting Flows 

      Source: Hemson 2019 

Table 9.9:  Study Area Commuting Statistics 

 

Source: Statistics Canada 2016 
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During interviews with the local business community several persons commented that Ingersoll 
was becoming a dormitory community with many persons out commuting to jobs within the other 
parts of the County or to jobs located outside the County. The statistics in the preceding Table 
9.9 confirm this observation. 

9.2.1.6 The Commercial Fabric 

A look at the commercial fabric in Ingersoll provides some insight into the concentrations of local 
retail activity. Knowing where these areas are and their scope and scale relative to the landfill site 
provides some context for future discussions of potential impacts.  

In 2009, Sorensen Gravely Lowes Associates and Robin Lee Associates conducted a retail 
analysis of Oxford County. Woodstock was the dominant retail service centre in the County and 
at the time its trade area covered most of the County including Ingersoll. Ingersoll on the other 
hand had a much smaller trade area basically confined to the Town and the portions of the 
adjoining Townships of Zorra and South-west Oxford. 

Although 10 years have passed since the retail study was published, any changes that have 
occurred have not altered the fact that Woodstock remains the overwhelming centre of gravity for 
retail/service activity in the County. Residents outside Woodstock (including the local study area 
municipalities) gravitate to it for many goods and service needs.  

Ingersoll has a retail/service fabric that caters to some local needs of study area residents but, it 
is overshadowed by the scale and diversity of goods and services available in Woodstock.  At the 
time of the of the Sorenson study, Woodstock had a commercial space inventory almost 4 times 
that of Ingersoll (i.e. approximately 252,000 m2 versus 69,000 m2).  

Focusing on Ingersoll there are 5 principal commercial clusters: Central Area; Bell Street; King 
Street; Harris Street; and Culloden Road. Figure 9.3 shows their location and Table 9.10 provides 
statistics (2008) on their spatial make-up.  

The central area is the major node accounting for roughly 80% of the commercial floor space in 
the community. It leads in non-food retail and services. King Street is the major node for food 
shopping. The remaining nodes are relatively minor and focus on convenience shopping. 
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Table 9.10:  Ingersoll Commercial Node Floor Space Profiles (m2) 

 

Source: Sorenson Gravely Lowes 2008 

 

Figure 9.3:  Ingersoll Commercial Centres 

 

Source: Sorenson Gravely Lowes 2008 

9.2.1.7 Agency Insights 

Two agencies agreed to interviews during the course of the economics study. These were the 
Rural Oxford Development Corporation and Oxford County Community Employment Services.  
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The two agencies agree that the Oxford economy is strong and growing in both its urban and rural 
areas. The Toyota and GM Cami plants are cornerstones of the area economy and both generate 
economic activity across all parts of the County. 

The area job market is extremely tight at the moment with employers having real difficulty finding 
employees. Jobs paying $25 per hour are the bottom of the wage scale and there are few takers. 
Many employers have to look at labour markets in other areas to try and recruit workers, 
particularly those with skilled trades. 

Young people starting out in their careers are finding it difficult to crack the local job market for 
better paying jobs as they have not had time to develop the skills and experience required. As a 
consequence, they are moving out and this trend along with retirees moving in is significantly 
aging the communities. 

The availability of high wage jobs promotes “job jumping” with people leaving lower paid jobs to 
new jobs with higher wages. This phenomenon makes employee retention very difficult and costly 
for smaller businesses. 

On the agricultural front, farm consolidation continues at an aggressive pace. This tends to 
promote economic growth but not job growth. Big agriculture is very capital intensive as opposed 
to labour intensive.  

In the rural areas a key economic development focus is to create diversification. This builds 
resiliency by ensuring that the economy of the rural area is spread across numerous business 
sectors rather than all concentrated around one or two sectors. When there is a down turn in the 
economy the welfare of the area is not all hinged to one particular sector.   

9.2.1.8 Conclusions and Observations 

Site Vicinity and Haul Route 
1. The proposed landfill site is located on lands owned by Carmeuse. Quarrying and 

landfilling will coincide on the site for several years with landfilling occurring after 
portions of the site have been quarried out. Carmeuse owns a considerable amount of 
land and their quarrying operations beyond the landfill site are expected to continue for 
many decades into the future. 
 

2. Including Carmeuse there are 5 businesses located within 1 kilometer of the proposed 
landfill and another 6 businesses located within 500 meters of the haul route. 

 
3. Between 1 km and 2 km 45 businesses were identified with most of these being located 

in Ingersoll. They encompass a broad range of business types. Five of the business 
identified are also located within 500 meters of the haul route. 
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4. Out beyond 2 km the business community of Ingersoll is enveloped. Approximately 277 
businesses were identified, and they cover a broad range of goods producing and 
service producing enterprises. One of the businesses identified is also located within 500 
meters of the haul route. 

Wider Study Area 
1. In 2016 Oxford county had a labour force of approximately 85,500. Woodstock 

accounted for 37.1% of this total and Ingersoll, Zorra and South-west Oxford 
respectively accounted for 11.5%, 7.4% and 6.7%. 
 

2. In terms of unemployment in 2016, Oxford County and its constituent municipalities all 
had lower unemployment rates than the Province. The two urban municipalities 
(Woodstock and Ingersoll) were in the order of two percent lower while the two rural 
municipalities (Zorra and South-west Oxford) were in the order of 4% lower. 

 
3. Between 2011 and 2016 the employed labour force in Oxford County grew 

approximately 6% to roughly 57,000. Growth was pronounced in Woodstock and 
Ingersoll, and marginal in Zorra and South-west Oxford. 

 
4. Sales and service, transportation and equipment operations and manufacturing are the 

dominate occupational sectors. 
 

5. The service producing industry sector is the large employment component. 
 

6. Looking at goods producing employment concentrations in particular industry sectors 
relative to the Province as a whole, reveals resource-based industry concentration in 
Zorra and South-west Oxford and manufacturing concentration in Ingersoll and 
Woodstock. 
 

7. For the service producing sectors the concentrations are in accommodation and food 
services and transportation and warehousing. 
 

8. The industry sectors experiencing significant job growth since 2010 are manufacturing, 
waste management and remediation services and food services. 
 

9. In 2018 $ average household incomes in the wider area are in the range of $87,000 to 
$104,000. 
 

10. The average wage rates by industry sector fall between $65,000 for manufacturing and 
$15,000 for accommodation and food services. 
 

11. There is considerable job commuting from one location to another within the County and 
from the County to other outside areas and vice versa. The economy of Oxford County is 
very intertwined with its neighbours, particularly Middlesex County and the Region of 
Kitchener Waterloo. 

 
12. The commercial fabric of Oxford County is dominated by Woodstock. Within Ingersoll 

there are five commercial nodes with the largest of these and the one closest to the 
landfill being the central area. 
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13. Economic development and employment agencies note that the economy of Oxford 

County is booming. The two big pillars of the economy are the Toyota and GM Cami 
plants. Labour availability currently is very tight across all sectors and employers are 
having to recruit outside. The labour shortage and associated wage competition is 
putting a heavy strain on smaller businesses in terms of employee retention.  
 

14. Agriculture is flourishing in Oxford County. Farm consolidations continue and agriculture 
is now very capital intensive as opposed to labour intensive.  
 

9.2.2 Real Estate and Property Values 

9.2.2.1 On Site 

As previously noted, the proposed landfill site is located on lands owned by Carmeuse. Quarrying 
and landfilling will coincide on the site for several years with landfilling occurring after portions of 
the site have been quarried out. Carmeuse owns a considerable amount of land and their 
quarrying operations beyond the landfill site are expected to continue for many decades into the 
future. 

9.2.2.2 Within the Vicinity 

Within 500 m of the landfill boundary there are four properties with existing homes. One residence 
is within 500m and three residences are located on properties bisected by the 500m isoline. Three 
residences are associated with farmland located to the west of the site, one to the north end and 
the other two to the south end. One residence is located south of the site on the north side along 
Beachville Road. 

The 1000m isoline line encompasses or bisects 109 properties with residences. Nighty-seven 
residences lie within or are bisected by the 1000m isoline line and 12 of the residences are on 
properties bisected by the 1000m isoline. The 1 km isoline nicks the northeast residential quadrant 
of Ingersoll and does the same to the south east residential quadrant. It then traverses lands 
between Karn Road and Beachville Road capturing almost all the housing along the later including 
the settlement area of Centerville.  

Between the 1 km and 2 km isolines there are approximately 1,296 single family homes and 14 
multi residential units. The vast majority of these are in the northeast and south east quadrants of 
Ingersoll. This zone also captures almost all the homes along Karn Road and 12 rural residence 
to the north and west of the site. Additionally, it picks up a, few residences to the east of the site 
alone Beachville Road east of County Road 6. 

Out beyond the 2 km isoline to the perimeter of the Socio-economic study area there are 
approximately 3,200 additional single-family residences and 30 more multi family buildings. The 
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majority of this home count is within the Town of Ingersoll but there are also a substantial number 
of homes picked up in Beachville and along the Beachville Road to the western border of 
Woodstock. Additionally, rural homes east of County Road 6, North of the Highway 401 to Road 
68 and Hwy 2 are also included. 

There are 27 properties with residences that lie within or are bisected by the 500m isoline along 
the haul route. Two residences are on properties within 500m of the haul route. One of the two 
properties is also within 1000m of the landfill site. 

9.2.2.3 Wider Study Area 

Real estate trends in Woodstock and Oxford County provide a barometer and give context to the 
trends being experienced in the more immediate study area. This section presents information 
from The Municipal Property Assessment Corporation (MPAC), the Canadian Real Estate 
Assocation, current sales tracking efforts and agricultural real estate trends.  

9.2.2.4 MPAC – Residential Assessment Values 

MPAC is responsible for assessing and classifying properties in Ontario in compliance with 
Ontario’s Assessment Act and regulations set by the Province of Ontario. Municipalities rely on 
MPAC to establish property assessment values to enable them to levy the taxes they need to pay 
for municipal services. Additionally, education rates, set by the Province can also be applied using 
assessed property values. 

MPAC indicates on their website that they use one of the three established approaches to 
establish an assessed value for properties: 

1. The direct comparison approach – applies to non-commercial properties 
2. The income approach – applies to income producing properties 
3. The cost approach – applies to unique special case properties 

Of the three, the direct comparison approach is the most common. This method looks at the recent 
sales of comparable properties and analyzes these sales to provide an indication of value for the 
properties being assessed. In considering sales evidence it is key that the property sold has a 
similar or identical use to the property being valued. The examples of property types commonly 
handled by this method are single family residences, condominiums and vacant land. 

MPAC market trend reports for the Town of Ingersoll, and Townships of Zorra and Southwest 
Oxford and City of Woodstock indicate that with few exceptions assessed home values in all parts 
of these municipalities are on the rise. Assessment growth was expected for all areas in proximity 
to the proposed landfill (refer to Appendix G). 
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Source: MPAC Market Trend Reports, 2018 

9.2.2.5 Canadian Real Estate Association 

While positive trends in assessment value give one measure of rising real estate values, a more 
easily appreciated measure is actual sales data. To this end the description that follows sets out 
real estate information from the Canadian Real Estate Association. 

Statistical data was obtained for the Woodstock/Ingersoll market area. The series of comparative 
graphs that follow respectively show real estate trends for detached homes in the two market 
areas over the time frame 2000 to 2018.  

The first graph (Figure 9.4) shows units sold. Detached home sales in Ingersoll generally fluctuate 
either side of the 200 per year mark. There have been a few ups and downs over the time period 
but no dramatic downturns or upturns.  

In the case of Woodstock, the same pattern prevails but at a heightened sales level. Up until 2011 
annual units sold in the City were in a general band between 400 and 550.  

After 2011 however, units sold climbed to a peak of just over 700 in 2017 and then fell back to 
550 in 2018. The upturn in part coincides with the release of newly developed homes on the 
market. The downturn in part reflects the fact that most of the newly released homes have been 
absorbed. 

Table 9.11:  MPAC Assessment Increase and Average Housing Value (2016 – 2017) 
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Figure 9.4:  Detached Home Sales in Ingersoll and Woodstock (2000 – 2018) 

 

            Source: Canadian Real Estate Association, 2018 

Average sale prices for detached homes in both municipalities show a climb to 2006, a plateau 
from 2007 to 2012 and then a steepening climb from there to 2018. Sale prices in both 
municipalities were relatively close over the 2000 to 2012 period with prices being only slightly 
higher in Woodstock. However, post 2012 the rise in average price has been steeper in 
Woodstock than in Ingersoll. As of 2018 the average price for a detached home in Woodstock 
was approximately $400,000 versus $345,000 in Ingersoll. This is illustrated in Figure 9.5. 

Figure 9.5:  Average Sale Price of Detached Homes (2000 – 2018) 

 

           Source: Canadian Real Estate Association, 2018 
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The days on market graph (Figure 9.6) has some pronounced waves. Starting at over 90 days in 
both municipalities in 2000, it oscillates forward with a falling trend ending in 2018 at 35 average 
days on market in Woodstock and 20 days on average in Ingersoll. These statistics are indicative 
of very strong demand and an increasingly tight supply of listed homes in both communities. 

Figure 9.6:  Average Sale Day on Markets for Detached Homes (2000 – 2018) 

 

           Source: Canadian Real Estate Association, 2018 

9.2.2.6 Current Sales Tracking 

In addition to MPAC and Canadian Real Estate Association data, Keir Corp tracked home sales 
for one year in the socio-economic Study Area and the City of Woodstock. The latter was included 
as a reference community for comparative purposes.  

The sales tracking provided two perspectives. One it provided information on current home sale 
prices in different geographies. Two, it generated historic sale price records for those same 
properties going back to 2000. This information in combination yielded a detailed picture of how 
specific area real estate prices have tracked over time. Real estate sales during the year 2018 
and all historical sales of these same properties were identified using Teranet’s Geowarehouse. 

Within the study area, Ingersoll was divided into four quadrants: northeast, southeast, southwest 
and northwest. To denote these quadrants the Thames River was used to divide the area into 
north and south and Thames Street was used to divide the areas into East and West. Residential 
sales data were also collected for Beachville, Dorland, and the surrounding rural areas of Zorra 
and other South-west Oxford. 
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Sales data and historic records were collected in Woodstock to provide benchmark data that could 
be compared to trends in the study area. A starting focus was to see if real estate price trends in 
the study area were behaving differently from those in the City of Woodstock. If differences were 
observed the follow-up was to then determine the cause. 

Figure 9.7 presents the findings of the sales tracking. 

Figure 9.7:  Detatched Home Sale Price Trends in the Local Study Area and City of 
Woodstock (2000 – 2018) 

  

 

  Keir Corp, 2019; Teranet, 2019 

The sales tracking data revealed that average residential sale prices in all areas investigated 
increased over the 2000 to 2018 timeframe. Within the local study area home sale prices in the 
Beachville area, Zorra and South-west Oxford (excluding Dorland area) were higher than those 
found in Ingersoll and Woodstock. In large part the price differentials are explained by the fact 
that homes in these areas tend to have very large lots, often up to an acre or more. The Dorland 
area is a subsivision of small older homes between Beachville and Woodstock and sale prices in 
the area tend to be modest. 

Home sale prices in Ingersoll currently occupy a range between $265,000 and $390,000. Homes 
in the northwest and southeast generally reflect the top portion of this range. The southwest 
quadrant occupies the middle of the range for home sales and the northeast quadrant 
characterizes the lower part of the range. In recent years and still ongoing new homes are being 
developed and marketed in the southeast and southwest quadrants.  
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The northwest quadrant tends to be characterized by small older homes. During discussions with 
real estate professionals it was pointed out that the northeast quadrant evolved right from the 
origins of Ingersoll as a neighbourhood of small homes that could be afforded by workers involved 
in manufacturing and quarrying activities. Although the graph clearly shows that sale prices in this 
community have risen over time, the rate of increase has not been as steep as it has in the other 
three quadrants of the Town. 

Relative to the City of Woodstock average home sale prices for the southest Ingersoll quadrant 
show similar growth while the northeast, northwest and southwest Ingersoll quandrants show less 
growth. 

Although a number of factors might be cited to help explain this difference, the most salient is that 
the City of Woodstock is the dominant urban centre in Oxford County. It is 3 times larger than 
Ingersoll in terms of population and it has a much larger compliment of retail, personal services 
and institutions. The City of Woodstock has a significantly larger economic base which generates 
growth and attracts people and businesses toward it. All of these forces play on the housing 
market and aggressively force prices up. It has been pointed out during the course of interviews 
that low income households are finding it increasingly difficult to buy or rent homes in the 
community.  

9.2.2.7 Agricultural Real Estate 

Valco is a leading real estate appraisal firm located in Southwest Ontario. They are publishers of 
an annual report that provides information on land values in Southwestern Ontario. Counties 
examined, included: Huron, Perth, Oxford, Middlesex, Elgin, Lambton, Kent, Essex, Bruce, Grey 
and Wellington. Among these, Oxford County stands out as having the most valuable agricultural 
land in Southwestern Ontario. Current median prices are in excess of $20,000 per acre and the 
range covered is from a low of $16,000 to a high in excess of $28,000. 

Between 2010 and 2017 agricultural land values in the County rose dramatically, more than 
doubling. Between 2017 and 2018 there has been a slight tailing off with a decline of 
approximately 1.4%. 

9.2.2.8 Conclusions and Observations 

Site Vicinity and Haul Route 
1. There are  four residences on properties within 500m of the site boundary. Three homes 

are associated with farmland. 
 

2. There are 109 residences on properties that lie within or are bisected by the 1000m isoline. 
Most of these residences are located in the northeast quadrant of Ingersoll and along the 
Beachville Road including the small community of Centreville. 
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3. Between 1 and 2 km there are approximately another 1,296 single family homes and 14 
multi-residential units with most of these being found in the northeast and southeast 
quadrants of Ingersoll, and along Karn road. 
 

4. Beyond 2 km south to Hwy 401 the borders of the socio-economic study area there are a 
further 3,200 residences along with 30 multi residential buildings. 
 

5. There are 27 physical residences that lie within or are bisected by the 500m isoline along 
the haul route. 
 

The Wider Study Area 
1. MPAC assessment information derived from their Market Trend Reports indicates that 

there is an upward escalation in home assessment values in all parts of the socio-
economic study area. This escalation underlies the fact that home values are rising. A 
similar growth in assessment values is also occurring in the City of Woodstock. 
 

2. The CREA real estate sales data shows strong annual sales in the City of Woodstock and 
Town of Ingersoll. It also shows that units sold activity is two to three times higher in 
Woodstock relative to Ingersoll. 
 

3. Average sale prices in the Ingersoll area have grown steadily since 2000 with the current 
prices being around $345,000. Housing prices have also grown steadily in the City of 
Woodstock with the average sale price hovering around the $400,000 mark. 
 

4. The average days on market trend since 2015 shows a steep decline in both Ingersoll and 
Woodstock. This trend is indicative of strong demand and limited supply. 
 

5. Sales tracking data collected over the last year corroborates the steady rise in home 
values throughout the study area and the City of Woodstock. It also confirmed the 
widening sale price differential between the two market areas. 
 

6. The sales tracking data indicated a price differential going back in time among the four 
quadrants of Ingersoll with higher home values in the northwest and southeast. Medium 
home values in the southwest and the lower home values in the northeast. 

 
7. High home sale values in the Beachville area are generally attributable to the unique 

character and large size of the properties. 
 

8. The growing price differential between the City of Woodstock and Town of Ingersoll is 
explained for the most part by the fact that the City is a much larger economic entity with 
a significantly broader compliment of amenities and services. It attracts people and 
businesses and this in turn stimulates real estate activity and drives up sale prices. 
 

9. On the agricultural front, Oxford County has the highest farmland values in southwestern 
Ontario. Prices have escalated significantly since 2010 and now top $20,000 per acre on 
average. 
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9.2.3 Municipal Finances 

Municipal finance profiles for the Town of Ingersoll, Townships of Zorra and South-west Oxford 
and Oxford County were constructed through examination of municipal financial information 
returns from 2010 to 2017 as well as the study of Statistics Canada data and a recent report by 
Hemson Consulting Ltd. titled Oxford County, Phase 1 Comprehensive Review. 

9.2.3.1 Population and Housing Growth 2001 to 2016 

The historical population and household trends for Oxford County and the Study area since 2001 
are respectively set out in Tables 9.12 and 9.13. 

Table 9.12:  Population Growth 2001 to 2016 

 

                      Statistics Canada, 2001, 2006, 2011, 2016 

Table 9.13:  Housing Growth 2001 to 2016 

 

                  Statistics Canada, 2001, 2006, 2011, 2016 

 

Population growth for the Local Study Area municipalities between 2001 and 2016 saw a net 
increase of 1,489. Of this growth all of it occurred in Ingersoll. Both South-west Oxford and 
Zorra had population declines. Over the same time period Oxford County population grew by 
10,700 persons. 

Housing growth for the local study area municipalities between 2001 and 2016 resulted in a net 
increase of 1,150 units.  Approximately 70% of this growth occurred in Ingersoll, 9% in South-
west Oxford and 21% in Zorra. Oxford County housing inventory grew by 7,000 units over the 
same time frame. 
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9.2.3.2 Building Permit Activity 

Between 2010 and 2017 building permit value in the Local Area municipalities amounted to 
roughly $481 million. Approximately 51% of this value fell to Zorra, 19% to South-west Oxford and 
30% to Ingersoll. Oxford County over the same time frame accumulated in excess $1.87 billion.  

Figure 9.8 shows the trends. The huge spike in Zorra in 2014 is particularly noteworthy. Other 
than this spike however the value of permits in the Study Area municipalities is somewhat level 
(with the exception of 2014) in contrast to the climbing zig zag pattern shown by the County. 

Figure 9.8:  Value of Building Permits 2010 to 2017 

 

Source: Keir Corp using FIR Data 2010 - 2017 

The dominant source of building permit value in the Zorra and Southwest Oxford tends to be non-
residential which also holds true for the County. The reverse of this situation holds for the Town 
of Ingersoll. 

 

9.2.3.3 Revenues 

Taxation is the primary source of revenues for the study area Municipalities. In the case of Zorra 
it represents 67% of total revenues and for South-west Oxford 69%. Corresponding figures for 
Ingersoll and Oxford County are respectively 72% and 32%. Government transfers and other are 
also significant components of the revenue stream in Oxford County accounting for 29% and 39% 
respectively 
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Total revenues for the Study Area municipalities and County over the period 2010 to 2017 are 
shown in Figure 9.9. A bit of a trough occurred for all municipalities and the County in 2011 
through 2013. Since then the trend is relatively stable. 

Figure 9.9:  Revenues 2010 to 2017 

 

Source: Keir Corp using Municipal Financial Information Return Data 2010 - 2017 

9.2.3.4 Performance Ratios 

Two performance ratios are highlighted. The first is operating surplus ratio and the second is the 
debt service coverage ratio. Both are barometers of the fiscal health of a municipality. 

The operating surplus ratio is an indicator as to whether revenues raised only have the ability to 
cover operating expenses or whether they also have the ability to contribute to funding for other 
financial purposes. In the case of the three study area municipalities, financial information return 
(FIR) data indicate that all three have healthy ratios and have had so since 2014. There was a 
period prior to this however, particularly around 2011 when Ingersoll and South-west Oxford were 
in negative territory. Figure 9.10 provides profiles for the three municipalities. 

The debt service coverage ratio is a measure of a municipality’s ability to service its debt 
payments. The target set by the Ministry of Municipal Affairs and Housing is a ratio greater than 
or equal to 2. Figure 9.11 depicts the coverage ratios for the study area municipalities. Zorra has 
run close to the threshold in the past but in recent years it has improved its ratio to 3. Both South-
west Oxford and Ingersoll have ratios well above the threshold.  
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All of the local study area municipalities appear to be in good financial health.  With one exception 
there are no ratios in their respective FIR reports, including the two highlighted here that give any 
indication of financial difficulty. 

The one exception is for South-west Oxford which has an asset consumption ratio7 consistently 
running above the <50% threshold. 

Figure 9.10:  Operating Surplus Ratios 

 

        Source: Keir Corp using Municipal Financial Information Return Data 2010 - 2017 

Figure 9.11:  Debt Service Coverage Ratios 

 

 
7 Asset consumption ratio measures the age of a municipality’s physical assets. It measures the extent to which depreciable assets 
have been consumed by comparing the amount the assets have been used up and their cost. The target is <50% 
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       Source: Keir Corp using Municipal Financial Information Return Data 2010-2017 

9.2.3.5 Conclusions and Observations 

1. Net population growth in the study area municipalities combined between 2001 and 2016 
amounted to 1,489. All of this net growth occurred in Ingersoll. The population in Zorra 
remained stable and there was a slight decline in South-west Oxford. Over the same time 
period Oxford County increased its population by 10,700 persons.  
 

2. Housing growth over the same time frame was up 1,150 units across all three local area 
municipalities. Ingersoll accounted for 70% of this growth with Zorra and South-west 
Oxford accounting for 21% and 9% respectively. Oxford County overall experienced 7,000 
units of growth over the period. 
 
Building permits in the local area municipalities covered $481 million of construction 
activity over the 2010 to 2017 period with over 50% of this value occurring in Zorra. Over 
the same time period the County as a whole generated building permits that covered 
almost $1.9 billion of construction. 
 

3. It is noteworthy that a huge spike occurred in building permit value in Zorra in 2014. 
 

4. Building permit activity since 2015 has been growing in all the study area municipalities 
as well as for the County overall. 
 

5. The principal source of building permit value in the Zorra and South-west Oxford is non 
residential while the opposite is true for Ingersoll. 
 

6. For the study area municipalities taxation is the dominant source of revenue roughly 
accounting for about 70% of the total. At the County level taxation, government transfers 
and taxation account for shares of the total in the 30 to 40% range. 
 

7. Revenue growth in all study area municipalities and the County has been relatively flat 
since 2014. A trough occurred in all the municipalities and County in 2011. 
 

8. The operating surplus ratios for each of the local study area municipalities are in positive 
territory and offer no reason for concern. 
 

9. All of the local study areas have healthy debt service coverage ratios. Zorra did run at the 
threshold in the past but is now at a more comfortable level. Southwest Oxford and 
Ingersoll are well above the threshold level. 
 

10. With one exception the financial ratios including the two above indicate that the study area 
municipalities are not confronting financial difficulties. The one slight matter of note is in 
the case of South-west Oxford where its asset consumption ratio is slightly above the 
desired threshold.  
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9.3 Future Baseline Conditions 

9.3.1 Business and Economy 

9.3.1.1 Labour Force and Occupations 

In the near term, the trends and patterns discussed previously for the labour force and 
occupations will persist. Skilled labour is in very tight supply in Oxford County and there is no 
indication that this shortage will be resolved in the near term. Skilled labour will continue to be 
recruited from both the Kitchener/Waterloo area and the Greater Toronto Area. 

Toyota Motor Manufacturing Canada formally announced a $1.4 billion investment in its 
Woodstock and Cambridge plants to build the new hybrid RAV4 vehicle with work shared between 
its Cambridge and Woodstock plants. The company currently employs 8,000 personnel and this 
expansion will add another 450 jobs (https://www.cbc.ca/news/business/toyota-cambridge-trudeau-
wynne-1.4649155) 

In addition to the Toyota expansion, Maple Leaf Foods announced their intention to build a new 
$600 million, 60,000 m2 poultry processing plant in London. Scheduled to come on stream in 2021 
this plant will employ 1,400 workers. The Toyota and the Maple Leaf plants respectively located 
on the east and west peripheries of the study area will draw hard on the study area labour force. 
As noted in the previous section a substantial portion of the local area labour force commute to 
jobs in other municipalities. Ingersoll in particular provides a significant dormitory function for 
workers employed beyond its borders. 

Hemson (2019) project that employment growth in the County will continue from the 2016 base 
to their forecast horizon year of 2046. They expect that 21,100 jobs will be added to achieve a 
total employment base of approximately 78,400. The table that follows sets out the projections for 
the study area municipalities and the County.  

Table 9.14:  Projected Employment Growth (2016 to 2046) 

 

          Source: Hemson, 2019 

Watson (2014) in their study on County employment lands noted that they expected all major 
sectors to experience growth driven by new job creation in auto-manufacturing, warehousing and 
transportation, agribusiness, retail trade and business services. They saw strong growth for 
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industry jobs and commercial jobs. Conversely, they conjectured that there would be little growth 
in agriculture and resource-based employment going forward. 

New technologies, robotics and artificial intelligence (AI) are almost certain to play a major role 
and drive change in the employment picture in the County beyond 2030. McKinsey (2017) 
published a document on AI and predicted by 2036 that almost one half of all routine jobs 
worldwide could be automated. They concluded that manufacturing jobs are among those most 
susceptible to these new technologies.  

In the same year, the Brookfield Institute (2017) published a national study on the concentration 
of occupations that might be most vulnerable to automation. Accommodation and food services, 
manufacturing, transportation and warehousing, agriculture and mining and quarrying were their 
top five candidates. All of these are strong occupational categories in the study area and the 
Brookfield study identified Ingersoll and Woodstock as two of the urban the municipalities in 
Canada most susceptible to job change and as a result of automation. 

Beyond the urban areas, agriculture is also undergoing change. The family farm is disappearing 
at a rapid rate throughout Southern Ontario. Large field crop operators continue to buy up and 
rent vast swaths of agricultural land. Animal based agricultural operations particularly those 
involving dairy, pigs and poultry are also dramatically ramping up their scale and absorbing 
smaller operations.  Robotic technologies loom large in agriculture. Big dairy operations rely on 
robotics to milk and feed their cattle, unmanned tractors and combines are entering the field and 
overhead drones are now widely employed to do crop surveillance. Big farm operations are hugely 
capital intensive, but they are not labour intensive. The number of jobs in conventional agricultural 
activities will continue to fall. On the other hand, the job market for agricultural technology is wide 
open. Graduates specializing in agricultural automation and information management are now in 
very strong demand. 

9.3.2 Real Estate and Property Values 

Ongoing population, housing and employment growth is forecast for the study area municipalities 
and the County as a whole. All of these parameters will likely continue to act in concert to stimulate 
the local real estate market and property values. 

As discussed previously there are a variety of demographic and economic conditions that are 
contributing to the buoyant real estate conditions. Key among these is the fact that the area has 
a very strong job market. Employment projections tabled in the previous section (Business and 
Economy) point to a potential increase of approximately 4,000 jobs in the local area as well as 
21,000 jobs for the County as a whole. 
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Recent investments by Toyota and Maple Leaf foods are strong expressions of confidence in the 
future economic prosperity of Oxford County and its immediate neighbours. Job growth and strong 
wages give people the need and the means to invest in housing. 

The other key trend that was identified as a catalyst to the local real estate market and associated 
rise in housing values was the out migration from the GTA to communities throughout 
southwestern Ontario particularly along the Highway 401 corridor.  

Population forecasts generated by the Ontario Ministry of Finance from 2017 to 2041 predict 33% 
growth in the GTA population a 27% rise in population in South Central Ontario. These statistics 
indicate that the population pressures that are at play in the local study area real estate market at 
the present time will continue for the foreseeable future. 

9.3.3 Municipal Finance 

There will be future population and housing growth in Oxford County and this will drive up 
municipal costs and revenues. At the present time the County population is approximately 
114,000. Hemson (2019) prepared a series of forecasts on both population and housing. They 
see the County population growing by close to 47,000 persons out to 2046. Their growth 
projection for the study area municipalities in combination to the same horizon year is 9,060. 
Table 9.15 sets out the forecast. 

Table 9.15:  Projected Population Growth (2016 – 2046) 

 

           Source: Hemson, 2019 

In association with population growth, housing stock in the local area municipalities and County 
is also expected to grow. Within the local area municipalities in combination approximately 3,400 
units will be added to the existing housing stock over the forecast period. Of this number two 
thirds will be located in Ingersoll while Zorra and South-west Oxford are expected to account for 
roughly 19% and 15% respectively. 

Housing Growth in Oxford County over the 2016 to 2046 timeframe is projected to be in the order 
of 18,300 units. Table 9.16 presents the growth projections. 
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Table 9.16:  Projected Housing Growth (2016 – 2046) 

 

          Source: Hemson, 2019 

Population and housing growth will have implications for municipal revenues and operating 
expenses. The per household revenues and operating expenses set out in Table 9.17 are sourced 
from the 2017 municipal financial information returns. 

Table 9.17:  Per Household Revenue and Expense Factors (2017) 

 

Source: Keir Corp using Hemson household projections 2018 and FIR data 2017 

Per household revenue and operating expenditures as a result of new household creation are 
projected to be in the order of the figures presented in Table 9.17. The per household revenues 
and operating expenses set out in the table are drawn from 2017 municipal financial information 
returns. 

9.3.3.1 Conclusions and Observations 

1. Employment growth is forecast for the local study area municipalities and County of 
Oxford out to 2041. On an annualized basis, job growth is projected to be in the order of 
125 jobs per year in the study area municipalities combined and approximately 700 jobs 
per year for the County as a whole. 
 

2. Both Toyota and Maple Leaf foods have made big investment commitments to 
operations in Oxford County and the surrounding region. 
 

3. While continued job growth is forecast for manufacturing activities, very little job growth 
is expected in agriculture and quarrying going forward.  
 

4. In the longer-term future, robotics and AI may come to play increasingly strong roles in 
business activities particularly in the manufacturing and agricultural sectors. 
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5. The demographic and economic forces that are driving buoyancy in the local real estate 
market and pushing up property values do not look to abate.  
 

6. A strong economy contributes to job and income growth which in turn have a positive 
influence on the real estate market. 
  

7. These economic conditions coupled with population in-migration along the Highway 401 
corridor from the GTA show no signs of decreasing. 
 

8. Housing growth fueled by population and job increases will generate both revenues and 
expenditure for the municipalities in the local study area and the County as a whole. 
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10. Evaluation of the Proposed Landfill 

Section 6.1 (2)(c) and (d) of the Act, and the ToR, require an evaluation of: 

• The effects that will be caused on the environment; 

• The actions necessary to prevent, change, mitigate or remedy the effects on 
the environment; 

• An evaluation of the advantages and disadvantages (net effects) to the 
environment. 

This section presents the assessment of these matters as it relates to the Economic and 
Financial Assessment and for each of the EA criteria related to this study. 

 

10.1 Economic Impacts of Facility Construction and Operation 

The projected capital cost of the landfill is estimated at $218 million. With the exception of some 
initial one-time construction activities, capital expenditures will be incurred over a 22 - year period 
(2021 to 2042). 

It is estimated that roughly 95% of the capital expenditures will be made in Ontario with the 
balance coming from outside the Province. Approximately $148 million in capital expenditures will 
be made in the Wider Area8 and another $60 million will be expended in the rest of Ontario.  

Walker plans to subcontract for the labour and equipment requirements for the landfill construction 
activities. 

Walker’s landfill operating expenditures are expected to be in the order of $280 million. This sum 
reflects an ongoing requirement for labour, supplies and equipment as well as royalties, marketing 
and operations management costs and will be incurred over the life of the landfill.  

All of the operating expenditures are projected to be made in Ontario. It is estimated that 
approximately 86% of these expenditure ($240 million) will be spent in the wider area with the 
remaining 14% ($37 million) expended in the rest of Ontario. 

The capital and operating cost budget information provided by Walker was formatted and 
submitted to Statistics Canada for the development of industry sector production functions and 
the subsequent calibration and running of the Agency’s Inter-provincial Input / Output (I/O) Model.  
The model runs generated a series of economic outputs, which are described in further detail in 
section 10.3. 

 
8 In this context, the Wider Area defined as an area roughly within 1-hour drive time of site 
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10.2 Summary of Other Environmental Effects Relevant to the Economic and 
Financial Environment 

This section looks at the relevant conclusions from other disciplines as they might pertain to the 
economic and financial environment. Potential nuisance effects for odour, noise and visual  are 
further documented in a series of tables using receptor locations.  

10.2.1 Effect Summaries for Study Disciplines 

Agriculture 
No farms will be displaced and no farm business losses associated associated with farm market 
infrastructure or operational impacts associated with the landfill are anticipated. 

Air Quality 
Air emissions from all landfill sources (and landfill traffic), will not exceed provincial air quality 
standards at any off-site residence, business or public facility.   
 
Dustfall or accumulation is not expected to be a significant issue. 
 
Odours at most off-site residences within 5 km of the site would remain within the provincial 
guideline. The exceptions are a few residents immediately west of the landfill site, and as a result 
further mitigation has been recommended.  

Archaeology 
There are no effects noted by the archeolgy discipline that have economic or financial 
implications. 

Cultural Heritage 
There are no effects noted by the cultural heritage discipline that have economic or financial 
implications. 

Ecology 
There are no effects noted by the ecology discipline that have economic or financial implications. 

Groundwater/Surface Water  
There are no off-site effects projected for groundwater or surface water as a result of building and 
operating the proposed landfill. 
 
Human Health 
No health risks were identified that have economic implications. 
 
Land Use 
There are no effects noted by the land use discipline that have economic or financial implications. 
 
Noise/Vibration 
Noise from the landfill operations and traffic will not be significant at off-site locations.  The only 
potential effect that has been identified is at the closest residence immediately southwest of the 
landfill during a portion of the Stage 3 landfill operation.  As a result, a sound barrier has been 
recommended near this location for further mitigation.  
 
The landfill operations are not expected to be a significant source of offsite vibrations. 
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Social 
In the social report public attitude research revealed that area residents have concerns about the 
proposed facitlity and its potential effects on property values. The same study also notes however 
that over time, provided anticipatory fears around landfill impacts are not realized and there are 
no measureable effects on property values there is evidence that residents may positively 
reappraise their initial fears and opposition to the facility. 
 
Traffic  
There are no effects noted by the transportation discipline that indicate there will be significant 
economic or financial effects on local businesses. The increase in traffic on County Road 6 is well 
within the carrying capacity of the roadway. 
 
Visual Landscape 
The visual effects of the proposed landfill are minor with the exception of two residence and for 
these mitigation via landscape screening / berming will be required. 
 

10.2.2 Nuisance Effects by Receptor Points 

The following series of three tables respectively set out the effects at key receptor points for 
various nuisance effects under baseline conditions, future conditions without the landfill and future 
conditions with the landfill. 

In general potential offsite nuisance effects to residences and businesses with the landfill present 
are quite limited. The residence most susceptible to impact is ZOR-11 which has some exposure 
to odour, noise and visual. Of the three effects odour and would require mitigation to reduce 
impact.  Noise effects at his residence are minior and within regulatory threshold limits. 

Businesses that might be affected by nusance effects are located at the intersection of County 
Road 6 and Beachville Road. Traffic levels and associated noise and particulate levels would see 
some increase but again the traffic increase on Road is within the traffic level guidelines for the 
road and the particulate levels and noise effects are within accepted guideline thresholds. 
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Table 10.1:  Nuisance Effects Under Baseline Conditions 

 

Sources of Nuisance 
Effects 

Description of Impacts 

Odour Ø Odours are associated entirely with the SWLF site. 
Ø Currently, no odours have been detected at the assessed 

receptors, as the landfill does not exist.  

Particulate Matter (PM2.5, 

PM10 and TSP) and Dust 

Ø Particulate matter and dust levels are caused by sources which 
include not only the proposed landfill but non-landfill sources 
as well. Sources of PM and dust emissions from Carmeuse 
quarry include: 
• On-site quarry vehicle traffic; 
• Material handling; 
• Crushing, screening, loading; 
• Blasting; 
• Wind erosion from storage piles; 
• Kiln activities; and, 
• Carmeuse and background traffic along the off-site haul 

route. 
Ø Receptors ZOR-15, ZOR-16, SWO-4, SWO-18, SWO-19 are 

experiencing particulate matter (maximum diameter of 30 
micrometers) concentrations above the criteria, largely due 
to background traffic. 
• SWO-4 is a residential receptor and is located at the 

intersection of County Road 6 and Beachville Road. 
Residences are located in the south and western corners 
of the intersection, as well as along Beachville road, south 
of the intersection.  

Continuous (Stationary) 

Noise 

Ø Noise from existing continuous (stationary) sources at the 
quarry are in compliance with the Provincial sound level limits 
at the assessed receptors (all located within 5 km of the 
project site). 

Impulsive Noise Ø Frequent, impulsive noise sources are not associated with 
regular quarry operations. 

Ø There are no existing impulsive noises (non-landfill or landfill 
related) at the assessed receptors. 

Traffic Noise Ø The highest noise impacts from existing rural automobile 
traffic are at receptors located along Country Road 6 (SWO-19, 
SWO-18, SWO-4, ZOR-4). 

Traffic Ø In the existing condition, intersection movements along 
Country Road 6 operate at levels acceptable to the Ministry of 
Transportation. 

Visual Ø No minor or negative visual impacts are associated with the 
baseline condition, as the landfill does not exist. 
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Table 10.2:  Future Nuisance Effects Without the Landfill 

Sources of Nuisance Effects Description of Impacts 

Odour Ø Odours are associated entirely with the SWLF site. 
Ø Odours are not expected at the assessed receptors in the future 

scenario without the landfill.  

Particulate Matter (PM2.5, 

PM10 and TSP) and Dust 

Ø Particulate matter and dust levels are caused by sources which 
include not only the proposed landfill but non-landfill sources as 
well. Sources of PM and dust emissions from Carmeuse quarry 
include: 
• On-site quarry vehicle traffic; 
• Material handling; 
• Crushing, screening, loading; 
• Blasting; 
• Wind erosion from storage piles; 
• Kiln activities; and, 
• Carmeuse and background traffic along the off-site haul 

route. 
Ø Receptors ZOR-11, ZOR-14, ZOR-15, ZOR-17, ZOR-18, SWO-3, 

and SWO-4 are predicted to experience future particulate 
matter (maximum diameter of 30 micrometers) concentrations 
above the criteria, largely due to background traffic.  
• SWO-4 is a residential receptor and is located at the 

intersection of County Road 6 and Beachville Road. 
Residences are located in the south and western corners of 
the intersection, as well as along Beachville road, south of the 
intersection.  

Ø ZOR-15 (non-residential receptor) is also predicted to experience 
levels of dust fall above the criteria, due to non-landfill dust 
emission sources. 

Continuous (Stationary) 

Noise 

Ø Since noise from existing continuous (stationary) sources at the 
quarry are in compliance with the Provincial sound level limits, it 
is assumed that these sound levels would be met in the future 
scenario as well, without the landfill. 

Impulsive Noise Ø Frequent, impulsive noise sources are not associated with regular 
quarry operations 

Ø It is assumed that there are no impulsive noises (non-landfill or 
landfill related) at the assessed receptors, in the future scenario 
without the landfill 

Traffic Noise  Ø The highest noise impacts from future rural automobile traffic 
(not including landfill trucks) are at receptors located along 
County Road 6 (SWO-19, SWO-18, SWO-4, ZOR-4). 
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Table 10.3:  Future Nuisance Effect With the Landfill 

Sources of Nuisance Effects Description of Impacts 

Landfill Odour Ø Sources of landfill related odours included in the assessment are 
as follows: 
• Landfill working surface; 
• Fugitive gas release during interim cover and final cover 

stages; 
• Waste soil storage piles; 
• Raw leachate storage pond; and  
• Leachate aeration pond. 

Ø Odours are predicted to be noticeable at ZOR-11 (residence 
located at 623851 Rd 62/North Town Line), once mitigation 
measures have been put in place. 
• Mitigation measures include control technologies to reduce 

odours from raw leachate pond and leachate aeration pond. 
• The standard nuisance effect criterion of 1 OU is predicted to 

be exceeded 0.9% of the time at ZOR-11.  
• ZOR-11 is the closest receptor and agricultural operation to 

the project site. The receptor also represents an ecological 
receptor (cliff swallow colony and possible significant wildlife 
habitat). 

• Odour impacts at ZOR-11 are expected to be heavily 
influenced by landfilling operations (as opposed to emissions 
from leachate ponds).  

• No mitigation strategies to further reduce impacts at ZOR-11 
have been proposed. 

Particulate Matter (PM2.5, 

PM10 and TSP) and Dust 

Ø ZOR-5, ZOR-6, ZOR-14, ZOR-16, ZOR-17, ZOR-18 are predicted to 
have particulate matter (maximum diameter of 30 micrometers) 
concentrations above the respective criteria, once the landfill is in 
operation. Predicted concentrations are below the respective 
criteria for baseline and future scenarios without the landfill.  
• Of the receptors listed above, ZOR-5 and ZOR-6 are the only 

residential receptors. 
• ZOR-5 and ZOR-6 are located on 33 Line, north of Road 64. A 

significant portion of the predicted concentrations at ZOR-5 

Traffic Ø Under future background conditions without the landfill, 
intersection movements along Country Road 6 are predicted to 
operate at levels acceptable to the Ministry of Transportation. 

Visual Ø There are no minor or negative visual impacts associated with the 
landfill, in the future scenario without the landfill. 
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and ZOR-6 are driven by contributions from background 
traffic. 

• ZOR-16 (non-residential receptor) is also predicted to 
experience dust fall concentrations above the criteria in the 
future, with the proposed landfill in operation. Predicted dust 
fall concentrations at ZOR-16 are approaching the criteria in 
the future scenario, without the landfill. 

Ø ZOR-15 is predicted to experience dust fall concentrations above 
the criteria in the future, with or without the landfill.  

Ø ZOR-3 and ZOR-11 are predicted to have particulate matter 
(maximum diameter of 30 micrometers) concentrations above 
criteria in the future scenarios, with and without the landfill. 
Concentrations are largely driven by background traffic. Predicted 
concentrations are below the respective criteria for the baseline 
condition. 

Ø ZOR-15, ZOR-16, SWO-4, SWO-18, SWO-19 are predicted to have 
particulate matter (maximum size of 30 micrometers) 
concentrations above criteria in baseline and future scenarios, 
with and without the landfill. 
• SWO-4 is a residential receptor. For SWO-4, the landfill 

contribution is predicted to increase the frequency of 
exceedances of criteria by 1%. 

Ø ZOR-17 (non-residential receptor) is predicted to experience the 
greatest increase in particulate matter (maximum diameter of 30 
micrometers) concentrations due to operation of the landfill.  
• Future concentrations are predicted to be 105% of the criteria 

without the landfill, and 206% of the criteria with the landfill. 

Landfill Impulsive Noise Ø Impulsive noise sources within the proposed landfill site include 
pest control devices 

Ø Impulsive noises are reflective of short bangs that dissipate 
quickly and are not continuous in nature. 

Ø Landfill-related impulsive noise is not predicted to be noticeable 
at any assessed receptor locations. 
• The assessed receptors are all located within 5 km of the 

project site. 

Change in Sound Levels due 

to Landfill Traffic  

Ø The change in sound levels due to landfill related traffic on public 
roads is not expected to be detectable at any of the assessed 
receptors.  
• The assessed receptors are all located within 5 km of the 

project site. 

Cumulative Noise Ø A cumulative effects approach was used to assess the amount of 
change in noise levels at receptors within 5 km of the project site 

Ø Existing noise levels (quarry operations and traffic) were 
compared to expected future noise levels (landfill operations, 
construction activities, on-site and off-site truck traffic) 

Ø Changes from existing sound level to future sound level with the 
landfill have the potential to be detectable at ZOR-11 (closest 
residence to landfill, located at 623851 Rd 62/North Town Line).  
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• A detectable change in sound levels is predicted for Stage 3 of 
the landfill  

• Barrier or berm of 11 m has been proposed as a mitigative 
strategy, as the predicted cumulative sound levels for Stage 3 
do not comply with the Provincial guidelines 

Landfill Traffic Ø The haul route for the proposed landfill is located along County 
Road 6 (CR6) 

Ø The total amount of traffic on CR 6 due to the proposed landfill 
represents a 5% incremental impact on the existing 
transportation network  
• 5% increase in traffic would likely correlate to 5% increase in 

collisions 
• Receptors along CR 6 include SWO-18, SWO-19, SWO-4, ZOR-

4; of these receptors, SWO-4 represents and agricultural area. 
• Recommended mitigation to reduce traffic collisions includes 

adequate signage placed on CR 6 to advise of the new 
private landfill access road 

• Recommended mitigation also includes extending the 
second northbound lane on CR 6, allowing northbound 
vehicles to merge after the proposed landfill entrance. SWO-
4 is the  

Ø Proposed landfill will have a relatively small impact on receptors 
along CR 6 (SWO-18, SWO-19, SWO-4, ZOR-4) 
• SWO-4 represents an agricultural area and is the closest 

receptor to the location of the proposed landfill access road 
Ø Increase in heavy vehicles (landfill trucks) could contribute to 

limited cracking and rutting on the road surface, affecting 
vehicular traffic along CR 6 and vehicles frequently travelling to 
the agricultural area at SWO-4. 

Ø A relatively minor impact to local traffic networks due to the 
proposed landfill is expected between the future non-landfill and 
future landfill scenario. 
• SWO-4 is the receptor with the highest predicted change in 

local traffic networks. 
Ø The following impacts would affect receptors along CR 6 (SWO-

18, SWO-19, SWO-4, ZOR-4): 
• Proposed landfill trucks will not increase the frequency of 

single motor vehicle collisions along CR 6.  
• Potential for more heavy vehicle-related collisions to occur at 

intersections of CR 6 due to increase of heavy vehicles in the 
study area. 

• Proposed landfill will not worsen future background traffic 
conditions, with respect to intersection movements. 

Non-Landfill Traffic Ø Future intersection movements at SWO-4 (intersection of CR 6 
and Beachville Road) without the proposed landfill would 
continue to operate at levels acceptable by MTO 
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Visual Ø 10 receptors have been identified to have potential views of the 
subject lands. 
• 5 of these receptors are residential and are located within > 1 

km of the site (SWO-10, 12, 14, 15 16). 
• 3 of these receptors are residential and are located within 650 

m to 989 m of the site (SWO-10, 12, 14, 15 16). 
• ZOR-10 (residential) has a potential view but with minor visual 

impacts 
• ZOR-11 (closest residential receptor to landfill) is predicted to 

have minor negative impact to views when the landfill is in 
operation.  

• Suggested mitigation for ZOR-10 and ZOR-11 is to add 
vegetation or tall berm to screen landfill from receptor. 

Ø The proposed landfill will have no visual impact on the remaining 
receptors. 
• The remaining receptors are currently screened from subject 

lands by existing topography, vegetation, buildings, etc. 
 
 
 

10.3 Project Effects on the Economic and Financial Environment 

The outputs from the economic modeling, primary data collection, secondary data review and 
output from other technical reports were used to understand the potential effects of the Project on 
the Economic and Financial Environment. These are described in this section.  

10.3.1 Effects on Businesses and Economy 

This section summarizes the potential project effects on: 

• Local and Wider area Businesses; 
• Labour Force, Employment and Income; 
• Industry Sector Growth Trends; 
• Labour Flows; and 
• Commercial Fabric. 

The EA Criteria described in this section are: 

• Criterion 22 – Displacement of Businesses; 
• Criterion 24 – Direct Employment; 
• Criterion 25 – Indirect Employment; 
• Criterion 26 – New Businesses Related Directly to Facility; and 
• Criterion 27 – New Businesses in Related Industries 
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10.3.1.1 Business Displacement and Disruption 

There are no businesses that will be displaced by the proposed landfill and there will be no active 
businesses distrurbed in such a manner that they are unable to continue operations. 

Carmeuse quarrying activity will be ongoing on the landfill site during landfill operations. Quarrying 
and landfilling will be synchronized to permit concurrent operations. 

Businesses at the County Road 6 / Beachville Road intersection may experience some increased 
traffic and associated noise but these effects will limited and should not hamper business 
operation. 

Other than those effects cited above there are no effects on businesses in the vicinity of the site. 

10.3.1.2 Effects on Labour Force, Employment and Income 

Over the life of the landfill approximately 2,900 person years of employment will be created with 
the yearly average amounting to 133 jobs. Labour income will amount to approximately $222 
million and GDP will be in the order of $435 million. Gross output will total close to $809 million. 
Table 10.4 presents the total direct, indirect and induced statistics for these measures as well as 
average annual numbers. 

Table 10.4:  Economic Outputs for Ontario 

 

Source: Keir Corp, 2018 with Statistics Canada IO data 

Direct jobs will include those on site as well as associated jobs in other parts of the Walker 
organization. Indirect jobs are jobs associated with the supply chain of industries furnishing the 
landfill with goods and services over its life. Induced jobs are those created through income 
spending by persons holding direct and indirect jobs.  

Economic outputs in the Wider Area are reflected in Table 10.5 It is expected that total person 
years of employment will amount to approximately 2,300 jobs or about 104 jobs per year on 
average over the life of the facility. Labour income in the Wider Area will amount to $173 million, 
GDP $349 million and gross output $643 million. Similar to Table 10.4 above, Table 10.5 presents 
the total direct, indirect and induced statistics for these measures.  
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Table 10.5:  Economic Outputs for the Wider Area 

 

Source Keir Corp, 2018 with Statistics Canada IO data 

Note: Average totals may not add precisely due to rounding 

 

10.3.1.3 Effects on Industry Sector Growth Trends 

The proposed landfill is not a major employer relative to some of the other projects mentioned in 
this report. Nevertheless it is an undertaking that will bolster the positive economic growth trends 
projected in the local study area, County and beyond.  

It will stimulate activity in a spectrum of industry sectors, particularly in waste management 
services, construction and transportation and warehousing. Through income spending of direct 
and indirect employees it will also generate demand and business in the retail and service sectors.  

10.3.1.4 Effects on Labour Flows 

The project will place demands on the local labour supply. It is Walker’s intent to attempt to 
contract out the construction works to local companies. Operating activities on the other hand will 
be largely handled by persons employed by Walker. The annual labour demands of the project in 
the local region amount to roughly 104 jobs. Of this number 57 direct jobs will be generated by on 
site activities and 29 indirect jobs will be created in companies supplying goods and services to 
the landfill during both construction and operation. The other 18 jobs will be created in area retail 
and service businesses through income spending of employees holding direct and indirect jobs. 

The labour supply in Oxford County and surrounding area is very tight as was pointed out earlier 
in this report. Walker will need to carefully plan their direct labour requirements and undertake 
staffing on a planned schedule. Last minute staffing will be very difficult given the high demand 
for area workers and low employment rates. This will be particularly true for skilled workers.  

Concomitant with the tight labour supply will be the need to offer very competitive wages. Low 
scale wages will not attract quality personnel. Local employment agencies and employers have 
all pointed out the fact that even at $25 per hour the most basic of unskilled labour jobs cannot 
be filled. 
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10.3.1.5 Effects on Commercial Fabric 

Consumer Spending 

The labour income generated by the proposed landfill not only precipitates income tax flows to 
the Federal and Provincial governments but it also enables consumer spending. Statistics Canada 
data on household spending reveals the following (Table 10.6). 

Table 10.6:  Distribution of Household Expenditures 

 

Source: Statistics Canada, 2016 

Disposable income generated by the project applied against the Statistics Canada household 
expenditure distributions results in the following allocations of money to various consumable items 
in Ontario (Table 10.7). 

Table 10.7:  Distribution of Project Generated Disposable Income in Ontario 

 

                              Source: Keir Corp with Statistics Canada data 2016 

Assuming that the geographic distribution of household spending mirrors the project expenditures 
then approximately $128 million will be spent in the Local Region with the remaining balance of 
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$36 million expended in other parts of Ontario. The graph (Figure 10.1) following shows the 
distribution of income spending associated with capital and operating expenditures. 

Figure 10.1:  Geographic Distribution of Income Spending 

 

Source: Keir Corp 2019 

The bulk of income spending (approximately 77%) will occur in the local region with a failrly 
balanced division of expenditures between income generated by construction and operating 
activities. Roughly 23% of income spending  will occur outside the local region with an 
approximate two thirds one third division between expenditures respectively affiliated with 
construction and operating incomes.  

10.3.1.6 Summary of Effects on Businesses and Economy 

1. No businesses will be displaced by the proposed landfill. There will be some modest 
traffic increase and associated noise in the vicinity of the County Road 6 / Beachville 
Road Iintersection but these effects will not limit businesss operations. 
 

2. The projected capital cost of the landfill is $218 million and roughly 95% of the 
associated expenditures will be made in Ontario. 
 

3. Of the monies expended in Ontario approximately $148 million will be made in the wider 
area, within approximately one hour drive from the project site. 
 

4. Operating expenditures are projected to total $277 million with 86% of these 
expenditures ($240 million) being made in the wider area and the balance ($37 million) 
being made in the rest of Ontario. 
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5. Over the life of the landfill approximately 2,900 person years of employment will be 
created with the yearly average summing to 133 jobs. 
 

6. Labour income will total $222 million, GDP $435 million and gross output $809 million. 
 

7. Within the local region person years of employment created is expected to be 2,300 with 
an average annual job count of approximately 105. 
 

8. Labour income, GDP and gross output figures projected for the local region are 
respectively estimated to be $173 million, $349 million and $643 million. 
 

9. Labour income generated by the project over its life will enable household spending. 
 

10. It is estimated that $128 million in household expenditures will be made in the local 
region with another $36 million expended in other parts of Ontario. 
 
 

10.3.2 Effects on Real Estate and Property Values 

A number of EA studies and technical documents were reviewed to provide background into the 
potential effects of landfills on surrounding property values. After consideration of the different 
approaches and their various strengths and weaknesses a multi-faceted approach was utilized 
for the study at hand. These included: 

1. MPAC Market Trend Reports; 
2. Canadian Real Estate Association Home Sale Statistics; 
3. Current Area Real Estate Sales and Historic Price Profiles; 
4. Interviews with local Real Estate Agents and a Home Builder; and 
5. Literature Review. 

The EA Criterion described in this section is: 

• Criterion 23 – Property Value Impacts 

10.3.2.1 Municipal Property Assessment Corporation (MPAC) 

MPAC is a not for profit organization accountable to the Province and funded by all Ontario 
Municipalities. The Corporation’s role is to assess all properties in the Province in compliance 
with the Assessment Act and regulations set by the Ontario Government. The Corporation’s 
assessors are trained experts in the field of valuation and consistently apply appraisal industry 
standards and best practices. 

From their website, MPAC indicates that in all market areas across the Province, approximately 
85% of the current value of a property can be attributed to the following five characteristics: 

• Location; 
• Living area; 
• Construction quality; 
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• Age; and 
• Land (lot size or frontage and depth). 

In discussion with MPAC it was learned that they have not undertaken any specific case studies 
on residential properties around landfills either existing or proposed. However, in these same 
discussion MPAC suggested that nearness to a quarry and landfill could have some influence on 
residential property values through the locational characteristic and also through considerations 
of proximity and abutment. To this end, the most recent (2017) MPAC Residential Market Trends 
Reports were examined for Zorra, South-west Oxford and Ingersoll to determine whether 
neighbourhod residential assessment values in proximity to the proposed facility have shown 
signs of decline given the Walker’s public announcement in 2012 of their intention to seek 
approval for building and operating a landfill on the Carmeuse property. 

In all cases the opposite was observed. In the most recent projection available, MPAC forecast a 
rise in assessment values from 2016 to 2017 (and therefore property value increases) in all 
neighbourhoods surrounding the proposed facility. The relevant maps showing the projections 
are set out in Appendix G.   

10.3.2.2 Canadian Real Estate Association (CREA) 

Current CREA statistics were obtained for the Woodstock / Ingersoll market area. These statistics 
were tabulated and graphed to show real estate trends in the market area for the period 2000 to 
2018. The focus of this study was two-fold. One, to discern the general trends and two, to see if 
there were any indications of a pricing downturn in the Ingersoll market area from 2012 forward. 

The data analysis permits several immediate observations. These include: 
1 Woodstock is the dominant market with number of home sales consistently more 

than double those in Ingersoll.  
2 Median and average home sales have been continuously rising in both market 

areas. 
3 Median and average home prices in Woodstock have been increasing at a faster 

rate than in Ingersoll since 2007 with a widening gap since 2011. 
4 The days on market for home sales is precipitously declining in both market 

areas with the steepest decline in Ingersoll.  

The data indicate that  Woodstock / Ingersoll real estate market is a strong “sellers’ market”. There 
is robust demand, a rapidly the shrinking supply of homes, a steep decline for days on market 
and an aggressive rise in sale prices. 

Over the 2000 to 2018 period the compound annual growth rates for detached home sale prices 
in Woodstock and Ingersoll were respectively 6.7% and 5.8%. Over the 2012 to 2018 period (i.e. 
post landfill announcement) the corresponding statistics climbed to 10.0% and 7.8%. 
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Careful examination of price curves for the two communities in the latter period reveals that there 
was a slight dip in house price growth after 2012 but then a full recovery and rapid increase 
thereafter. A shallower dip in home price growth occurred in Woodstock in 2011 but then full 
recovery took place by 2012 and also strong growth was observed thereafter. Figures 10.2 and 
10.3 show the trends.  

No data were available to indicate the reason for the sale price dip in 2013 in Ingersoll and whether 
it was in part attributable to the landfill announcement. If it was in part attributable to the landfill 
announcement the price growth deflection was less than 4% with more than full recovery within 
one year and then steep growth in the years following. 

Figure 10.2:  Average Sale Price of Detatched Home Sale Prices (2000 to 2018) 

 

  Source: Keir Corp with CREA Data, 2019 
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Figure 10.3:  Compound Annual Growth Rates in Housing Prices (2000 to 2018) 

 

Source: Keir Corp with CREA Data, 2019 

 

10.3.2.3 Current Real Estate Sales and Sales History  

Home sales during the year 2018 in Woodstock and the local study area were noted using 
Teranet’s Geowarehouse. Approximately 580 homes were profiled in Woodstock and roughly 300 
homes were profiled in the local study area. As indicated in Section 9.2.2.7, Woodstock was used 
as a control community to help identify any irregular price trends in the local study area housing 
market. 

While Woodstock was studied as a whole, the local study area was broken into 8 geographies. 
Ingersoll itself was divided into 4 quadrants and then the area east of Ingersoll including Beachville 
and Dorland formed the 5th and 6th zones and the surrounding rural area of Zorra and other South-
west Oxford formed the 7th and 8th zones, 

Year 2018 sales and the corresponding sales history of properties were recorded using  Teranet’s 

GeoWarehouse program. The sales data collected includes public and private sales including for 
sale by owners (FSBOs). Current and historic sales data were entered into a purpose-built model 
and regression analyses were performed on the data sets for each of the geographies to establish 
price trends.  

The number of single family detached homes sold in 2018 and then traced back to record their 
sale histories amounted to 295 in the local study area and 582 in the City of Woodstock. Over the 
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2000 to 2018 period the number of sales transactions for these properties amounted to 614 in the 
local study area and 1,294 in the City of Woodstock. Table 10.8 provides the breakdown by area. 

Table 10.8:  Properties Investigated and Associated Sales Transactions (2000-2018) 

 

Source: Keir Corp, 2019 

The regression analyses reveal steady growth trends in sale prices for all areas. The northeast 
and southeast Ingersoll quadrants, which have closest proximity to the proposed landfill, show 
increasing price growth throughout the 2000 to 2018 timeframe.  

The trends identified through this methodology correlate well with the trends evidenced through 
analysis of the CREA data. Woodstock home sale prices have steadily ramped upward at a rate 
that aligns closely with the southeast Ingersoll quadrant and more aggressive than those found 
in the northeast, northwest and southwest Ingersoll quadrants.  Correspondingly, Beachville area 
properties and those in Zorra and other South-west Oxford because of their unique large lot sizes, 
commanded premium prices that continue to climb. 

Table 10.9 sets out the trend line compound annual growth rates for detached home sale prices 
in the local study area zones and the City of Woodstock over the 2000 to 2018 period. 

Table 10.9:  Compound Annual Growth Rates of Home Sale Prices for Selected 
Properties (2000-2018) 

  

Source: Keir Corp, 2019 
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Figure 10.4 sets out the exponential sale price trend lines for all of the geographies studied. 

Figure 10.4:  Exponential Trendlines for Detatched Home Sale Prices in the Local Study 
Area  and City of Woodstock 

  

 

Source: Keir Corp, 2019; Teranet 2019 

10.3.2.4 Local Resident Questionnaire and Public Attitude Research 

SLR administered questionnaires to households in the Site Vicinity Study Area as defined in the 
Social Assessment Work Plan (2017). A total of 1,321 completed questionnaires were tabulated 
and analysed by Intellipulse (2019). 

In the Local Resident Questionnaire, of those respodents that stated the proposal itself has 
already affected the community, approximately 9% cited property values as one of those effects. 
Similarly, of those residents that stated the landfill might affect their use and enjoyment of property 
in the future, about 10% of those respondents cited decreased property values as a potential 
reason.   

Approximately 6% of respondents who stated that the landfill might affect their home-based 
business also cited decreased property values as an area of concern.  Approximately 15% of 
respondents who stated that the landfill might affect their commercial farming operation cited 
decreased property values as an issue.  
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These responses suggest that property values are an area of concern among Site Vicinity Study 
Area residents. Measureable and unmitigated environmental effects (e.g., noise, dust, odour, 
traffic) will likely exacerbate this concern. However, should the project mitigate any adverse 
nuisance effects, this concern may decrease over time.  

Intellipulse (2017) also conducted Public Attitude Research with 1,066 residents in the Wider 
Study Area (Oxford County) for the Social Impact Assessment and SLR Consulting. When asked 
if the proposed landfill had an effect on the community, 46% of respondents replied yes. Of those 
that said yes (n=433), decreased property value was cited as a noticeable effect by 9% (n=39). 
Residents were also asked if the presence of an operating landfill would have an effect on the 
community, for which 72% (n=678) stated yes. Of those responses, decreased property value 
was cited by 10% (n=68) as an anticipated effect.  

These results indicate that some residents in both the Site Vicinity and Wider Study Area perceive 
the Project to have the potential for decreasing property values.  

10.3.2.5 Real Estate Professionals and Home Builder 

During the course of investigations we were able to speak with three individuals involved with real 
estate sales as well as one home builder in the local study area. The real estate representatives 
indicated that the current market is exceptionally strong. First time buyers and retirees are moving 
into the area from the GTA and this trend is expected continue. Home sale prices have continued 
to rise rapidly. 

It was pointed out that most home buyers have little concern with the quarry operations despite 
there being regular blasting, an industrial landscape, intermittent dust emissions and heavy truck 
traffic. With respect to the proposed landfill however, a very strong and extensive opposition has 
been mobilized against it. It was the opinion of the individuals  interviewed that people were 
reacting with pre-conceived opinions that the landfill would be a significant detriment to the local 
area. Residents were particularly fearful of water contamination, odour and truck traffic.  

When asked about some of the differences in real estate trends in the local and regional area the 
interviewees pointed out that Woodstock is the dominant community in Oxford County and it is 
growing rapidly. They indicated that it has a new hospital and in general, relative to Ingersoll is 
larger with more services and amenities to offer. These characteristics drive up prices and to a 
large degree explain the differences in house prices between Ingersoll and Woodstock.  

Turning to the local study area it was noted that the northeast quadrant of Ingersoll is an area of 
small lower priced homes as historically this was the area where workers traditionally lived. 
Owners and managers tended to live in the higher priced  areas in the core and southwest 
quadrant.  
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With respect to agricultural properties, one of the interviewees noted that very few farms are listed 
and that sales occur predominately by word of mouth within the surrounding community. 

One of the interviewees had visited Walkers operation in Thorold and met with local realtors. The 
takeaway was that none of the people involved with real estate sales in the area had any concerns 
with Walker’s South Landfill operations in Niagara. 

In reference to the local study area, one of the interviewees indicated that they had been involved 
in one property sale where the prospective buyers walked away because they did not want to be 
downwind from the proposed facility. The interviewee remarked that this incident occured at the 
time of the Walker announcement of the proposed landfill in 2012. Further discussion revealed 
there was a brief slowdown in sales activity at this time but that matters quickly turned around and 
there has been no negative market reaction since. In addition to the above, we heard about one 
other purported incident from a property owner where a sale did not move forward because of the 
proposed landfill. 

The home builder interviewed pointed out that they are having a difficult time keeping pace with 
the market. The demand is so strong that they have had to pull product off the market because 
they cannot build it fast enough. On top of this demand there is also great difficulty in hiring labour. 
Low-skilled jobs paying $25 per hour cannot be filled.  

As described by the real estate interviewees, the people fueling the demand for housing in the 
area are from GTA moving westward along the Highway 401. They are a mixture of first home 
buyers, empty nesters and retirees. New homes in the 1,300 to 2,000 square foot range are selling 
in the $375,000 to $450,000 range. Further down the Highway in Chatham the same caliber of 
homes are selling in the $250,000 range. 

The conversation with real estate professionals and the home builder revealed that there is very 
little land left for development in Ingersoll. The dialogue also revealed that the Ingersoll Golf Club 
(golf course) has been bought by a developer from London. It is conjectured that in order to grow 
its land area, Ingersoll will need to push north via annexation into Zorra Township however this 
action was not deemed likely in the near future. 

When the conversations turned to the proposed landfill it was not felt that it has affected home 
buying activity at the present time. It was suggested that out of town people purchasing homes 
are vaguely aware of the proposal. For residents within the community itself, the comment was 
made that there seems to be opposition fatigue relative to the situation when the landfill proposal 
was first announced.  

Looking to the future, should the landfill be operationalized, a key concern for the operator will be 
odour management. If odour is properly managed then the effect of the landfill on realtors ability 
to sell their product will be minimal. 
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10.3.2.6 Literature 

There is a very extensive body of literature on the potential effects of landfills on property values. 
Much of this material from the 1970s, 1980s and 1990s. There are only a few documents 
published after 2000. 

Many of the technical documents conclude that property values will be diminished by the nearby 
presence of landfills. However, in many of these instances it is unclear as to how these landfills 
were constructed and operated and whether they were situated in greenfield locations or in more 
industrialized locations. 

The most robust studies relied on hedonic modeling to determine the potential effects on property 
values. These studies concluded that the closer a property is to a major landfill the more likely it 
is to suffer value loss. Some studies went so far as to calculate value loss on a per foot distance 
basis.  

Richard Ready (2005) carried out a meta-analysis and posed the question: “Do landfills always 
depress nearby property values?” Ready’s study is a useful document as it looked at all available 
hedonic pricing estimates of the impact of landfills on nearby property values including original 
estimates for 3 landfills in Pennsylvania.  

Ready (2005) concluded that all available hedonic price studies show that high volume landfills 
(> 500 tons per day) will have a greater impact on property values than landfills that accept low 
volumes. However, he also pointed out that the meta-analysis conducted leads to the conclusion 
that there are important differences among individual landfills and their potential for property value 
impacts. He notes that some low volume landfills may have no impact at all or potentially a positive 
impact. He further notes, all high-volume landfills that generate impacts will have some negative 
affect on nearby property values.  

For the subject study there are two questions that arise from the preceding: 
1 Is the proposed landfill different from typical facilities? 
2 Will the proposed landfill generate impacts that will affect nearby property values? 

Dealing with the first question, the proposed facility is not a typical landfill. It is an industrial facility 
located in an existing industrial landscape (i.e. quarry). The landfill is located in an exhausted part 
of the quarry but the quarrying itself and lime processing will continue for many decades to come 
with the end product being transported off-site by road and rail. The actual landfill itself will mainly 
operate below grade in the quarry, and only rise above grade in the final stages of cell fill.  

Turning to the second question, the technical environmental studies do not predict that the landfill 
will generate significant off-site impacts. There will be no effect on ground or surface water. The 
facility will not be highly visible from the surrounding community. The transportation requirements 
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are well within the capacity of the designated haul route. The off-site noise, dust and odour 
nuisances will be localized, infrequent and incremental. Given these conditions although the 
proposed landfill is a high volume facility, it is not seen to create tangible impacts that will diminish 
property values. 

Despite the decidedly negative publicity that has been ongoing since the proposal was announced 
in 2012, the property value data analysed as part of this assessment clearly demonstrates that 
there has been no significant or sustained decrease in property values in the vicinity of the 
proposed landfill site, relative to other communities in the County external to the study 
area.  Likewise, future property values are not expected to be significantly impacted by the 
proposed landfill, based on the following: 

• The landfill is to be situated on a portion of a larger site where heavy industry 
(quarrying and rock processing) has been, and will continue to be, carried out for a 
very long time.  Property values in the vicinity are for the most part already adjusted 
to this type of land use. 

• The proposed facility will be constructed and operated as a state-of-the art landfill. 

• Other studies related to this EA have concluded that the net off-site effects of the 
landfill construction and operation are expected to be limited to relatively minor and 
infrequent nuisances that do not go beyond 500 m of the site.  Walker has proposed 
plans to manage any nuisance effects if and as they occur (e.g., public complaints 
and response procedure), as they have been doing successfully at their Niagara 
operations. 

• These findings are consistent with the Ministry of Environment, Conservation and 
Parks’ Guideline D-4 Land Use On or Near Landfills and Dumps which states that 
“The Ministry considers the most significant contaminant discharges and visual 
problems to be normally within 500 metres of the perimeter of a fill area.” (Section 
5.3) 

• Experience at Walker’s Niagara landfill and studies that looked at community landfill 
effects elsewhere9,10 suggest that provided the landfill is state-of-the art and its 
construction and operation are well managed with limited off-site nuisances, initial 
neighbourhood opposition to a facility is not longstanding but reversable when 
expected outcomes are not realized. In the case of property values there is a 
reciprocal relationship. When property values remain strong and grow peoples’ 
concerns diminish and as this happens there is positive reinforcement of 
neighbourhood attributes and the value of constituent properties. Since the 

 
9 Hampson, Christine Lynne, “Residents Reappraisal of the Halton Regional Landfill Site: A Study of Psychosocial Impacts” 

McMaster University, (September1997).   
10 Okeke, Christian Uzo and Armour, Audrey, “Post-Landfill Siting Perceptions of Nearby Residents: A Case Study of Halton 

Landfill”, Applied Geography, (2000) 
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announcement of the landfill in 2012, a brief dip in property values at the time has 
been followed by 6 years of strong unbated value growth. 

Notwithstanding the above, we nevertheless recommend that as a precaution, Walker should 
consider offering a property value protection agreement to residential and farm property owners 
within 500 m of the waste fill area.  This distance is recommended based on the results of the EA 
studies and the Ministry’s guidelines, as noted above, but also based on the fact that there are 
very limited data on existing property value trends within 500 m of the site given that only 3 
properties lie within this distance. 

 

10.3.2.7 Summary of Effects on Property Values 

1 Adopted a multi-faceted approach to examine the potential effects on property 
values. 
 

2 MPAC data for the local study area does not indicate any down turn in property 
values at the present time.  

 
3 The opposite is true, the Agency predicts rising prices in all parts of the local study 

area. 
 

4 Real estate statistics available from the CREA show very strong market conditions in 
the Woodstock Ingersoll market area. 

 
5 Housing prices have risen in both communities across the 2000 to 2018 period. 

 
6 A small inflection in the housing price rise was seen in both communities but more 

pronounced in Ingersoll around the time Walker announced the proposed landfill. 
 

7 There is no available evidence to suggest this inflection was caused by Walker and 
the condition resolved itself within a year and home prices have continued to rise 
precipitously ever since. 

 
8 The historic sales profiling of recently sold properties corroborates the CREA data. 

Home sale prices have been continually rising in all areas over the 2000 to 2018 
period.  

 
9 Interviews with realtors and a home builder point to an extremely buoyant housing 

market with strong demand and limited supply.  
 

10 Neither the real estate professionals nor the home builder see a downturn in the real 
estate market, and they have not seen any negative influence of the proposed landfill 
on the market other then a brief price inflection at the time of the Walker’s 
announcement of the proposed landfill. 
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11 If the landfill is permitted and becomes operational the principal concern among the 
real estate professionals is odour, though if odour effects are not significant this will 
not be a concern.  

 
12 Public Attitude Research shows property values as a concern among area residents, 

however, should measureable impacts to the environment be mitigated and minimal, 
the concern is expected to decrease over time.  

 
13 Based on the literature, large scale conventional landfills that generate impacts will 

diminish the value of properties in proximity. 
 

14 The proposed landfill is not a conventional landfill. It will be located in an existing 
industrial landscape where quarrying will be ongoing for many decades. The landfill 
will start over a hundred feet below grade and only rise above grade in the final 
stages of cell filling. 

 
15 The impacts predicted by technical experts conclude: there will be no impact on 

ground and surface water; the landfill will not be highly visible in the surrounding 
community; the associated truck traffic is well within the carrying capacity of the 
County Road 6 haul route; and noise, dust and odour will not significantly affect 
surrounding properties. Therefore direct environmental effects associated with the 
preceding will not influence property values.   

 
16 There may be some downturn in real estate values and sales activity during initial 

construction and operation of the proposed landfill but provided peoples’ 
expectations for negative impact are not realized downturns should be small and 
brief. 

 
17 Notwithstanding the preceding it is recommended that Walker offer property value 

protection to all properties within 500 m of the landfill site. 
 

10.3.3 Effects on Municipal Finances 

This section describes how the project may affect the municipal tax base and municipal services. 

The EA Criteria described in this section are: 

• Criterion 19 – Effects on Other Public Services; 

• Criterion 28 – Public Costs for Indirect Liabilities; and  

• Criterion 29 - Effects on the Municipal Tax Base.  

10.3.3.1 Cost Impositions 

The proposed landfill places no demands on municipal infrastructure. Located in the Township of 
Zorra, the landfill will have its own source of potable water and it will build its own treatment facility 
to handle leachate generated onsite. Any solid waste produced on site will be handled by Walker. 
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Truck transport to and from the site will be via County Road 6. Should road improvements be 
required as a result of site operations Walker will work with the County to implement the needed 
improvements and cover costs as appropriate.  

10.3.3.2 Municipal Contributions 

In recent years there has been considerable debate about how landfill properties would be valued 
and taxed after 2020. However, in December 2018 the Minister of Finance provided an update on 
the assessment of properties in the landfill class for property tax purposes. In a letter to the Ontario 
Waste Management Association (OWMA), the Minister confirmed that in order to maintain stability 
for landfill operators and municipalities, the Province would maintain the current valuation 
methodology for properties in the landfill class for the next reassessment. This commitment 
means that landfills will continue to be assessed as vacant industrial land.   

In order to calculate the annual property taxes that might be forthcoming from the proposed 
landfill, Walker’s South Landfill in Niagara, given its many similarities to the proposed landfill, has 
been used a proxy for current value assessment (CVA). At the present time the South Landfill has 
a CVA of roughly $3.2 million. When this value is applied against the tax rates for vacant industrial 
land in the Township of Zorra approximately $77,400 in total property taxes are created and these 
are distributed accordingly (refer to Table 10.10). 

Table 10.10:  Estimated Annual Municipal Tax Revenue Generated by Proposed Landfill 

 

Source: Keir Corp with Walker Data and Township of Zorra FIR Data 2017 

Spread out over the 20-year operating life of the landfill these property tax monies could amount 
to approximately $1.55 million. 

In addition to the property tax revenues flowing to the Township of Zorra, further financial 
contributions may be made through royalty payments with the host municipality on tonnage 
received. Although, Walker has not yet entered into discussions with the host or any adjacent 
municipalities on this matter, it has undertaken its own research to determine the practices and 
quantums associated with this form of payment for other major privately owned landfills in the 
Province. For the cases examined, royalty payments on tonnage are generally in a range of $1 to 
$3 per tonne. 
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For reference, at the present time the Township Zorra has a total annual revenue of approximately 
$10.6 million. The combination of taxes and royalty payments could significantly add to this 
amount. 

Additive to all of the preceding  further taxes benefits to municipalities in Ontario could be realized 
through land transfers and production of goods and services associated with the project. Based 
on the input output analysis the monies generated at the municipal level are estimated to be in 
the order of $12.8 million spread over the life of the project. Of this sum approximately $8.4 million 
will be generated through capital expenditures and $4.4 million through operating expenditures. 

10.3.3.3 Summary of Effects on Municipal Finance 

1 The proposed landfill places no demands on municipal infrastructure. It will have is 
own source of potable water and its own treatment facility to handle and leachate. 
Any solid waste produced will be handled by Walker. 
 

2 Truck transport to and from the site will be by County Road 6 and projected traffic 
volumes do not exceed the carrying capacity of the roadway. 

 
3 Should any road improvements be required as a result of site operations Walker will 

work with the County to implement the needed improvements and cover costs as 
appropriate. 

 
4 The proposed landfill will generate approximately $77,000 in property taxes with 

roughly 37% of this sum flowing to the Township of Zorra, 26% to the County and 
37% to the Boards of Education. 

 
5 In addition to property taxes further financial contributions to the host municipality 

may be made through royalty payments on tonnage received.  
 

6 Although Walker has not yet entered into negotiations with the host or adjacent 
municipalities on the matter of royalty payments, based on practices for other 
privately owned major landfills in the Province the range appears to be in the order of 
$1 to $3 per tonne. 

 
7 Capital and operating expenditures of the project over its life will also generate tax 

outputs for different levels of government via products and production. At the 
municipal level across the Province approximately $12.8 million will be generated 
with 66% of this attributable to capital expenditures and 34% attributable to operating 
expenditures. 
 

10.3.4 Public Service and Cost to Customers 

The EA Criteria described in this section are: 

• Criterion 18 – Level of Public Service; and 
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• Criterion 30 – Effects on fhe Cost of Service to Customers. 
 

10.3.4.1 Potential Benefits 

The County of Oxford currently operates the Salford Landfill predominately for its municipal waste 
disposal needs. This facility given current and projected usage has approximately 45 years of 
capacity remaining. 

With respect to IC&I waste however, the County is in a export situation. The majority of businesses 
within the County contract with private-sector waste disposal companies that transport waste to 
landfills beyond the County. Much of this waste moves to large, privately-owned, regional landfills 
in other municipalities. 

The proposed landfill provides an alternative to the export of IC&I waste. It offers area businesses 
a convenient lower cost disposal option within the County.  

Reports prepared by Oxford County estimate that businesses in Oxford County export between 
20,000 to 25,000 tonnes of solid waste annually to private landfills located in other municipalities. 
Should this waste be shipped to the prposed landfill in Oxford county, the transportation cost 
savings would be on the order of $10 per tonne resulting in gross annual savings between 
$200,000 and $250,000 per year. 

Additionaly, the landfill provides a backstop for the County should a situation ever arise requiring 
an alternative or emergency disposal location for municipal waste.  

Oxford County seeks to be a leader in waste management initiatives and so do Walker. The 
proposed facility may provide the opportunity to partner and implement innovative resource 
recovery and waste management initiatives. Walker’s Niagara waste management campus is an 
example of an integrated set of facilities involving recycling, composting, energy production 
disposal and agricultural land rehabilitation. The latter touches on many of the waste management 
and sustainability goals expressed by the County Oxford. 

Although GHG tax implications are handled in more section 10.3.5.3 it is also worth noting here 
that the landfill provides the Province of Ontario with a significant public service opportunity to 
help reduce GHG emissions and enable realization of its emission reduction targets. 

10.3.4.2 Summary of Effects on Public Service and Cost to Customer 

1 The proposed landfill will offer area businesses a convenient lower cost disposal 
option relative to the current situation of exporting their waste to disposal facilities 
beyond the County particularly to the United States. 
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2 Cost savings to area businesses could be in the order of $200,000 to $250,000 per 
year. 

 
3 The landfill also provides a backup for the County should a situation ever arise 

requiring an alternative or emergency disposal option for municipal waste. 
 

4 The proposed facility could serve as the nucleus for a County/Walker partnership to 
implement innovative waste management initiatives. 

 
5 The landfill will reduce provincial GHG emiisions and significantly help the Province 

to move towards its emission reduction targets. 
 

10.3.5 Effects on Provincial and Federal Taxes 

This section describes how the project might affect taxes at the Provincial and Federal Levels.  

The EA Criterion described in this section is: 

• Criterion 31 – Effects on the Provincial / Federal Tax Base 

10.3.5.1 Tax Outputs for Production and Products11 

In addition to the municipal taxes benefits generated by the project through product and 
production taxes the Project will also generate a stream of tax outputs for the Federal and 
Provincial governments by similar mechanisms. Over the 22-year life of the project approximately 
$26.6 million in tax revenue (excluding income and property taxes) will be generated.  Roughly 
27% of these monies will flow to the Federal government and 73% to the Provincial government, 
Table 10.11 provides a breakdown of Federal and Provincial tax outputs generated by capital and 
operating expenditures over the life of the project. 

 
11 Production and product taxes include such entities as: gas tax, excise tax, duty tax, sales tax GST, PST and HST, custom import 
duties, trading profits, land transfer tax, amusement tax, consumption tax and environment tax.  
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Table 10.11:  Product and Production Tax Outputs for Federal and Provincial Levels of 
Government 

 

                   Source: Keir Corp, 2018 with Statistics IO data 

10.3.5.2 Personal Income Taxes 

In addition to tax outputs for production and products, the proposed landfill through direct indirect 
and induced labour income, provides the basis for income tax. Table 10.12 sets out the labour 
income and jobs generated by the undertaking. Simple division of labour income by jobs provides 
the average wage level per job for the two expenditure categories. In the case of capital 
expenditures, the average wage is in the order of $82,000 and for operating expenditures 
approximately $69,000. For the project overall, the average wage generated is $75,500. 

Table 10.12:  Average Wages Generated 

 

                   Source Keir Corp, 2018 with Statistics IO data 
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The estimated income taxes generated at the Federal and Provincial levels plus Canadian 
Pension Plan and Employment Insurance (CPP/EI) payments are set out in Table 10.13. Total 
Income taxes generated at the Federal level are forecast to be in the order of $32.7 million and 
$13.6 million at the Provincial level. CCP/EI contributions are anticipated to be approximately 
$10.1 million. 

Table 10.13:  Income Taxes and CPP/EI Generated 

 

Source Keir Corp, 2018 with Canada Revenue Agency Tax Rates 

10.3.5.3 Carbon Tax 

On April 1, 2019 the Federal Government put a carbon tax in place in Ontario. This tax is imposed 
on greenhouse gas (GHG) emissions from the use of fossil fuels. Under the federal tax, oil 
products such as gasoline and diesel, natural gas and coal fired electricity are affected. At present, 
the federal tax prices carbon dioxide equivalent (CO2e) at $20 per tonne (i.e 4.4 cents per litre of 
gasoline). By 2022 the tax will rise to $50 per tonne of CO2e. 

GHD produced a GHG quantification report for Walker that assesses the GHG emissions 
reductions that would result from the development of the Southwestern Landfill. This report 
estimates that the proposed landfill will result in a net positive effect by reducing Ontario’ GHG 
emissions associated with waste management activities by 5.8 to 7.5 m tonnes of CO2e.  

Priced at $50 per tonne at the time the proposed landfill is scheduled to begin operation, the 
proposed Southwestern Landfill would reduce Ontario’s emissions commensurate  to $290 million 
to $375 million over the combined 20-year operating life and 50-year emissions life of the 
proposed landfill, without impacting Ontario taxpayers or businesses. In other words, the Province 
can accrue these emissions reductions against its GHG emissions reductions targets, without 
having to use taxpayer money to fund GHG reduction incentive programs or tax Ontario 
busineses, equivalent to $290 million to $375 million. 

This is roughly equivalent to removing 24,000 to 32,000 cars from the road every year. 

Ontario’s 2030 GHG emissions reduction target is to reduce emissions to 30% below 2005 levels, 
which equals 17.6 million tonnes below the ‘business as usual’ scenario. The proposed 
Southwestern Landfill would reduce Ontario’s emissions by 5.8 to 7.5 million tonnes  CO2e.   
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The Province does not currently have a 2050 GHG reduction target and while the emissions 
reductions related to the development of the Southwestern Landfill would occur over 50 years, to 
further illustrate the magnitude of these reductions, they would equate to between  33% and 43% 
of the Province’s 2030 target. 

The emission reductions generated through the project not only produce a significant 
environmental benefit they also reduce the tax burden on Provincial businesses and consumers.   

10.3.5.4 Summary of Effects on Provincial and Federal Taxes 

1 The proposed project through a variety of taxes (exclusive of income tax and 
property tax) will flow approximately $26.5 million to Federal, Provincial and 
government coffers. 
 

2 The rough distributions of this sum are 27% to the Federal Government, 73% to the 
Provincial Government. 
 

3 Income taxes generated over the life of the project are expected to total $56.4 with 
the following distributions: Federal Government $32.7 million, Provincial 
Government $13.6 million and CPP/EI funds $10.1 million. 

 
4 GHG tax avoidance in the Province as a result of emission reductions afforded by 

the proposed landfill are estimated to be between $290 million to $375 million over 
the life of the project. Emission reductions are an environmental benefit and a 
beneficial tax avoidance for Ontario businesses and consumers. 

 
5 Ontario’s 2030 GHG emissions reduction target is to reduce emissions to 30% 

below 2005 levels, which equals 17.6 million tonnes below the ‘business as usual’ 
scenario. The proposed Southwestern Landfill would reduce Ontario’s emissions by 
5.8 to 7.5 million tonnes of CO2e.  

10.4 Summary of Effects on the Economic and Financial Enviroment 

A series of economic criteria impact tables are included in the main environmental assessment 
document. This qualitative summation reflects finding set out in the previous sections. 

1 No businesses will be displaced and no businesses will have operations disrupted. 
 

2 Capital and operating expenditures associated with the landfill will flow into the Ontario 
economy with a substantial portion flowing into the economy of the wider area within 
roughly a one hour drive of the project site. 

 
3 The proposed landfill will generate significant employment and associated labour 

income in the Province and local region. 
 

4 Household spending for persons directly and indirectly associated with the project will 
contribute to the provincial and local economies. 
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5 Direct environmental effects of the propsed landfill are minor and limited in distribution. 
Property values will not be compromised by these effects.  

 
6 There may be some turn down in in real estate values and sales activities during intial 

landfill construction and operation, however provided people’s expectations are not 
realized downturns should be small and brief. 

 
7 Data indicates that direct environmental impacts beyond the landifill are minimal.   

However, recognizing that some property owners by virtue of their immediate proximity 
to the landfill may always feel the value of their property will be compromised it is 
recommended that Walker offer property value protection to all owners of property 
within 500 m of the landfill. 

 
8 There will be no demands placed on municipal infrastructure and Walker will work with 

the County to implement and appropriately cost share any needed improvements to 
County Road 6 as a result of landfill construction and operations. 

 
9 The proposed landfill will generate annual municipal revenues through property tax 

payments and subject to negotiation on royalty payments to the host municipality, as 
is the case with all other large, privately owned landfills in Ontario. Product and 
production taxes generated by the project will also flow to the municipalities. 

 
10 The proposed landfill offers area businesses a convenient lower cost disposal option 

relative to current circumstances and it provides a backstop for the County should a 
situation ever arise requiring an alternative or emergency disposal option for municipal 
waste.  

 
11 The  proposed facility could provide a partner platform and nucleus for innovative 

waste management initiatives. 
 

12 The landfill will reduce provincial GHG emissions and help the Province realize its 
Greenhouse Gas emission reduction targets.  
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11. Monitoring, Contingency and Impact Management 
Recommendations 

A series of recommendations have been put forward in various technical studies to monitor 
leachate, ground water, surface water, air emissions gas, dust, noise, visual and traffic. Specifics 
regarding these monitoring plans and related contingency responses are contained within the 
technical reports. 

The public compliants reporting and response system will also provide means to monitor potential 
effects. 

 

11.1 Impact Management 

Impact manamgment of potential landfill effects on the economic and financial conditions will rely 
on issues and concerns raised by the public and authorities to Walker directly as well as through 
routine monitoring activities carried out by Walker during the course of landfill construction and 
operation.  From an economics perspective to the extent possible local hiring and sourcing of 
goods and services during construction and operations should be pursued. Additionally the 
provision of property value protection to properties within 500 m of the proposed landfill is 
recommended. 
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Appendix A – Glossary of Terms 
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Glossary of Terms 
Direct Impact  - measures the initial requirements for an extra dollar's worth of output of a given 
industry. The direct impact on the output of an industry is a one dollar change in output to meet 
the change of one dollar in final demand. Associated with this change, there will also be direct 
impacts on GDP, jobs, and imports. 

FIR – Ontario municipal financial information return  

FSBO - for sale by owner 

FTE Jobs – Full time equivalent jobs  - include employee jobs converted to full time equivalence 
based on the overall average full-time hours worked in either the government or business 
sectors 

GDP – Gross Domestic Product – measures the value of the fiinal output of finished goods and 
services 

Gross Output – measures the total economic avtivity involved in the production of goods and 
services. It is much braoder measure ot the economy than GDP. It is the value of net output or 
GDP plus intermediate production. 

Indirect Impact - measures the changes due to inter-industry purchases as they respond to the 
new demands of the directly affected industries. This includes all the chain reaction of output up 
the production stream since each of the products purchased will require, in turn, the production 
of various inputs. 

Induced Impact - measures the changes in the production of goods and services in response 
to consumer expenditures induced by households' incomes (i.e., wages) generated by the 
production of the direct and indirect requirements. 

Labour Income – is the amount employed people earn by working. It includes wages and 
benefits. 

Stat Can IO Model – Statistics Canada Interprovincial Input / Out Model 
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Appendix B – Environmental Assessment Criteria and 
Studies 
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Appendix Table B-1:  EA Technical Studies Matrix 

 

þ   Study that will be primarily responsible for addressing criterion. 
Note:  Many of the studies will provide key input to criteria that will be address through other impact assessment studies. 



 

 

B-3 

 
 

 
 
þ   Study that will be primarily responsible for addressing criterion. 
Note:  Many of the studies will provide key input to criteria that will be address through other impact assessment studies. 
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þ   Study that will be primarily responsible for addressing criterion. 
Note:  Many of the studies will provide key input to criteria that will be address through other impact assessment studies. 
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þ   Study that will be primarily responsible for addressing criterion. 
Note:  Many of the studies will provide key input to criteria that will be address through other impact assessment studies. 
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þ   Study that will be primarily responsible for addressing criterion. 
Note:  Many of the studies will provide key input to criteria that will be address through other impact assessment studies. 
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þ   Study that will be primarily responsible for addressing criterion. 
Note:  Many of the studies will provide key input to criteria that will be address through other impact assessment studies. 
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Appendix Table B-2:  EA Technical Studies Interconnectivity Matrix 

Because effectively evaluating the EA criteria provided in Table B-1 may require input from experts in many disciplines, WEG adopted a 

methodology that facilitates a cross-functional approach among the experts. Each EA criterion has been assigned a ‘lead’ expert for reporting 

purposes (see Table B-1). The lead expert is responsible for coordinating efforts with any other expert they determine necessary to effectively 

report on that criterion as well as providing information to other experts who need input from them to report on any other criteria. Table B-2 provides 

possible relationships required between experts to effectively report on their respective EA criteria. The actual relationships will be developed 

during the EA process in consultation with interested parties. 
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Appendix C – Map and Tables of Receptor Point 
Locations 
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Appendix Figure C-1:  Map of Receptor Point Locations  
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Appendix Table C-1:  Receptor Points – Township of Zorra 
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Appendix Table C-2:  Receptor Points – Town of Ingersoll 
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Appendix Table C-3:  Receptor Points – Township of South-west Oxford 
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Appendix D – Business Data Base 
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Appendix Table D-1:  Business Data Base 
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Appendix E – Southwestern Landfill Business Survey 
and Analysis 
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Appendix F – Municipal Letters and Information 
Requests  
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In all cases letters were signed as follows: 

 

In all cases questions asked were as follows: 

 
 
 1. Economic Development / Public Works (Director, Manager – Waste Management)  

a) What are key economic trends in the Municiplity / County?  

b) What are key issues associated with these trends?  

c) Does the Municipality / County have a slate of priority initiatives?  

d) Does the proposed landfill potentially impact any of the key trends or priority initiatives?  

e) What other issues do you see arising from the landfill?  

f) Does the landfill present any opportunities?  

g) Is the landfill a localized matter or does it have County implications?  

h) If the Southwestern Landfill project were to proceed, what might be the most important thing you 

would want Walker Environmental Group to know? What is the most important concern or comment 

you have regarding this project?  

 

2. Municipal Finance  

a) Are there any major projects requiring Municipal / County funding in the near term or longer term?  

b) Does the Municipality / County currently have any pressing financial issues?  

c) Does the Municipality / County foresee any pressing financial issues in the years ahead?  

d) Will the proposed landfill have any effect on the financial health of the Municipality / County?  

e) Will the proposed landfill have any detrimental effects on major projects contemplated by the 

Municipality / County?  
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f) Is there potential for the landfill to be synergistic with any of the major projects contemplated by the 

Municipality / County?  

g) If the Southwestern Landfill project were to proceed, what might be the most important thing you 

would want Walker Environmental Group to know? What is the most important concern or comment 

you have regarding this project?  

 

3. Planning & Development  

a) From your perspective, in what ways do(es) your department/facilities/services contribute to the 

overall well- being of the communities you serve?  

b) What are the key things or issues that your department/government considers in planning for future 

development?  

c) What are the key issues facing your department/community today?  

d) From your perspective, what do you feel is the greatest threat to your community’s overall well-being 

in the next decade and beyond?  

e) From the Planning and Development Department’s perspective, what are your concerns regarding the 

Southwestern Landfill proposal?  

f) In your opinion, would the presence of the potential Southwestern Landfill site, its employees or 

activities have any effect (positive or negative) on your operations or the provision of planning and 

development services to the community? If yes, in what ways would the work of your department be 

changed or affected?  

g) Are there measures that could be put in place by Walkers to alleviate community concerns and your 

concerns?  

h) From your perspective does the proposed landfill present any opportunities for your constituency and 

the Municipality / County?  

i) If the Southwestern Landfill project were to proceed, what might be the most important thing you 

would want Walker Environmental Group to know? What is the most important concern or comment 

you have regarding this project?  

 

4. Tourism  

a) Could you please describe your department and provide us with any documents you may have that 

provide the following information: • _The full range of tourism facilities, services or products available in 

the County.  

• _Tourism statistics (e.g., visitation, spending, etc.) that is specific to the County.  

• _Public attitude research, opinion polling of tourists or Municipal / County residents?  

b) From your perspective, in what ways do(es) tourism contribute to the overall well-being of the 

communities in Oxford County?  

c) What are the key tourism related issues facing your department/community today?  

d) From your perspective, what do you feel is the greatest threat to your community’s overall well-being 

in the next decade and beyond? Why?  

e) Are there any quantitative objectives that the Municipality / County is attempting to meet in terms of 

tourism (e.g., visitation). If Yes, Please describe them.  

f) What are the key things or issues that your department/government considers in planning for tourism  
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growth, programs or service in the future?  

g) Please briefly describe any major plans your may have for the future in terms of the range of 

programs or services you would like to provide or the facilities you wish operate in your community.  

h) In your opinion, would the presence of the potential Southwestern Landfill site, its employees or 

activities have any effect (positive or negative) on your operations or the provision of tourism programs 

and services to the community? If yes, in what ways would the work of your department be changed or 

affected?  

i) Are there measures that could be put in place by Walkers to alleviate community concerns and your 

concerns?  

j) From your perspective does the proposed landfill present any opportunities for your constituency and 

the County?  

k) If the Southwestern Landfill project were to proceed, what might be the most important thing you 

would want Walker Environmental Group to know? What is the most important concern or comment 

you have regarding this project?  

 

5. Council Members  

a) What are the key trends you see in your constituency and the Municipality / County?  

b) Landfill aside, what are the key issues facing the Municipality / County?  

c) Is the proposed landfill an issue with your constituents?  

d) If so, what are their key concerns?  

e) What are your concerns?  

f) Are there measures that could be put in place by Walkers to alleviate community concerns and your 

concerns?  

g) From your perspective does the proposed landfill present any opportunities for your constituency and 

the Municipality / County?  

h) If the Southwestern Landfill project were to proceed, what might be the most important thing you 

would want Walker Environmental Group to know? What is the most important concern or comment 

you have regarding this project?  
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Appendix G – MPAC – Residential Market Trends 

Zorra, South-west Oxford Ingersoll and Woodstock 
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