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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. 

 
This report also provides the land use planning justification and rationale to support required Planning 
Act applications that are being processed concurrently with the Environmental Assessment process. 
Accordingly, applicable policy evaluation and assessment components have been incorporated as 
applicable. 

 
Note that Walker has carried out extensive consultation with government agencies, Indigenous 
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 provide a land use compatibility assessment of the landfill proposed by 
Walker, as well as to provide the applicable planning justification to aid in decision-making regarding the 
Planning Act applications that will implement the proposal. 

 
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’s land holdings 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 
81.6 ha site will be comprised of buffer areas for monitoring, maintenance, environmental controls and 
other necessary infrastructure. (see Figure 1). 

 
Landfill construction will proceed progressively in a series of cells, generally from north-to-south (Figure 
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 2) will be 
constructed across the bottom and up the sides of the landfill to contain and collect leachate (Figure 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, or other approved materials on a daily basis, and a final cap with 
vegetation will be applied as the landfill reaches its final height, which peaks at about 15 m above 
ground (Figure 4). A landfill gas collection system will also be installed as the landfill/cell development 
progresses. 

 
Most of the supporting infrastructure for the landfill will be located in the buffer area along the northern 
site perimeter, including the leachate and gas treatment plants. Leachate collected from the liner 
system will be treated on-site and the clean effluent from the treatment plant will be discharged into 
the Patterson-Robbins Drain next to the treatment plant. Clean precipitation and groundwater that has 
not come into contact with waste within the constructed sections of the landfill, will be segregated and 
treated in a stormwater management pond before being discharged from the site (Figure 1). Landfill gas 
will be collected in a network of extraction wells and pipes. Initially the landfill gas will be flared 
(combusted), but when the quantities permit the gas will be beneficially utilized as a renewable fuel. 
 
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) 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 

                                                           
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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site (Figure 5). Vehicle traffic, including waste trucks as well as construction vehicles and staff, is 
expected to average approximately 210 trips per day. 

 
Nuisance controls will include speed enforcement, regular haul road cleaning on internal and external 
paved areas, litter fencing and pick-up, odour control, 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/or agriculture, but the design is flexible to accommodate 
other potential end-uses. 

 
Specific to potential impacts cultural heritage resources, there is interest in any buildings proposed to be 
demolished or any disturbance to cultural heritage landscapes. Accordingly, the areas of greatest 
interest are those associated with the proposed haul route, and the area which contains the leachate 
treatment system. 
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4. Environmental Assessment Criteria & Indicators 
 

The environmental assessment criteria, as approved in the ToR, are tabulated in Appendix B, Table B-1. 
In Table B-1, 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: 

 
EA Criteria Definition/Rationale 

  
Compatibility with 
municipal land use 
designations and official 
plans. 

A waste disposal facility has the potential to affect the viability of present and 
future land uses, which may have an effect on planning decisions made in the 
surrounding community. 

Sterilization of industrial 
mineral resources. 

The establishment of a waste disposal facility may limit the opportunity to extract 
industrial mineral resources located beneath the site. 

Displacement of forestry 
resources. 

The establishment of a waste disposal facility may limit the opportunity to utilize 
forestry resources on or near the site. 

  

 
Furthermore, the criteria for this EA were designed to be cross-disciplinary to permit an assessment of 
cumulative effects. Table B-2 in Appendix B, 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 EA criteria that will be addressed through studies 
conducted by other experts including (but not limited to): 

• Agricultural 

• Cultural heritage 

• Economic / financial 

• Social 

• Traffic 
 

Indicators identify how the potential environmental effects will be measured for each criterion. Each of 
the supporting technical studies contained a specific set of indicators, as well as specific means by which 
to assess potential impacts as a result of the proposed landfill operation. 
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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 more limited range 
of potential effects. 

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

 
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. For information purposes, Figure 6 depicts the study 
area and common receptor locations in the context of the subject lands. 
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7. Methodology and data collection 
 

The methodology by which this Planning Justification Report was undertaken following typical 
procedures for undertaking a land use planning justification exercise. In general, the methods involved 
the following steps: 

 
- Site visits by MHBC staff to the subject lands and surrounding area in order to develop an 

understanding of the site context. 
 

- A review of background documentation regarding the proposed site operation and particulars of 
proposed staging. 

 
- Review of applicable Aggregate Resources Act (ARA) Site Plans for the existing quarry operation. 

 
- A detailed review of applicable land use planning policy documents, including Province 

(Provincial Policy Statement), County of Oxford (Official Plan), Town of Ingersoll (Zoning By-law), 
Township of Zorra (Zoning By-law), and Township of South-West Oxford (Zoning By-law). 

 
- Review of supporting technical reports prepared in conjunction with this proposal. 

 
- Consultation with County of Oxford Planning staff through the pre-submission consultation 

process associated with the Planning Act applications. 
 

This report provides a summary of the background information reviewed, detailed planning policy 
analysis, and an assessment of the compatibility of the proposed operation with the surrounding areas. 
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8. Environment Potentially Affected by the Undertaking 
 

Section 6.1(2)(c)(i) of the 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). 

 
 

8.1 Baseline Assumptions 
 

8.1.1 Land Use Forecast 
 

A common set of assumptions were provided by MHBC Planning on behalf of Walker Environmental 
Group regarding the forecast land uses in the area, so that the various background studies 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 summarized in Walker’s Environmental Assessment Report, and the full Land 
Use Planning Forecast Report is included with this report as Appendix B.  A brief review of the aspects 
relevant to this study follows. 

 
In order to guide the forecasting of future baseline conditions, a set of working assumptions regarding 
future land uses (including community growth, other industrial activities such as quarrying, etc.) at the 
site, in the surrounding area and in the broader community were developed. This information includes: 

• Details of existing land use conditions in the surrounding area. 

• Information regarding existing and projected conditions at nearby area aggregate extraction 
operations. 

• Land use forecast and development trends. 
 

In order to address cumulative effects, in accordance with the methodology set out in the Approved 
Amended Terms of Reference, the various studies completed compared the potential effects of the 
proposed landfill at its different stages of development to the forecast baseline conditions at that same 
period of time (i.e., the “do nothing” alternative). 

 
8.1.2 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 
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essentially 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. 

 
 

8.2 Environmental Baseline Conditions 
 

8.2.1 Existing Conditions 
 

The subject lands are located within a rural area, just east of the Town of Ingersoll. The subject lands 
are 74ha (183 acres) in area with an approximate 1.4km frontage along 35th Line. The site is serviced 
with a main entrance located on County Road #6. The proposed landfill site is located on lands 
currently owned by Carmeuse Lime (Canada) Ltd. for quarry operations, where quarry activities have 
been in operation for over 100 years. The Carmeuse site consists of several bedrock quarries at various 
stages of development, along with a lime processing plant. The existing quarry will remain functioning 
during landfill site development, and will continue to function after the landfill operations are 
complete. 

 
Other lands owned by Carmeuse, generally to the north of the current quarries, remain in agricultural or 
rural uses. Some of this land is licensed for future extraction. Two major railway corridors pass through 
the southern portion of the site. The southern limit of the site is bordered by the south branch of the 
Thames River which has been straightened and channelized in this stretch. 

 
The surrounding land uses that exist within the site vicinity (1 km) Study Area include licenced future 
quarry lands (presently farmland), non-farm residential uses, existing quarry operations, railway tracks, 
(Canadian National Railway & Ontario Southland Railway), the rural cluster of Centreville, a cemetery 
(Ingersoll Rural Cemetery), agricultural uses, and hydro lines.  The Thames River is also located within 
the 1 km site vicinity study area. 

 
Much of the study area falls within the physiographic region known as the Oxford Till Plain, which covers 
more than 385,000 acres in Oxford County. It ranges from about 305 - 365 metres above sea level (1000 
- 2000 feet above sea level). Drumlins have formed on the till plain south of Woodstock, where the 
glacier passed over an existing moraine. 
 
The land is cut by valleys formed by glacial melt-water streams, now containing tributaries of the 
Thames River. At present, the streams are considerably smaller than the valleys that they occupy. The 
Till Plain contains primarily Guelph loam soil, a grey-brown luvisol that appears under maple and 
beech forest land. The Till Plain generally has good drainage, medium-textured soil and gentle slopes, 
making it a good soil without a large amount of stones, well suited to agriculture. 

 
The land was sparsely settled in the late 18th century, but became more populated with the arrival of 
Scottish immigrants after the Napoleonic wars. Population peaked in the 1880s, and did not begin to 
increase again until after the 1950s. The Till Plain has primarily been settled for agriculture, with larger 
farms developing by the mid twentieth century. The area is known for its prominent agricultural 
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industry, specifically dairy and cheese (Chapman and Putnam 145-146, 1984). 
 
The areas surrounding the subject lands mainly consist of gentle to moderately undulating agricultural 
lands. The lowest elevation is the south branch of the Thames River, located to the south of the site. 
The highest point of land within 5 kilometers of the site is located to the southeast, south of Highway 
401. 

 
Vegetation onsite is sparse given the existing use as a quarry operation. There is existing landscape 
screening around the periphery of the quarry operation (e.g. berms), as well as mixed woodlots located 
in the areas around the site. 

 
8.2.2 Future Baseline Conditions 

 
In the absence of the proposed Southwest Landfill proposal, future baseline conditions would include 
continued quarrying activities on the subject site and also within the Study Area and beyond. The 
activities would occur in accordance with the Aggregate Resources Act (ARA) Site Plans approved for the 
broader quarry area, which would include progressive extraction and then subsequent rehabilitation of 
the site over many decades. 

 

 
Figure 7 - Excerpt from Land Use Planning Forecast 2023 site conditions (source: MHBC) 
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The proposed Southwest Landfill would result in changes to the rehabilitation plans for a portion of the 
Carmeuse Quarry. It is anticipated that quarrying will continue to progress as the proposed Southwestern 
Landfill is also operating. In the context of the proposed landfill, there are two periods of operation that 
are to be considered: 

 
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 more limited range of potential effects. 

 
These two operational periods are to be considered in assessing the potential impacts of the proposed 
landfill operation. 
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9. Land Use Planning Context 
 

This purpose of this section is to provide an overview of the applicable land use planning policy 
documents, in order to provide a context of the various considerations to take into account. In addition, 
this section provides a summary of the projected population and employment growth for the broader 
community, including beyond the project-specific study area. 

 
 

9.1 Provincial Policy Statement 
 

The 2014 Provincial Policy Statement (“PPS”) was issued by the Province of Ontario in accordance with 
Section 3 of the Planning Act and applies to all decisions in respect of the exercise of any planning authority 
that affects a planning matter made on or after April 30, 2014. All decisions must be “consistent with” the 
PPS. 

 
The 2014 PPS provides policy direction on matters of provincial interest related to land use planning and 
development, and sets the policy foundation for regulating the development and use of land. The PPS 
provides for the appropriate development of land, while protecting resources of provincial interest, public 
health and safety, and the quality of the natural and built environment. 

 
The PPS supports a comprehensive, integrated and long-term approach to planning, and recognizes 
linkages among policy areas. The PPS is to be read in its entirety and the relevant policies are to be applied 
to each situation. The policies in the PPS are outcome-oriented, and some policies provide flexibility in 
their implementation provided that provincial interests are upheld. 

 
The Province’s natural heritage resources, water resources, agricultural resources, mineral resources, and 
cultural heritage and archaeological resources provide important environmental, economic and social 
benefits. The wise use and management of these resources over the long term is a key provincial interest.  
This PPS direction aligns closely with the purpose of the Environmental Assessment Act, which speaks to 
providing for the betterment of the people of the whole or any part of the Province by providing for the 
protection, conservation and wise management of the environment. 

 
There are a number of areas of policy interest contained within the PPS that must be taken into account 
when evaluating a use such as the Southwestern Landfill. These include: availability of natural resources 
(such as mineral aggregate resources); protection of agricultural land; protection of significant natural 
heritage features and areas and ecological functions; the protection of groundwater and surface water 
resources; protecting cultural heritage resources; and minimizing risk to public health and safety. Land 
use compatibility of major facilities is addressed in Section 1.2.6.1 of the PPS, which notes that major 
facilities and sensitive land use should be planned to ensure they are designed, buffered and separated 
from each other to prevent or mitigate adverse effects and ensure the long-term viability of major 
facilities. 
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The PPS provides general policy direction related to rural lands (defined to include rural settlement areas, 
rural lands, prime agricultural lands, natural heritage features and areas, and resource areas) in Section 
1.1.5, and notes that permitted uses are the management of resources, resource-based recreational uses, 
limited residential development, home occupations / industries, cemeteries and other rural land uses. 
Further policy direction specifically related to landfill sites is included with infrastructure and public 
services facilities policies starting in Section 1.6. This section directs that such facilities be provided in a 
coordinated, efficient and cost-effective manner. The PPS definition of infrastructure is as follows: 

Infrastructure: means physical structures (facilities and corridors) that form the foundation for 
development. Infrastructure includes: sewage and water systems, septage treatment systems, 
stormwater management systems, waste management systems, electricity generation facilities, 
electricity transmission and distribution systems, communications/telecommunications, transit 
and transportation corridors and facilities, oil and gas pipelines and associated facilities. 

 
Further, the PPS definition of waste management system is as follows: 

Waste management system: means sites and facilities to accommodate solid waste from one or 
more municipalities and includes recycling facilities, transfer stations, processing sites and disposal 
sites 

 
The PPS policies will be further reviewed and assessed as part of Section 10 of this report, with relevant 
policy sections also reviewed by each applicable technical consulting team. 

 
 

9.2 Oxford County Official Plan 
 

The County of Oxford Official Plan was originally approved in December 1995, and has been subject to a 
number of amendments and updates since approved. The Oxford Official Plan is applicable to the 
subject lands. The Official Plan contains policies adopted by the Council of the County of Oxford to guide 
and manage the extent, pattern and type of settlement and the use of land and resources desired to 
maintain and improve the quality of the environment and the quality of life for County residents and to 
address matters of Provincial interest. 

 
The portion of the proposed Southwestern Landfill that is located within the existing quarry operation is 
designated Quarry Area, while the small portion of the site proposed for the leachate facility is currently 
designated Agricultural Reserve. The majority of the 5km and 1km Study Areas outside the Town of 
Ingersoll are designated Agricultural Reserve and/or Quarry Area, or identified as Limestone Resource 
Area (see Figure 8). The Agricultural Reserve designation contains lands most suitable for agricultural 
production within the County, and are intended to be protected for agricultural and resource extraction 
uses. The Quarry Area designation applies to existing licenced aggregate operations and adjacent lands 
where new or expanded quarries may be considered without amendment to the Official Plan. The 
Limestone Resource Area designation applies to lands within and outside the Quarry Area designation, 
where limestone resources have been identified by the Province. In accordance with policy direction, it 
is anticipated that development in these areas would be generally limited to agriculture and resource 
related uses. 
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The County of Oxford Official Plan contains policies related to various policy interests and resource uses 
within the County boundary, including natural heritage, agricultural, surface and groundwater, resource 
extraction (including mineral aggregate resources), and cultural heritage resources. 

 
There are also specific policies contained within the Official Plan which address the future consideration 
of landfill sites (OPA 197). The OPA specific to landfill policies was initiated in late 2015, adopted by 
Council in mid-2016 and subsequently appealed to the Ontario Municipal Board (now the Local Planning 
Appeals Tribunal). The LPAT approved the amendment with some modifications in May 2018. Section 
5.3.4 of the Official Plan contains policy direction related to new landfill sites, and notes that an 
amendment to the Official Plan is required in order to establish any new landfill facilities. Proponents of 
new landfill sites are required to demonstrate the following: 

• the proposal complies with the provisions and approval requirements of the Environmental 
Assessment Act, Environmental Protection Act and any other relevant Provincial legislation and 
regulations and is consistent with the principles, objectives and policies of this Plan; 

• alternative sites, landfill design and operations have been thoroughly assessed against all 
reasonable alternatives and that the proposed landfill is necessary to meet the County’s waste 
disposal needs, or where this cannot be demonstrated, either the proposal is subject to approved 
Terms of Reference pursuant to the Environmental Assessment Act or that a reasonable range of 
alternatives outside of the County has been fully investigated and that the proposed site is 
demonstrated to be the preferred siting option, based on a full assessment of the environmental 
impacts of the options considered; 

• the impact on individuals and communities has been assessed through a systematic process 
which identifies the potential risks to human health and the said assessment demonstrates that 
there will be no significant adverse effects thereto; 

• the impact on agriculture, mineral and petroleum resources, and off-site ground and surface 
water resources, air quality, noise, litter and other nuisance impacts and other social and 
community impacts resulting from the landfill facility has been assessed and that the said 
assessment demonstrates that there will be no significant adverse effects; 

• the impact on the natural heritage system has been assessed and that said assessment 
demonstrates that there will be no negative impact on natural heritage features or areas and 
that the proposal will comply with the applicable policies of Section 3.2.3 of this Plan; and 

• plans for the after-use of the site are compatible with existing and planned land uses in the area. 
 

The policies further require that new or expanding landfill sites be located and designed in accordance 
with Provincial legislation and standards. The policies also encourage the integration of Official Plan 
amendments for new operations with the Provincial environmental assessment process, so that all 
applicable requirements are taken in to account concurrently. This approach has been taken by the 
applicant and review agencies. Section 5.3.5 of the Official Plan sets out requirements related to public 
consultation and 3rd party review of application materials. 
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9.3 Zoning By-laws 
 

The subject lands are located within the Township of Zorra, and are therefore governed by the Township 
of Zorra Zoning By-law. Given the location of the subject lands within the County of Oxford, the site is 
also located in close proximity to the Town of Ingersoll and Township of Southwest Oxford. Therefore, 
the Zoning By-laws of those municipalities are also relevant in understanding a land use planning 
context.  Figure 9 on the following page depicts the applicable zoning information from the Township of 
Zorra and other nearby municipalities. 

 
The in-force Township of Zorra Zoning By-law is By-law 35-99. The latest consolidation of the By-law is 
dated December 31st, 2017. The subject lands are zoned a mixture of MQ – Quarry Industrial and A2 – 
General Agriculture, with the existing quarry being zoned MQ. The MQ zone permits aggregate 
extraction operations (quarry / gravel pit), as well as related uses such as aggregate storage, aggregate 
recycling, an asphalt or concrete batching plant, cement / lime manufacturing plant, and farming. The 
A2 zone permits a variety of agriculture and agricultural-related uses and home occupations. Neither 
the MQ nor A2 zones permit a landfill operation. 

 
 

9.4 Population and employment growth 
 

MHBC prepared a Land Use Planning Forecast in October 2017 (included as Appendix C), in order to 
examine long-range development patterns in the surrounding area and understand future land uses to be 
taken into consideration by the project team. A component of this work was a review of expected 
population and employment growth, based on 2014 work undertaken by Oxford County. 

 
The work undertaken through the Land Use Forecast Report investigated the population and 
employment growth projections for the general area. The report concluded that some lands in the 
vicinity of the proposed Southwestern Landfill can be expected to be developed in the future, with the 
vast majority of development located outside the 1km Study Area. With respect to the broader area, 
the report concluded that future development is expected to occur within the 5km Study Area, but 
predominately in the south east area of the Town of Ingersoll. Residential and employment 
development is expected to occur throughout the 30 year planning horizon in response to moderate 
population and employment growth. 

 
With respect to population and employment growth, the report concluded that the Toyota and CAMI 
manufacturing plants have been strong contributors to local employment and help to spur demand in 
both employment and residential lands. The report concluded that the County is forecast to experience 
modest population growth over the Baseline-2043 period, with population growth forecast to be the 
strongest during the Baseline-2023 horizon and gradually slowing down post 2023 as a result of the 
County’s aging population. 
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With respect to residential growth, based on 2014 population and household projections, it was 
determined there would not be a need to designate additional land to accommodate residential 
demand. The current oversupply of residentially designated lands (under construction, in development 
process or vacant) will be sufficient to meet demand to 2043. 

 
The report concluded that based on the existing supply of developable vacant employment land, Oxford 
County as a whole appeared to have a sufficient supply of employment lands to meet long-term needs 
to 2033. However, notwithstanding the County-wide employment land surplus identified, there is a 
forecast employment lands shortfall in Woodstock and Ingersoll over the planning period (i.e. 2013- 
2033). Additional areas or 36 gross ha (89 gross ac) and 65 gross ha (161 gross ac), respectively, were 
identified as being required. 

 
Areas of future growth are located in the south east area of the Town of Ingersoll, with no future 
development proposed in the 1km Study Area that surrounds the subject lands. Designated resource 
areas (aggregate and agricultural) in the Township of Zorra, north of the Town of Ingersoll will limit the 
potential growth and land use changes in this area in accordance with Provincial and Official Plan 
policies requiring protection of these areas for long-term use. Area quarrying operations were expected 
to continue operating, or in the case of the Federal White Cement quarry, remain as future reserves. 

 
Oxford County initiated a review process to update their population and growth projections in early 
2019, resulting in the release of a draft document outlining growth projections for the County. 
Information related to this updated was reviewed by MHBC staff in order to understand changes.  The 
updates extend the population projection timeline out to 2046 rather than 2043 as previously prepared, 
and land needs are examined to accommodate growth.  In general, growth levels are higher than 
originally predicted, resulting in the need for some additional lands for future growth by 2039.  These 
new population projections were taken into account as applicable in the preparation of supporting 
studies for the Southwestern Landfill. County staff are currently consulting on the report findings, and 
future consultation regarding specific areas of land to be identified is expected to occur during 2020. 
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10. Evaluation of the Proposed Landfill 
 

There are a number of measures by which land use compatibility can be determined and assessed, 
including locating land uses in compatible areas of the Province, as well as ensuring that nuisance-type 
effects (such as noise, dust, vibration and visual impact) are mitigated to acceptable levels based on 
Provincial standards and guidelines.  In accordance with Provincial guidelines, Oxford County Official 
Plan requirements, and the approved Terms of Reference for the Environmental Assessment, there are a 
wide range of topics that are assessed. 

 
The purpose of this section of the report is to provide an evaluation of the proposed Southwestern 
Landfill proposal, in the context of the various supporting studies prepared by the project team for the 
Environmental Assessment process. Based on a review of the supporting studies, a conclusion will be 
provided regarding the overall land use compatibility. 

 
 

10.1 Summary of supporting technical reports 
 

As noted, a number of supporting studies have been prepared in accordance with various requirements. 
The required studies were completed on behalf of WEG, by independent experts in their respective 
fields. 

 
10.1.1 Surface Water 

 
A Surface Water Assessment Report has been prepared by Golder Associates, in order to understand 
and assess surface water resources within the study area. The Assessment characterized the 
surrounding area in terms of surface water features, including the Patterson-Robbins Drain, South 
Branch of the Upper Thames River, and existing depleted and flooded quarry.  The report noted that the 
depleted quarry area drains directly to the Thames River through an approved stormwater management 
system.  Regarding water quality, it was determined that water in the area is typical of run-off from 
agricultural land. 
 
The report concluded that the only watercourse on the site is the Patterson-Robbins Drain, crossing in 
the northwestern corner between the proposed landfill and the leachate treatment plant, and that it 
may need to be diverted for future quarry development.  The report also concluded that no water 
bodies or watercourses would be removed or displaced as part of the proposed landfill construction and 
that no cumulative effects would occur.  In addition, the stormwater management system at the site will 
have sufficient capacity to ensure that the site will not be flooded, even during major regional storm 
events, and that there will be no significant increase in flooding in the adjacent Patterson-Robbins Drain 
or South Thames River. 
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10.1.2 Geology and Groundwater 
 

A Groundwater Assessment Report has been prepared by Golder Associates and Worthington 
Groundwater, in order to understand and assess groundwater resources within the study area. The 
report reviewed overburden soils at the site, as well the various groundwater aquifers that exist at the 
site.  These consist of a shallow generally unconfined aquifer, an intermediate depth generally confined 
aquifer, and a deeply buried generally confined aquifer.  It was determined that the bedrock does not 
have any significant large-scale Karst effects, but rather that the groundwater flows predictably 
through a regular network of small fractures in the rock.  Local groundwater is recharged by 
precipitation and is currently affected by the dewatering activities at the surrounding quarry operation. 
 
The Assessment determined there would be no impacts on groundwater resources or supply wells as a 
result of the proposed landfill operation.  The groundwater levels as a result of quarrying will remain 
below the level of the landfill site, and the landfill will be further isolated from the groundwater by its 
liner system.  After the landfill is complete, quarry dewatering will continue to control groundwater 
levels into the future. 

 
10.1.3 Ecology 

 
An Ecological Assessment Report has been prepared by Beacon Environmental, in order to 
characterize and assess ecological resources within the study area.  A comprehensive review of 
existing data was undertaken, and supplemented by field surveys through all seasons in order to 
determine the presence of both aquatic and terrestrial species and habitats on and around the site.   
 
The Assessment determined that there were no key natural heritage features or rare, endangered 
or threatened species located on the site proposed to be utilized as a landfill operation.   
 
Within 120 metres, it was determined there was fish habitat, woodlands which may provide 
endangered species habitat, a meadow that provides habitat for the threatened Eastern 
Meadowlark, swamp and marsh areas that are the site of amphibian breeding, and habitat for 
nesting Cliff Swallows along the northern wall of the former West Quarry. 
 
The report concluded that there were no significant offsite effects on vegetation or wildlife in the 
vicinity of the site, except for the noise associated with bird control in some areas of the proposed 
landfill.  In addition, no significant effects on terrestrial ecosystems were identified.  Regarding 
aquatic resources, no habitat is required to be removed, and no significant effects on ecosystems 
were identified.  Periodic monitoring was identified as a form of mitigation in order to confirm no 
impacts from stormwater discharge to the adjacent Patterson-Robbins Drain. 
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10.1.4 Visual impact 
 

A Visual Impact Assessment Report has been prepared by MHBC Planning, in order to understand the 
existing visual environment within the study area and assess potential change as a result of the landfill 
operation.  Through terrain modeling of potential views as well as field verification, the Assessment 
found that visual impacts are limited to minor impacts for two receptors (ZOR-10 and ZOR-11). 
Mitigation was recommended in the form of additional screening or plantings. The report concluded 
that there will be no unacceptable visual impacts or risks associated with mitigation or any remaining 
significant impacts after mitigation measures are in place. 

 
10.1.5 Cultural heritage 

 
A Cultural Heritage Resource and Cultural Heritage Landscape Assessment Report was prepared by 
MHBC Planning, in order to understand the existing and potential resources within the study area, as 
well as assess potential impacts. The Assessment determined that there were no properties designated 
within 1 km of the proposed Southwestern Landfill site, and also assessed properties with resources 
more than 40 years old onsite and within 1 km. 

 
Potential built heritage resources and cultural heritage landscapes were evaluated using guidance 
provided by the Province through the Ontario Heritage Act and Ontario Heritage Toolkit. The study 
concluded that there were no significant cultural heritage resources located onsite, and that existing 
resources located within the study area would not be negatively impacted as a result of the proposed 
landfill operation. 

 
10.1.6 Archaeology 

 
An Archaeological Assessment Report has been prepared by Archaeological Research Associates, in 
order to characterize and assess the potential for archaeological resources within the study area. 
The Assessment determined there is one site of archaeological significance located in the area of the 
proposed leachate treatment plant.  The site consists of primarily Euro-Canadian artifacts such as 
building materials and household items, which suggests the likely location of a previous farm 
dwelling from the mid- to late-19th century into the early 20th century.  No other resources were 
identified. 
 
Prior to any construction activities within the area of the proposed leachate treatment plant, a Stage 
3 (and possibly Stage 4) archaeological assessment would need to be completed in order to ensure 
the resources are conserved in accordance with provincial requirements. 

 
10.1.7 Agriculture 

 
An Agricultural Assessment Report has been prepared by Conna Consulting Inc., in order to 
characterize and assess agricultural resources within the study area. The Assessment reviewed the 
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surrounding rural areas to determine the type of agricultural operations being undertaken, as well as 
the size of operations.  The report found that the majority of the proposed landfill is currently an 
active limestone quarry rather than agriculture, aside from a small area proposed for the future 
leachate treatment plant (not licenced for quarrying). 
 
The report concluded that there would be no displacement of agricultural land for the waste 
disposal area, and that a temporary displacement of rented fields would occur for the new access 
road, as well as 6.3 ha for the leachate facility.  There was potential identified for new agricultural 
land on the closed and rehabilitated landfill area, as well as opportunities to enhance the agricultural 
potential of the closed landfill with diverted organic and bio-solid materials. 

 
10.1.8 Transportation 

 
A Traffic Impact Assessment Report has been prepared by HDR Corporation, in order to characterize 
and assess potential traffic impacts associated with the proposed landfill operation.  The study 
reviewed existing roads in the area, including the proposed haul route for the landfill operation.  
Average traffic counts were reviewed, as was intersections in the area and accident data in order to 
determine the existing condition of the traffic system.  Future growth rates and projections were also 
determined in order to understand what is likely to occur with and without the proposed landfill. 
 
The Report determined that Walker’s landfill traffic would represent a small amount of the overall 
traffic on the primary haul route, translating less than 3% of the average daily traffic volume and 5% of 
the peak traffic volumes.  It was determined the landfill will not have a significant effect on overall 
traffic safety, especially when combined with the fact that CR#6 is designed and designated by the 
County for high volumes of inter-municipal and long distance traffic, and the haul route and 
intersections will continue to have sufficient capacity and good levels of service in the future to 
accommodate the landfill traffic.  In order assist with turn movements, the existing left turn lane on 
County Road 6 will be extended to allow for through traffic to pass turning landfill traffic.  No additional 
mitigation measures were identified. 

 
10.1.9 Noise and vibration 

 
A Noise and Vibration Assessment Report has been prepared by RWDI Air Inc., in order to understand 
the existing acoustic environment in the study area, and assess potential impacts as a result of the 
proposed landfill operation. The existing noise climate was reviewed as it relates to urban, industrial 
and farming activities, as well as road traffic in the area.  Existing noise levels were found to be within 
Provincial guidelines as it relates to quarry activities and transportation noise, aside from the area 
around the intersection of Beachville Road and County Road #6.  Impulsive noises were also reviewed, 
and it was found that there was a substantial amount of impulsive noise from uses such as trains in the 
area and quarry operations. 
 
The Report found that noise from the landfill operations and traffic will not be significant at off-site 
locations.  The addition of landfill traffic on the haul route has been calculated to raise sound levels at 
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residences along County Road #6 by less than 0.1 decibels, which is also considered insignificant.  The 
only potential effect that has been identified through the noise assessment is an estimated increase of 
more than 3 decibels (i.e., a noticeable change in sound level) 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 off-site vibration. 

 

10.1.10 Air quality 
 

An Air Quality Assessment Report has been prepared by RWDI Air Inc., in order to understand the 
existing air quality within the study area, and assess potential impacts as a result of the proposed 
landfill operation. The Assessment determined that air quality in the vicinity of the site is reflective of 
the surrounding land uses and transportation corridors, but generally meets Provincial standards.  Two 
exceptions were chloroform and benzo(a)pyrene, which are found in the background for the area. 

 
Through modeling future emissions, the report found that air quality at off-site residences and public 
facilities when the residual emissions from all landfill related sources are combined with the 
background air quality and other local emission sources (i.e., lime kilns) will continue to meet provincial 
standards.  The two exceptions are noted above, and the landfill will contribute a negligible amount to 
both criteria.  The report also found that the landfill gas collection and treatment operations will 
significantly reduce air emissions from the site.  Regardless, additional mitigation measures regarding 
dust have been built into the proposed landfill operation, in order to further improve background levels. 
 
A potential positive effect of the proposed landfill will be a substantial overall reduction in greenhouse 
gas emissions of approximately 4 to 5 million tonnes of CO2e compared to landfilling the equivalent 
amount of waste in Michigan landfills.  This is comparable to removing about 30,000 cars per year from 
the road for 50 years. 

 
10.1.11 Human Health 

 
A Human Health Assessment Report has been prepared by Intrinsik Consulting, in order to understand 
the overall impact to human health as a result of the proposed landfill operation. The Assessment took 
into account other disciplines such as noise and vibration, air quality, and groundwater / surface water 
impacts, and also reviewed matters such as risk of disease transmission and risk of explosion due to 
landfill gas.   
 
The results of the noise, air quality and water resource studies are discussed elsewhere in this report, 
but determined there were no negative impacts as a result of the proposed landfill operation.  
Regarding disease transmission, it was determined that the risk of disease transmission to humans from 
any vermin at the landfill is very unlikely in any event, but it is even further reduced with the modern 
landfill operations and pest controls that will be employed at this site. The risk of explosion due to gas 
from the landfill was determined to be negligible, primarily due to the efficient removal of landfill gas 
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(expected at 85%), as well as the extent of the liner system and buffer zones for monitoring. 

 
10.1.12 Social impact 

 
A Social Impact Assessment Report has been prepared by SLR Consulting and Shared Value Solutions in 
order to characterize and assess the social impacts associated with the proposed landfill operation. The 
Assessment determined that no residents will have to be displaced from their homes in order to 
construct or operate the proposed landfill.  There is one former residence owned by the quarry 
operator at the location of the proposed leachate treatment plant (in the northwest corner of the site), 
but this house has recently been removed.  No public facilities, institutions or recreational recourses will 
be displaced either by the proposed landfill. 
 
More broadly, the Social Impact Assessment Report reviewed the conclusions of the other technical 
reports in order to develop an overall understanding of broad impacts.  The report found that the 
landfill operations are likely to result in, or add to, occasional nuisance effects from dust, odour, noise 
and visibility in the vicinity of the site (generally about 500 metres of the site).  One residence that is 
likely to experience nuisance effects is located to the southwest, and intermittent nuisance effects could 
be experienced at the Ingersoll Rural Cemetery.  Traffic was also noted to increase somewhat from the 
proposed operation.  Overall, minor loss of enjoyment was noted as a possibility, but no adverse effect 
on the use and enjoyment of properties in the community was noted.   
 
A number of mitigation measures are proposed for the landfill operation and are intended to lessen any 
residual social effects, including the formation of a Public Liaison Committee and regular community 
updates regarding activities at the landfill.  Various mitigation and monitoring measures are also built 
into the landfill operation itself, including bird management, truck queuing and signage, property value 
protection agreements, further archaeological work, dust controls, leachate lagoon covers, noise / 
visual barrier, and maintaining agricultural drainage. 

 
10.1.13 Economic impact 

 
An Economic Impact Assessment Report has been prepared by Keir Corp in order to characterize and 
assess the economic impact within the study area.  A review of surrounding businesses was undertaken, 
as well as a review of Oxford County’s overall economy, labour force and housing market. The 
Assessment found the landfill would add substantially to the economy of the County through direct 
output from the project in terms of GDP contributions and labour income.  Other benefits were also 
identified such as reduced costs to local businesses related to waste disposal. 
 
Property effects were also reviewed and it was determined that impacts consisted of a slight (less than 
4%) dip in value immediately following the project announcement, followed by a period of growth that 
is in keeping with the surrounding areas.  It was determined that property values in the immediate 
vicinity were not expected to be affected by the landfill operation.  However, in order to mitigate 
against any potential effects on closest receptors, a property value protection agreement has been 
recommended.  
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10.1.14 Summary 
 

Based on the findings of the technical reports prepared as part of the Environmental Assessment 
process and the commitments outlined with respect to mitigation and monitoring, it has been 
determined that the proposed Southwest Landfill can be operated in an environmentally safe manner 
in conformity with applicable guidance.   

 

The conclusions and recommendations of the various technical reports have also been taken into 
account in the design of the proposed landfill facility, and further reviewed as part of the 
Environmental Assessment process in order to arrive at an overall mitigation strategy. Technical report 
recommendations will be implemented should the proposed development receive approval. 

 

 
10.2 Planning analysis and compatibility 

 
The PPS provides overall guidance related to land use compatibility on a Province-wide level, and directs 
that uses such as a landfill site be located within a rural area, and in areas where the use will minimize 
impacts on agriculture and other resource-related uses. The proposed operation is appropriately 
located within a rural area, and has been sited in order to minimize impacts on agriculture and other 
resource-related uses. 

 
With respect to rural lands, Section 1.1.5.1 directs planning authorities to apply the relevant policies of 
Sections 1 (Building Strong Healthy Communities), as well as Section 2 (Wise Use and Management of 
Resources), and Section 3 (Protecting Public Health and Safety). 

 
The PPS directs that major facilities (which includes landfill sites) and sensitive land uses should be 
planned to ensure they are appropriately designed, buffered and/or separated from each other to 
prevent or mitigate adverse effects from odour, noise and other contaminants, minimize risk to public 
health and safety, and to ensure the long-term viability of major facilities (Policy 1.2.6.1). The proposed 
facility (including fill area, leachate treatment, and haul road) has been designed to be well-separated 
and buffered from nearby sensitive land uses, and the comprehensive studies undertaken have been 
prepared to ensure that the use is compatible with surrounding areas and uses. 

 
As noted earlier in this report, Section 1.6 of the PPS provides policy direction related to Infrastructure 
and Public Services. The policy directs that such facilities shall be provided in a coordinated, efficient 
and cost-effective manner that considers impacts from climate change while accommodating projected 
needs. Section 1.6.10 of the PPS specifically addresses waste management facilities, and notes that they 
shall be located and designed in accordance with provincial legislation and standards. The proposed 
Southwest Landfill is proceeding through a coordinated process that combines Environmental 
Assessment Act and Planning Act approvals into one concurrent review process. The detailed study 
process followed ensures that all aspects of the proposal are carefully reviewed and studied. This 
combined process ensures that the facility is designed and located in accordance with provincial 
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requirements. 
 

The table below outlines the various resource considerations of Section 2 of the PPS, and how the 
relevant studies have shown to comply with the applicable policy direction: 

 
Policy direction / reference Notes 
2.1.4 Development and site alteration not permitted in 

significant wetlands and significant coastal wetlands. 
No development or site alteration is 
proposed within significant wetlands or 
coastal wetlands. 

2.1.5 Development and site alteration not permitted in 
significant wetlands, significant woodlands, 
significant valleylands, significant wildlife habitat, 
significant ANSIs unless it is demonstrated that there 
will be no negative impacts. 

No development or site alteration is 
proposed within significant wetlands, 
woodlands, valleylands, wildlife habitat or 
ANSIs. 

2.1.6 Development and site alteration shall not be 
permitted in fish habitat except in accordance with 
provincial and federal requirements. 

No development or site alteration is 
proposed in fish habitat. 

2.1.7 Development and site alteration shall not be 
permitted in habitat of endangered and threatened 
species, except in accordance with provincial and 
federal requirements. 

No development or site alteration is 
proposed within habitat of endangered or 
threatened species. 

2.1.8 Development and site alteration not permitted in 
adjacent lands to above, unless it is demonstrated 
that there will be no negative impacts on the natural 
heritage features or on their ecological functions. 

Development and site alteration is 
proposed in adjacent lands to fish habitat 
and endangered and threatened species 
habitat.  Applicable study has been 
completed and it has been determined 
there are no negative impacts. 

2.2.2 Development and site alteration shall be restricted 
in or near sensitive surface water or groundwater 
features such that the features will be protected, 
improved or restored. 

No development or site alteration is 
proposed in sensitive surface water 
features or groundwater features.  The 
supporting technical reports prepared by 
Golder Associates determined nearby 
features will be protected. 
 

2.3.1 Prime agricultural areas shall be protected for long- 
term use for agriculture. 

Most of the proposed landfill operation is 
located within an existing quarry site, not 
determined to be prime agricultural land.  
A small portion of the site containing 
agricultural lands will be utilized for the 
leachate treatment plant.  The supporting 
technical report reviewed the broader 
prime agricultural area and determined it 
would be protected for long-term 
agricultural use. 
 

2.4.1 Minerals and petroleum resources shall be protected 
for long-term use. 

There are no mineral or petroleum 
resources located within the subject site. 
 

2.5.1 Mineral aggregate resources shall be protected for 
long-term use. 

The mineral resources on the subject site 
will have been extracted by the time the 
landfill operation commences, and future 
licenced areas will be protected. 
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2.6.1 Significant built heritage resources and significant 
cultural heritage landscapes shall be conserved. 

As demonstrated, the subject site does 
not contain any significant cultural 
heritage resources.   
 

2.6.2 Development and site alteration shall not be 
permitted on lands containing archaeological 
resources unless significant resources have been 
conserved. 

Much of the proposed landfill site has been 
previously disturbed through quarry 
operations, but some archaeological 
resources were identified on the area of 
the site proposed to be used for the 
leachate treatment plant.  Stage 3 (and 
possibly Stage 4) archaeological 
assessments will be completed prior to site 
disturbance, in order to ensure resources 
are conserved. 
 

2.6.3 Development and site alteration shall not be 
permitted on adjacent lands to protected heritage 
property except where it has been demonstrated 
that the heritage attributes will be protected. 

As demonstrated, there are no adjacent 
cultural heritage resources, and therefore 
no impacts on resources. 

 
Section 3 of the PPS relates to protecting public health and safety, and deals primarily with natural 
hazards such as shorelines, flooding hazards, steep slopes. The subject site is not located within areas of 
natural hazards, and the background work undertaken has confirmed that nearby natural hazards 
associated with area watercourses (Thames River and Patterson-Robbins Drain) will not be impacted as 
a result of site operations.  
 
The policy requirements of the Oxford County Official Plan set out detailed criteria to be considered in 
the evaluation of potential new or expanded landfill sites. As noted earlier in this report, Section 5.3.4 
of the Official Plan contains specific items to address prior to considering approval of an Official Plan 
amendment to establish a new landfill site. The following outlines how the various criteria have been 
addressed through the application submission: 

 
Policy requirement Notes 

• the proposal complies with the provisions and 
approval requirements of the Environmental 
Assessment Act, Environmental Protection Act and 
any other relevant Provincial legislation and 
regulations and is consistent with the principles, 
objectives and policies of this Plan; 

The proposed Southwestern Landfill has been 
proceeding in accordance with the requirements 
of the EA process. Where required, applications 
for approval under the Environmental Protection 
Act and other applicable legislation will be 
made.  Should these approvals be obtained, the 
Landfill will be deemed to comply with the 
requirements of the Act. The proposal is 
consistent with the Oxford Official Plan, in that 
the studies will ensure that various resources 
are protected and 
the use is compatible with the surrounding area. 
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• alternative sites, landfill design and operations have 
been thoroughly assessed against all reasonable 
alternatives and that the proposed landfill is 
necessary to meet the County’s waste disposal 
needs, or where this cannot be demonstrated, either 
the proposal is subject to approved Terms of 
Reference pursuant to the Environmental 
Assessment Act or that a reasonable range of 
alternatives outside of the County has been fully 
investigated and that the proposed site is 
demonstrated to be the preferred siting option, 
based on a full assessment of the environmental 
impacts of the options considered; 

The proposal is subject to an approved Terms of 
Reference established through the EA process. 
The EA process is comprehensive, and the 
Environmental Assessment Report addresses 
the matters identified by this policy, such as 
evaluation of alternatives, siting, design, and 
each technical criteria assessed by the various 
background reports. The Environmental 
Assessment Report concludes that with the 
implementation of applicable mitigation 
measures, the site can be operated in an 
environmentally safe manner.   

• the impact on individuals and communities has been 
assessed through a systematic process which 
identifies the potential risks to human health and the 
said assessment demonstrates that there will be no 
significant adverse effects thereto; 

Impacts on the community and surrounding land 
uses has been thoroughly studied by the project 
team, as documented in this report, the Human 
Health Assessment Report, and the Environmental 
Assessment Report. Based on the conclusions of 
the work undertaken, it has been determined the 
site can operate in a manner that ensures no 
significant adverse effects on human health. 
 

• the impact on agriculture, mineral and petroleum 
resources, and off-site ground and surface water 
resources, air quality, noise, litter and other nuisance 
impacts and other social and community impacts 
resulting from the landfill facility has been assessed 
and that the said assessment demonstrates that 
there will be no significant adverse effects; 

Impacts on various resources and the community 
have been reviewed and studied by the project 
team. Individual reports will be submitted 
concurrent with the Environmental Assessment 
and Planning Act proposals for each of the 
disciplines listed.  The reports have found the 
site can operate in an environmentally safe 
manner, and in accordance with applicable 
policies and regulations for the various 
disciplines reviewed, and that, following 
application of appropriate mitigation measures, 
there will be no significant adverse effect. 
  

• the impact on the natural heritage system has been 
assessed and that said assessment demonstrates 
that there will be no negative impact on natural 
heritage features or areas and that the proposal will 
comply with the applicable policies of Section 3.2.3 of 
this Plan; and 

Impacts on the natural heritage system have 
been reviewed and studied by the project team, 
including the components listed in Section 3.2.3 
of the Official Plan. The report prepared by 
Beacon Environmental found that there will be 
no negative impacts on natural heritage features 
or areas. 
 

• plans for the after-use of the site are compatible with 
existing and planned land uses in the area. 

The after-use of the site is planned to include 
passive green space and/or agriculture uses, 
consistent with existing and currently planned 
land uses in the area. However, the design is 
flexible enough to accommodate other potential 
end-uses should they be desired.  In accordance 
with regulation requirements, post-closure plans 
will be finalized in the final stages of site 
operation.  



MHBC 28 

Land Use Assessment and Planning Justification Report (DRAFT) January 2020 
 
 

 

The proposed Southwest Landfill utilizes a portion of an existing quarry operation, and is able to take 
advantage of the existing landform to help reduce overall impacts (i.e., by keeping the majority of the 
landfill operations below the surrounding grade in the former quarry and thereby minimizing its above-
ground exposure). The landfill construction and operation is an industrial use that is similar to that 
currently taking place in the area due to quarrying and related activities.   

 

The proposed operation has been appropriately designed and buffered to mitigate adverse effects on 
sensitive land uses near the site and ensure the proposed Southwestern Landfill is compatible with the 
surrounding area. The work completed demonstrates that the applicable policies of the County of 
Oxford Official Plan have been satisfactorily addressed related to site operations, and the applicable 
recommendations from each discipline have been incorporated into the site design through the EA 
process. 
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11. Proposed Planning Act applications 
 

In order to facilitate the approval of the proposed Southwestern Landfill, in accordance with the County 
Official Plan requirements, the proposal will require an amendment to the County of Oxford Official Plan 
to designate the property for landfill purposes. It is proposed to modify the existing “Quarry Area” 
designation to also permit a landfill site on the subject lands. This approach recognizes that the site will 
continue to be used for quarrying purposes until the commencement of landfill operations, and also 
that the broader lands will remain under Carmeuse ownership and continue to be a quarry. 

 
An amendment to the Township of Zorra Zoning By-law will also be required in order to permit the 
proposed operation, including the leachate treatment facility and landfill related operations. Similar to 
the Official Plan, it is proposed to modify the existing zoning for the quarry to also permit the proposed 
landfill operation, including the leachate treatment facility and landfill related operations. The leachate 
treatment facility in the northwestern portion of the property (outside the active landfill area) is 
proposed to be placed in a separate agricultural-industrial zone, since it is located outside the existing 
quarry area. 

 
In addition to the above, should the project be approved, a consent application will be required in order 
to sever the proposed landfill site and lands required for operations relating to the landfill from the 
larger land holdings owned by Carmeuse. It is proposed that this application be submitted such that a 
recommendation can come forward for all land use applications concurrently.   
 
Finally, approval of a site plan control application will be required from the Township of Zorra for the 
leachate treatment facility .  This application will be processed concurrently with the other Planning Act 
applications, with final approval to occur following resolution of the other related applications. 

  



MHBC 30 

Land Use Assessment and Planning Justification Report (DRAFT) January 2020 
 
 

 

12. Conclusions 
 

In closing, the proposed Southwestern Landfill project has been the subject of a detailed and 
thorough study process, in order to ensure that a comprehensive set of criteria are examined that 
will ensure all relevant aspects are evaluated.  The scope of studies completed ensures that matters 
to be covered through the Environmental Assessment Act and Planning Act processes are examined 
and evaluated.   

 

The land use is appropriately located within a rural area, buffered from other sensitive land uses, 
and is able to take advantage of a former quarry site to assist in mitigating impacts of the proposed 
operation.  The proposed landfill will continue the industrial character already existing in the area, 
utilize existing infrastructure, and be comprehensively rehabilitated alongside the existing operating 
quarry. 

 

Based on the studies prepared as it relates to the proposed landfill site, and subject to obtaining 
other applicable necessary approvals, it is concluded that the project can be undertaken in an 
environmentally safe and acceptable manner that is also in conformity with applicable Provincial 
policies, County of Oxford policies, and local municipal policies and guidelines. 
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Environmental Assessment Criteria and Studies 

(from the Approved Amended Terms of Reference) 
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Note: Many of the studies will provide key input to criteria that will be address through other impact assessment studies. 
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 Public Health & Safety                      
1 Explosive hazard due to combustible 

gas accumulation in confined 
spaces. 

Gas produced within a waste disposal facility (e.g., 
methane) can move through the ground and 
accumulate in confined spaces (e.g., manholes, 
basements, etc.) on or immediately adjacent to 
the waste disposal facility.  There is potential for 
the gas to combust, creating an explosion and fire 
hazard. 

   

 

   

 

     

 

   

 

  

2 Effects due to exposure to air 
emissions. 

Waste disposal facilities can produce gases 
containing contaminants that degrade air quality if 
they are emitted to the atmosphere. Other 
operations, such as leachate collection facilities, 
can also produce emissions that could degrade air 
quality in the vicinity of the site.  Air quality in the 
vicinity of the site should meet regulated air 
quality standards in order to protect public health. 

   

 

         

 

   

 

  

3 Effects due to fine particulate 
exposure. 

Construction, operation, and truck haulage 
activities at a waste disposal facility can lead to 
increased levels of particulate (dust) in the air.  
Airborne fine particulate is a health concern in 
certain size ranges exposure durations. 

   

 

         

 

   

 

  

4 Effects due to contact with 
contaminated groundwater or 
surface water. 

Contaminants associated with a waste disposal 
site have the potential to seep into the 
groundwater or surface water.  This could pose a 
public health concern if it enters local drinking 
water supplies, or if it mixes with surface water. 

   

 

         

 

   

 

  

5 Flood hazard. The construction of a waste disposal facility can 
disrupt natural surface water drainage patterns, 
causing a potential for increased flooding. 

   
 

   
 

     
 
   

 
  

6 Disease transmission via insects or 
vermin. 

Insects and vermin drawn to a waste disposal 
facility may have the potential to transmit 
diseases. 

   
 
   

 
     

 
   

 
  



 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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Public Health & Safety (continued)                     
7 Potential for traffic collisions. The risk of traffic collisions may increase along the 

haul routes to the waste disposal facility.  This 
includes the risk to pedestrian, bicycle and farm 
machinery. 

   
 

   
 

     
 

   
 
  

8 Aviation impacts due to bird 
interference. 

Birds may be attracted to waste disposal facilities.  
This can pose a risk of bird strikes on aircraft in 
the vicinity of the site, especially during take-off 
and landing altitudes. 

   
 
   

 
     

 
   

 
  

Social and Cultural                      
9 Displacement of residents from 

houses. 
Any residents living on a future waste disposal site 
will have to relocate, which can cause 
inconvenience and stress to the residents. 

   
 

   
 

     
 
   

 
  

10 Disruption to use and enjoyment of 
residential properties. 

Potential nuisance effects associated with the 
waste disposal facility operation, or traffic moving 
to and from the waste disposal facility along the 
haul route, may disturb the daily activities and 
uses of residential properties.  Disturbances could 
result from noise, dust, litter, odour, visibility, 
birds and traffic congestion. 

   

 

   

 

     

 

   

 

  

11 Disruption to use and enjoyment of 
public facilities and institutions. 

Potential nuisance effects associated with waste 
disposal facility operations, or traffic moving to 
and from the waste disposal facility, may disturb 
the daily activities at community facilities.  
Disturbances could result from noise, dust, litter, 
odour, visibility, birds and traffic congestion. 
 

   

 

   

 

     

 

   

 

  

12 Disruption to local traffic networks. Increased traffic volume resulting from a waste 
disposal facility could disturb the overall traffic 
flow along the haul routes, and effectively reduce 
the available road capacity. 

   
 

   
 

     
 

   
 
  

  



 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. 

 

 

Social and Cultural (continued) 
13 Visual impact of the waste disposal 

facility. 
Development and operation of a waste disposal 
facility can affect the visual appeal of a landscape.    

 
   

 
     

 
   

 
  

14 Nuisance associated with vermin. Waste disposal facilities can attract vermin and 
birds, which can be a nuisance and lead to a 
decrease in property enjoyment by area residents.  
Vermin and birds can also be a nuisance to 
agricultural operations. 
 

   

 

   

 

     

 

   

 

  

15 Displacement/disturbance of 
cultural/heritage resources. 

Cultural resources (including heritage buildings, 
cemeteries and cultural landscapes) are an 
important component of human heritage.  These 
non-renewable cultural resources may be 
displaced by the construction of a waste disposal 
facility. The use and enjoyment of cultural 
resources may also be disturbed by the ongoing 
operation and traffic.  Disturbances could result 
from noise, dust, odour, visibility, birds, litter and 
traffic congestion.  

       

 

     

 

   

 

  

16 Effects on land resources, traditional 
activities or other interests of 
Aboriginal Communities. 

Major new developments of any  type may have  
positive or negative effects on the interests of 
Aboriginal Communities (i.e., businesses 
opportunities, joint ventures)  

   

 

   

 

     

 

   

 

  

17 Displacement/destruction of 
archaeological resources. 

Archaeological resources are non-renewable 
cultural resources that can be destroyed by the 
construction and operation of a waste disposal 
facility. 

   

 

   

 

     

 

   

 

  

18 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). 
 

   

 

   

 

     

 

   

 

  

  



 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. 

 

 

Social and Cultural (continued) 
19 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). 
 

   

 

   

 

     

 

   

 

  

20 Changes to community 
character/cohesion. 
 

Community character and cohesion refer to 
physical characteristics, social stability, 
attractiveness as a place to live and patterns of 
social interaction.  A waste disposal facility may 
actually or perceptually interfere with these 
important community attributes. 

   

 

   

 

     

 

   

 

  

21 Compatibility with municipal land 
use designations and official plans. 

A waste disposal facility has the potential to affect 
the viability of present and future land uses, which 
may have an effect on planning decisions made in 
the surrounding community. 
 

   

 

   

 

     

 

   

 

  

Economics 
22 Displacement/disruption of 

businesses or farms. 
Any on-site businesses or farms would 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.  

   

 

   

 

     

 

   

 

  

23 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. 

   
 

   
 

     
 
   

 
  

24 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. 

   
 

   
 

     
 

   
 
  

25 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. 

   

 

   

 

     

 

   

 

  



 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. 

 

 

Economics (continued) 
26 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. 

   

 

   

 

     

 

   

 

  

27 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.). 

   

 

   

 

     

 

   

 

  

28 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.). 

   
 

   
 

     
 

   
 
  

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

30 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. 

   
 

   
 

     
 

   
 
  

31 Effects on the provincial/ federal tax 
base. 

A waste disposal facility has the potential to affect 
provincial/federal tax revenues.    

 
   

 
     

 
   

 
  

Natural Environment & Resources 
32 Loss/displacement of surface water 

resources. 
Construction of a waste disposal facility may cause 
the removal of all or part of a natural stream or 
pond. 

   
 

   
 

     
 
   

 
  

33 Impact on the availability of 
groundwater supply to wells. 

A waste disposal facility can impact the availability 
of groundwater supply if groundwater is pumped 
from aquifers or if recharge to aquifers is reduced. 

   
 

   
 

     
 
   

 
  

34 Effects on stream baseflow 
quantity/quality. 

The presence of a waste disposal facility has the 
potential to affect the quality or quantity of 
baseflow to surface water. 

   
 

   
 

     
 
   

 
  

  



 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. 

 

 

Natural Environment & Resources (Continued) 
35 Loss/disturbance of terrestrial 

ecosystems. 
Terrestrial ecosystems refer to the land-based 
habitats connected through the vegetation cover; 
their protection and integration maintains and 
regulates ecological health. Waste disposal facility 
operations and/or traffic may remove or disturb 
the functioning of these systems.  

   

 

   

 

     

 

   

 

  

36 Loss/disturbance of aquatic 
ecosystems. 

Aquatic ecosystems refer to the water-based 
habitats connected through the surface water; 
their protection and integration maintains and 
regulates ecological health. Waste disposal facility 
operations may remove or disturb the functioning 
of these systems. 

   

 

   

 

     

 

   

 

  

37 Displacement of agricultural land. The establishment of a waste disposal facility has 
the potential to displace existing or potential 
agricultural resources, including the loss of prime 
agricultural land. 

   
 

   
 

     
 
   

 
  

38 Disruption of farm operations. The establishment and operation of the waste 
disposal facility may affect agricultural crop or 
livestock production and related agriculture 
activities. 

   
 

   
 

     
 
   

 
  

39 Sterilization of industrial mineral 
resources. 

The establishment of a waste disposal facility may 
limit the opportunity to extract industrial mineral 
resources located beneath the site. 

   
 

   
 
     

 
   

 
  

40 Displacement of forestry resources. The establishment of a waste disposal facility may 
limit the opportunity to utilize forestry resources 
on or near the site. 

   
 

   
 
     

 
   

 
  

41 Loss/disruption of recreational 
resources. 

Waste disposal facility operations and traffic may 
displace/disrupt existing recreational resources in 
the area, which could adversely affect the 
community at large.  Disturbances could result 
from noise, dust, odour, visibility, birds and traffic 
congestion.   Recreational resources include 
naturalist and interpretive opportunities.  

   

 

   

 

     

 

   

 

  

 



 

 

 
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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Land Use Planning Forecast Report 
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LI S T O F  
FI G U R E S  
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1. 0   
S U M M A R Y O F FI N DI N G S  
 
T h e  p ur p o s e  of  t hi s  L a n d  U s e  Pl a n ni n g  F or e c a st  i s  t o  e x a mi n e  l o n g  r a n g e  d e v el o p m e nt  
p att er n s  i n  t h e  ar e a  s urr o u n di n g  t h e  pr o p o s e d  S o ut h w e st er n  L a n dfill  sit e.   T hi s  pl a n ni n g  
f or e c a st will ai d i n d et er mi ni n g pot e nti al a n d f ut ur e l a n d u s e s i n t h e ar e a s o t h at t h e y c a n b e 
t a k e n i nt o c o n si d er ati o n d uri n g t h e pr e p ar ati o n of t e c h ni c al st u di e s a n d e v al u ati o n of t h e 
pr o p o s e d l a n dfill d e v el o p m e nt.   
 
T h e C o u nt y of O xf or d will e x p eri e n c e m o d e st r e si d e nti al  a n d e m pl o y m e nt  gr o wt h t o t h e y e ar 
2 0 4 3 ,  wit h  d e v el o p m e nt  e x p e ct e d  t o  o c c ur  t hr o u g h o ut  all  st a g e s  of  t h e 3 0 y e ar  pl a n ni n g 
h ori z o n.  P o p ul ati o n gr o wt h i s f or e c a st e d t o b e str o n g e st d uri n g t h e B a s eli n e -2 0 2 3  h ori z o n, 
dri v e n b y r el ati v el y str o n g l e v el s of n et mi gr ati o n d uri n g t hi s p eri o d.  P o st 2 0 2 1, p o p ul ati o n 
gr o wt h i s f or e c a st t o gr a d u all y sl o w d o w n a s a r e s ult of t h e C o u nt y’ s a gi n g p o p ul ati o n.  
 
M aj or  e m pl o y m e nt  s e ct or s  ar e  a nti ci p at e d  t o  d e m o n str at e  gr o wt h,  l ar g el y  dri v e n  b y  
e m pl o y m e nt  gr o wt h  i n  a ut o m oti v e  m a n uf a ct uri n g,  w ar e h o u si n g  a n d  tr a ns p ort ati o n,  a n d  
a gri b u si n e ss.  T h e C o u nt y’ s pri m ar y s e ct or s  (i. e. a gri c ult ur al a n d r e s o ur c e-b a s e d e m pl o y m e nt) 
ar e  f or e c a st  t o  e x p eri e n c e  mi ni m al  gr o wt h  o v er  t h e  n e xt  3 0  y e ar s.  T ot al  e m pl o y m e nt  i s  
f or e c a st  t o  i n cr e a s e  at  a  r at e  w hi c h  i s l o w er  t h a n  t h e  a v er a g e  att ai n e d  f or  t h e  2 0 0 1-2 0 1 1 
p eri o d.  
 
T h e  Cit y  of  W o o d st o c k  r e pr e s e nts  t h e  l ar g e st  gr o wt h  ar e a  f or  b ot h  r e si d e nti al a n d 
e m pl o y m e nt l a n d  wit hi n t h e C o u nt y .  T h e T o w n of I n g er s oll will  i nfill c urr e ntl y v a c a nt l a n d s, 
l o c at e d  pr e d o mi n at ely  i n t h e  s o ut h  n e ar Hi g h w a y 4 0 1 .  T o  m e et f ut ur e e m pl o y m e nt l a n d 
n e e d s , gr o wt h  will  li k el y  o c c ur  i n  d e si g n at e d  F ut ur e  Ur b a n  Gr o wt h  Ar e a s  ( F U G),  wit h t h e 
Ur b a n Ar e a b o u n d ar y  e x p a n di n g  i nt o S o ut h -W e st O xf or d  if n e e d e d. 
 
T h e  s urr o u n di n g  T o w n s hi p s  of  S o ut h -W e s t  O xf or d  a n d  Z orr a, i n cl u di n g t h e V ill a g e of 
B e a c h vill e, a n d t h e R ur al Cl u st er of C e nt er vill e, will e x p eri e n c e mi ni m al c h a n g e a n d/ or gr o wt h .  
F ut ur e d e v el o p m e nt o utsi d e of t h e T o w n of I n g er s oll will b e mi ni m al, wit h t h e m aj orit y of 
gr o wt h o c c urri n g b y i nfill.  T h e s e ar e a s will r e m ai n r el ati v el y si mil ar t o c urr e nt b uilt c o n diti o n s, 
wit h a gri c ult ur al a n d e xi sti n g q u arri e s a s t h e d o mi n a nt l a n d u s e.   
 
T h e m aj orit y of gr o wt h t o o c c ur i n t h e 5 k m St u d y Ar e a  will b e a mi x of l o w, m e di u m a n d hi g h 
d e n sit y  r e si d e nti a l  d e v el o p m e nt.   N o  n e w  r e si d e nti al  a n d/ or  e m pl o y m e nt  d e v el o p m e nt  is  
pr o p o s e d i n t h e sit e vi ci nit y , d efi n e d a s t h e ar e a wit hi n a 1 k m r a di u s of t h e sit e.    
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2. 0   
I N T R O D U C TI O N A N D 
O B J E C TI V E  
 

M a c N a u g ht o n  H er m s e n  Britt o n  Cl ar k s o n  Pl a n ni n g  Li mit e d  ( M H B C)  w a s  r et ai n e d  t o  a ct  o n  
b e h alf of W al k er E n vir o n m e nt al Gr o u p  ( W E G) t o u n d ert a k e a pl a n ni n g a n d l a n d u s e f or e c a st 
d e si g n e d t o e x a mi n e l o n g r a n g e d e v el o p m e nt p att er n s i n t h e ar e a s urr o u n di n g t h e pr o p o s e d 
S o ut h w e st er n  L a n dfill  sit e.   T hi s  f or e c a st  will  d et ail  e xi sti n g  a n d  pr o p o s e d  m u ni ci p al  a n d  
r e gi o n al i niti ati v e s f or gr o wt h a n d d e v el o p m e nt, d e v el o p er i niti at e d pl a n ni n g pr o p o s al s , a n d 
d o c u m e nt e xi sti n g  a n d  pr o p o s e d  a g gr e g at e  o p er ati o n s  wit hi n  a  d efi n e d  St u d y  Ar e a  t h at 
s urr o u n d s  t h e  pr o p o s e d  l a n dfill  sit e.  T h e  pl a n ni n g  a n al y si s  will  e x a mi n e  gr o wt h  i n  t h e  
s urr o u n di n g ar e a o v er a pl a n ni n g h ori z o n of 3 0 y e ar s , wit h f o c u s o n 2 0 2 3 , 2 0 3 3  a n d 2 0 4 3  
h ori z o n s .  T hi s pl a n ni n g h ori z o n will ai d i n d et er mi ni n g p ot e nti al a n d f ut ur e l a n d u s e s i n t h e 
ar e a s o t h at  t h e y c a n b e t a k e n i nt o  c o n si d er ati o n d uri n g t h e pr e p ar ati o n of t e c h ni c al st u di e s 
a n d e v al u ati o n of t h e pr o p o s e d l a n dfill d e v el o p m e nt.  
 
T hi s  r e p ort  c o n si d er s  e xi sti n g  l a n d  u s e  i niti ati v e s,  pr o p o s al s  a n d  st u di e s  i n cl u di n g:  
i nfr a str u ct ur e  a n d  s er vi ci n g,  s u b di vi si o n  a n d  d e v el o p m e nt,  gr o wt h  ar e a s  a n d  ur b a n  ar e a  
b o u n d ar y  e x p a n si o n,  p o p ul ati o n  a n d  gr o wt h  pr oj e cti o n s,  t o w n  a n d  s ettl e m e nt  gr o wt h  
pr oj e cti o n s,  e n vir o n m e nt al  a ss e ss m e nts  a n d  e n vir o n m e nt al  i m p a ct  r e vi e w  ( E A’ s)  a n d  a n y  
ot h er r el e v a nt pl a n ni n g st u di e s a n d r e p orts.  T o e v al u at e f ut ur e gr o wt h i n t h e St u d y Ar e a , 
p h a s e d gr o wt h pr oj e cti o n m a p s f or 2 0 2 3 , 2 0 3 3  a n d 2 0 4 3  h a v e b e e n i n cl u d e d i n t hi s r e p ort.   
T h e s e m a p s ar e i nt e n d e d t o pr o vi d e vi s u al r ef er e n c e of  e x p e ct e d gr o wt h a n d d e v el o p m e nt 
t hr o u g h o ut t h e st u d y p eri o d. 
 
T hi s r e p ort will  al s o m a k e r ef er e n c e t o:  
 
- T h e C o u nt y of O xf or d Offi ci al Pl a n , a n d t h e T o w n of I n g er s oll Z o ni n g B y -l a w ( 0 4-4 1 6 0), 
T o w n s hi p of Z orr a  Z o ni n g B y -l a w ( 3 5-9 9), a n d T o w n s hi p of S o ut h -W e st O xf or d  Z o ni n g B y -
l a w ( 2 5-9 8);  
- C o u nt y of O xf or d V a c a nt L a n d St u d y ( Pr e p ar e d b y T h e C o u nt y of O xf or d, 2 0 0 9) ; 
- O xf or d  C o u nt y  E c o n o mi c Str at e g y  ( Pr e p ar e d  b y  H e m s o n  C o n s ulti n g  Lt d.  a n d  M att h e w  
Fi s h er & A ss o ci at e s I n c., 2 0 0 6);  
- C o u nt y of O xf or d P o p ul ati o n, H o u s e h ol d a n d E m pl o y m e nt F or e c a sts 2 0 0 1 -2 0 3 1 ( Pr e p ar e d 
b y H e m s o n C o n s ulti n g Lt d., 2 0 0 6);  
- O xf or d C o u nt y P o p ul ati o n H o u s e h ol d a n d E m pl o y m e nt F or e c a sts a n d E m pl o y m e nt L a n d s 
St u d y ( Pr e p ar e d b y W ats o n & A ss o ci at e s, 2 0 1 4) ; 
- A g gr e g at e R e s o ur c e A ct Sit e Pl a n s f or  e xi sti n g a n d  pr o p o s e d a g gr e g at e o p er ati o n s  i n t h e 
ar e a;  a n d  
- Ot h er r el e v a nt d o c u m e nt s, r e p orts a n d st u di e s . 
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3. 0   
B A C K G R O U N D  
 
T h e l a n d s p ot e nti all y a v ail a bl e t o W E G f or t h e pr o p os e d l a n dfill ar e t h o s e o w n e d b y C ar m e u s e 
Li m e  ( C a n a d a) i n Z orr a T o w n shi p, C o u nt y of O xf or d , c urr e ntl y i n i n d u stri al u s e b y C ar m e u s e a s 
a  li m e st o n e q u arr y li c e n c e d u nd er t h e A g gr e g at e R e s o ur c e s A ct.  T h e C ar m e u s e l a n d s ( h er ei n 
r ef err e d t o a s “t h e s u bj e ct l a n d s”) ar e l o c at e d i n t h e C o u nt y of O xf or d, i n t h e T o w n s hi p of 
Z orr a,  l o c at e d  t o  t h e  e a st  of  I n g e r s oll,  a n d  f all s  o n  t h e  e a st  si de  of  3 5 t h Li n e.   T h e  sit e  i s  
a p pr o xi m a t el y 7 4  h e ct ar e s  (1 8 3  a cr e s)  i n  si z e ( T h e  C o u nt y  of  O xf or d  l o c ati o n  i s  s h o w n  i n  
Fi g ur e 1  ( c o nt e xt ma p ).  T h e St u d y Ar e a  i n cl u d e s l a n d s l o c at e d i n t h e T o w n s hi p of Z orr a, 
T o w n s hi p of S o ut h -W e st O xf or d,  t h e T o w n of I n g ers oll, t h e Vill a g e of B e a c h vill e a n d t h e R ur al 
Cl u st er of C e nt er vill e .  T h e pr o p o s e d l a n dfill l a n d s (t h e  “s u bj e ct l a n d s ”) ar e d e si g n at e d Q u arr y 
Ar e a i n t h e  C o u nt y of O xf or d  Offi ci al Pl a n ( 1 9 9 5), a n d z o n e d Q u arr y I n d u stri al ( M Q) i n t h e 
T o w n s hi p of Z orr a Z o ni n g B y -l a w ( 3 5-9 9).  

3. 1  St u d y Ar e a s  
I n pr o vidi n g a n a ss e ss m e nt of f ut ur e gr o wt h a n d d e v el o p m e nt o v er ti m e,  t hr e e l e v el s of st u d y 
ar e e x a mi n e d  i n i n cr e a si n g l e v el of d et ail a s f oll o w s: 
 
1.  C o u nt y l e v el  -T h e br o a d er c o m m u nit y, g e n er all y b e y o n d t h e i m m e di at e sit e vi ci nit y.   
 

2.  L a n d s l o c at e d wit hi n 5  k m  of t h e s u bj e ct l a n d s  - T h e 5 k m St u d y Ar e a  w a s s el e ct e d t o  
c a pt ur e  all  gr o wt h  a n d  d e v el o p m e nt  t h at  m a y  b e  p ot e nti all y  i m p a ct e d  b y  t h e  
pr o p o s e d l a n dfill1 . 

 
3.  L a n d s  l o c at e d  wit hi n  1  k m  of  t h e  s u bj e ct  l a n ds  –  E v al u ati o n  of  p ot e nti al  f or  
d e v el o p m e nt o n t h e s u bj e ct la n d s  a n d  wit hi n t h e sit e vi ci nit y  i n gr e at er d et ail. 
 

T h e v ari o u s St u d y Ar e a s ar e s h o w n o n Fi g ur e 2  ( air p h ot o). 

3. 2  A p pr o a c h, M et h o d ol o g y a n d D at a C oll e cti o n  
I n or d er t o f or e c a st f ut ur e l a n d u s e i n t h e s e st u d y ar e a s, M H B C h a s: 

- C o nt a ct e d  a n d m et wit h  st aff  at t h e C o u nt y of O xf or d t o att ai n i nf or m ati o n o n e xi sti n g a n d 
p e n di n g s e c o n d ar y pl a n s, d e v el o p m e nt pr o p o s al s, E A’ s, i nfr a str u ct ur e i m pr o v e m e nts, a n d 
m u ni ci p al o bj e cti v e s;  

                                                 
1  B as e d o n O nt ari o G ui d eli n e D -4, S e cti o n 5. 4 - " Hi st ori c al e vi d e n c e i n O nt ari o h as s h o w n t h at t h e m a xi m u m dist a n c e wit hi n 
w hi c h a d v er s e eff e ct s c o ul d b e e x p eri e n c e d w hil e a l a n dfill i s o p er ati n g is u p t o 3 k m."  T hi s dist a n c e w a s e xt e n d e d t o 5 k m f or t h e 
p ur p os es of t hi s st u d y.  
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- C oll e ct e d r el e v a nt pl a n s of d e v el o p m e nt a n d i nfr astr u ct ur e r el at e d pl a n s a n d r e s o ur c e s  
fro m m u ni ci p al w e b sit e s;  

- R e vi e w e d  p o p ul ati o n a n d e m pl o y m e nt f or e c a sts;  

- C o n d u ct e d a n i n v e nt or y of e xi sti n g l a n d u s e s i n cl u d e d i n t h e 5 k m a n d 1 k m St u d y Ar e a s . 

- O bt ai n e d t h e A g gr e g at e R e s o ur c e s A ct ( A R A) sit e pl a n s f or t h e a g gr e g at e o p er ati o n s i n 
t h e St u d y Ar e a . 

 

A s h ort s u m m ar y of e a c h  f ut ur e l a n d u s e c h a n g e a n d e x p e ct e d ti m eli n es h a s b e e n i n cl u d e d i n 
S e cti o n  6. 0  of  t hi s  r e p ort.   All  c oll e ct e d  i nf or m ati o n  i s  s u m m ari z e d  a n d  r ef er e n c e d  i n  t h e  
pl a n ni n g  h ori z o n  a ss e ss m e nt  w h er e  a p pli c a bl e  t o  a  s p e cifi c  l o c ati o n.   M a p pi n g  h a s  b e e n  
i n cl u d e d f or e a c h pl a n ni n g h ori z o n (2 0 2 3 , 2 0 3 3  a n d 2 0 4 3 ), a n d i d e ntifi e s ar e a s of c urr e nt a n d 
pr o p o s e d d e v el o p m e nt, a s w ell a s ar e a s of si g nifi c a nt gr o wt h i n t h e f ut ur e.  
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4. 0   
E XI S TI N G C O N DI TI O N S  
 

4. 1  O xf or d C o u nt y  
 
T h e O x f or d C o u nt y i s c o m p o s e d of ei g ht ar e a m u ni ci p aliti e s c o v eri n g a n ar e a of 2, 0 2 8 s q u ar e 
kil o m etr e s ( 7 8 3 s q u ar e mil e s)  i n cl u di n g t h e T o w ns hi p  of Z orr a  w h er e t h e s u bj e ct l a n d s ar e 
l o c at e d.  Fi g ur e 1  i d e ntifi es t h e s u bj e ct l a n d s wit hi n t h e C o u nt y ( C o nt e xt M a p). 
 
T h e C o u nt y i s pri m aril y  r e c o g ni z e d b y its t hr e e l ar g e Ur b a n Ce ntr e s.  T h e Cit y of W o o d st o c k i s a 
f o c al  p oi nt  f or  e m pl o y m e nt,  c o m m er c e, r e cr e ati o n  a n d  a d mi ni str ati o n  i n  t h e  C o u nt y.  T h e  
T o w n of Till s o n b ur g  f ulfill s si mil ar r ol e s f or s o ut h er n O xf or d a n d p orti o n s of El gi n a n d N orf ol k 
C o u nti e s. T h e T o w n of I n g er s oll i s a m aj or c e ntr e of  e m pl o y m e nt a n d c o m m er c e. T h e r ur al 
m u ni ci p aliti e s ar e k n o w n f or  a gri c ult ur e a n d a g gr e g at e e xtr a cti o n. R ur al s ettl e m e nts pr o vi d e  
r e si d e nti al o p p ort u niti e s, p o p ul ati o n r el at e d s ervi c es a n d e m pl o y m e nt  f u n cti o n s o n a s m all er 
s c al e.  
 
A gri c ult ur e i n O xf or d C o u nt y h a s m ai nt ai n e d its p o siti o n a s a n  e xt e n si v e u s er of l a n d a n d a n 
i n d u str y  of  si g nifi c a nt  i m p ort a n c e  t o  t h e l o c al  e c o n o m y.  A p pr o xi m at el y  9 1  p er c e nt  of  
a gri c ult ur al l a n d i n t h e  C o u nt y i s wit hi n Cl a ss e s I, II a n d III a gri c ult ur al l a n d c a p a bilit y a n d i n  
2 0 0 1, 8 9 p er c e nt of t h e t ot al C o u nt y l a n d b a s e w a s d e v ot e d t o  a gri c ult ur al pr o d u cti o n.  
 
O xf or d  C o u nt y  i s  c h ar a ct eri z e d  b y  si g nifi c a nt  r e s er v e s  of  mi n er al  a g gr e g at e s,  i n cl u di n g  
b e dr o c k -d eri v e d cr u s h e d st o n e a n d n at ur all y  o c c urri n g s a n d a n d gr a v el. T h e pr e s e n c e of hi g h 
q u alit y a g gr e g at e  d e p o sits h a s l e d t o t h e e st a bli s h m e nt of si g nifi c a nt q u arr yi n g a n d  s a n d a n d 
gr a v el e xtr a cti o n i n d u stri es i n t h e C o u nt y. O xf or d C o u nt y  h a s c o n si st e ntl y r a n k e d hi g h i n t ot al 
mi n er al a g gr e g at e pr o d u cti o n i n  O nt ari o a n d pl a y s a p arti c ul arl y i m p ort a nt r ol e i n mi n er al 
a g gr e g at e  pr o d u cti o n  i n  t h e  Wi n d s or -W o o d st o c k  c orri d or.  T hi s  i s  d u e  i n  l ar g e  p art  t o  t h e  
e xt e n si v e d e p o sits of hi g h c al ci u m li m e st o n e i n Z orr a  T o w n s hi p w hi c h ar e r e c o g ni z e d a s t h e 
t hi c k e st, m o st u nif or m a n d p ur e st li m e st o n e i n O nt ari o.  
 

4. 2  5 Kil o m etr e  St u d y Ar e a  
 
T h e s u bj e ct l a n d s ar e l o c at e d i n t h e T o w n s hi p of Z orr a a p pr o xi m at el y 1. 2 k m e a st of I n g er s oll. 
T h e T o w n of I n g er s oll i s l o c at e d t o t h e s o ut h w e st, t h e T o w n s hi p of S o ut h -W e st O xf or d a n d t h e 
R ur al Cl u st er of C e nt er vill e t o t h e S o ut h, a n d t h e Vill a g e of B e a c h vill e t o t h e e a st.  
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L a n d u s e s wit hi n t h e T o w n of I n g er s oll i n cl u d e a C e ntr al B u si n e ss Di stri ct s urr o u n d e d b y a mi x 
of l o w, m e di u m a n d hi g h d e n sit y r e si d e nti al l a n d u s e s .  I n d u stri al l a n d s ar e g e n er all y l o c at e d 
o n t h e s o ut h w e st li mits of t h e T o w n, al o n g Hi g h w a y 4 0 1, a n d al o n g t h e C N R ail li n e . F ut ur e 
Ur b a n  Gr o wt h  ar e a s  ar e  al s o  i d e ntifi e d  at  t h e  s o ut h w e st  a n d  s o ut h e a st  b o u n d ari e s of  t h e 
T o w n.  
 
T h e T o w n s hi p of Z orr a i s pri m aril y a gri c ult ur al l a n d, wit h e xi sti n g q u arr y o p er ati o n s , r e s o ur c e 
ar e a s  a n d s o m e  r e si d e nti al  d w elli n gs . A gri c ult ur al  l a n d s  pr e d o mi n at e  i n  t h e  T o w n s hi p  of  
S o ut h -W e st  O xf or d,  wit h  s o m e  r e si d e nti al  d w elli n gs.    T h e  Vill a g e  of  B e a c h vill e  a n d  R ur al  
Cl u st er  of  C e nt er vill e  i n cl u d e  l o w  d e n sit y  r e si d e nti al  u nits  wit h  li m it e d  c o m m er ci al  
d e v el o p m e nt ( e. g . a c or n er st or e).  
 
Fi g ur e 3  ill u str at e s t h e l a n d u s e d e si g n ati o ns fr o m  t h e C o u nt y of O xf or d Offi ci al Pl a n  i n cl u di ng 
t h e T o w n s hi p of Z orr a, S o ut h-W e st O xf or d, a n d t h e T o w n of I n g er s oll.  
 
Fi g ur e 4  ill u str at e s t h e z o ni n g of l a n d s wit hi n 5 k m i n cl u di n g t h e T o w n s hi p of Z orr a, S o ut h-
W e st O xf or d, a n d t h e T o w n of I n g er s oll.  
 

4. 3  S u bj e ct L a n d s & 1 Kil o m etr e  Sit e Vi ci nit y  
 
T h e s u bj e ct l a n d s  i s 7 4 h a (1 8 3  a cr e s ) i n si z e wit h a n a p pr o xi m at e 1. 4 k m  fr o nt a g e al o n g 3 5t h 
Li n e.   T h e  sit e  i s s er vi c e d  wit h  a  m ai n  e ntr a n c e  l o c at e d  o n  C o u nt y  R o a d  6 . T h e  pr o p o s e d  
l a n dfill sit e i s l o c at e d o n  l a n d s u s e d b y C ar m e u s e Li m e Q u arr y o p er ati o n s . T h e  C ar m e u s e sit e 
c o n si sts of s e v er al r o c k q u arri e s at v ari o u s st a g e s of d e v el o p m e nt al o n g wit h a li m e  pr o c e ssi n g 
pl a nt. T h e e xi sti n g q u arr y will r e m ai n f u n cti o ni n g d uri n g l a n dfill sit e d e v el o p m e nt.  
 
Ot h er l a n d s o w n e d b y C ar m e u s e, g e n er all y t o t h e n ort h of t h e c urr e nt q u arri e s,  re m ai n i n 
a gri c ult ur al or r ur al u s e s. S o m e of t hi s l a n d i s li c e n s e d f or f ut ur e e xtr a cti o n. T w o m aj or  r ail w a y 
c orri d or s  p a ss  t hr o u g h  t h e  s o ut h er n  p orti o n  of  t h e  sit e.  T h e  s o ut h er n  li mit  of  t h e  sit e  i s  
b or d er e d  b y  t h e  s o ut h  br a n c h  of  t h e  T h a m e s  Ri v er  w hi c h  h a s  b e e n  st r ai g ht e n e d  a n d  
c h a n n eli z e d i n t hi s str et c h.  
 
T h e  s urr o u n di n g  l a n d  u s e s  ( a s  s h o w n  i n  Fi g ur e 5 )  t h at  e xi st  wit hi n  t h e  1 k m St u d y  Ar e a  
in cl u d e s : 
 
N O R T H:   L a n d s n ort h of t h e s u bj e ct sit e ar e z o n e d Q u arr y I n d u stri al ( M Q) a n d li c e n s e d f or 
q u arr y  p ur p o s e s  u n d er  t h e  A g gr e g at e  R e s o ur c e  A ct.   At  pr e s e nt,  t h e s e  l a n d s  ar e  v a c a nt  
f ar ml a n d a n d a gri c ult ur al l a n d s.  L a n d s f urt h er n ort h i n cl u d e f ar ml a n d wit h s o m e  si n gl e n o n -
f ar m r e si d e nti al u s e s. 
 
E A S T:  E xi sti n g q u arr y o p er ati o n s ar e l o c at e d o n b ot h t h e e a st a n d w e st si d e s o f C o u nt y R o a d 
# 6 ( 3 7 t h Li n e ). 
 
S O U T H:  C N R  R ail w a y tr a c k s a n d e xi sti n g q u a rr y o p er ati o n s ar e t o t h e s o ut h of t h e tr a c k s. T h e 
“ R ur al  Cl u st er”  of  C e ntr e vill e  i s  wit hi n  t h e  s o ut h er n  li mit  of  t h e  1 k m  St u d y  Ar e a  al o n g  
B e a c h vill e R o a d ( C o u nt y R o a d 9)  a cr o ss t h e r i v er. 
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W E S T:  O p p o sit e  3 5 t h Li n e,  a gri c ult ur al  u s e s  pr e d o mi n at e  wit h  a  c e m et er y  (I n g er s oll  R ur al  
C e m et er y) a n d h or s e  f ar m ( Kill e a n A cr e s H or s e F ar m) l o c at e d t o t h e s o ut h w e st of t h e s u bj e ct 
sit e.   A v a c a nt f ar m a n d a h y dr o s er vi ci n g ar e a ar e l o c at e d t o t h e n ort h  w e st of t h e s u bj e ct sit e.  
 
Fi g ur e 5  ill u str at e s t h e l a n d u s e d e si g n ati o ns f or t h e l a n d s i n t h e 1 k m St u d y Ar e a fr o m  t h e 
C o u nt y of O xf or d  Offi ci al Pl a n  i n cl u di ng t h e T o w n s hi p of Z orr a, S o ut h -W e st O xf or d, a n d t h e 
T o w n of I n g er s oll.  
 
Fi g ur e 6  ill u str at e s t h e z o ni n g of l a n d s wit hi n 1 k m i n cl u di n g t h e T o w n s hi p of Z orr a, S o ut h -
W e st O xf or d, a n d t h e T o w n of I n g er s oll.  
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5. 0   
A G G R E G A T E O P E R A TI O N S  

 

5. 1  O xf or d C o u nt y Li m e st o n e R e s o ur c e s  
 

Si n c e  t h e  e arl y  1 9 0 0 s,  t h e  T o w n s hi p  of  Z orr a  h a s  c o nt ri b ut e d  t o  t h e  c e m e nt-m a ki n g , 
c o n str u cti o n  a n d li m e i n d u str y i n N ort h A m eri c a. T h e C o u nt y of O xf or d h a s r e c o g ni z e d t h at 
t h e li m e st o n e r e s o ur c e i n t h e T o w n s hip  of Z orr a  i s t h e t hi c k e st, m o st u nif or m a n d p ur e st hi g h 
c al ci u m li m e st o n e a v ail a bl e i n O nt ari o.  T h e C o u nt y of O xf or d Offi ci al Pl a n st at e s,  
 

“ O xf or d C o u nt y is c h ar a ct eri z e d b y si g nifi c a nt r es er v es of mi n er al a g gr e g at es, i n cl u di n g 
b e dr o c k -d eri v e d cr us h e d st o n e a n d n at ur all y o c c urri n g s a n d a n d gr a v el. T h e pr es e n c e of 
hi g h q u alit y a g gr e g at e d e p osits h as l e d t o t h e est a blis h m e nt of si g nifi c a nt q u arr yi n g a n d 
s a n d a n d gr a v el e xtr a cti o n i n d ustri es i n t h e C o u nt y. O xf or d C o u nt y h as c o nsist e ntl y r a n k e d 
hi g h i n t ot al mi n er al a g gr e g at e pr o d u cti o n i n O nt ari o a n d pl a ys a p arti c ul arl y i m p ort a nt 
r ol e i n mi n er al a g gr e g ate pr o d u cti o n i n t h e Wi n ds or -W o o dst o c k c orri d or. T his is d u e i n 
l ar g e p art t o t h e e xt e nsi v e d e p osits of hi g h c al ci u m li m est o n e i n Z orr a T o w ns hi p w hi c h ar e 
r e c o g ni z e d as t h e t hi c k est, m ost u nif or m a n d p ur est li m est o n e i n O nt ari o. T his r es o ur c e 
c o ntri b ut es a p pr o xi m at el y 4 0 % of t h e t ot al O nt ari o pr o d u cti o n of li m e a n d 1 0 % of t h e 
t ot al O nt ari o pr o d u cti o n of c e m e nt. 

 
Si n c e  mi n er al  a g gr e g at es  ar e  a  fi x e d  l o c ati o n,  n o n -r e n e w a bl e  r es o ur c e,  t h eir  eff e cti v e  
m a n a g e m e nt  is  ess e nti al.  It  is  e q u all y  i m p ort a nt  t o  e ns ur e  t h at  mi n er al  a g gr e g at e  
e xtr a cti o n is e n vir o n m e nt all y r es p o nsi bl e.”  ( C o u nt y of O xf or d Offi ci al Pl a n, S e cti o n 3. 4. 1) 

 
R e s o ur c e  
 
T h e L u c a s F or m ati o n i s r e pr e s e nt e d i n all o p er ati n g q u arri e s a n d c o n si sts pr e d o mi n a ntl y of a 
hi g h p urit y li m e st o n e. T h e L u c a s li m e st o n e f or m ati o n e xt e n d s o utsi d e t h e T o w n s hi p of Z orr a 
b ut t h e q u alit y c h ar a ct eristi c s c h a n g e o ut si d e  of t h e pr o v e n r e s o ur c e ar e a i n t h e T o w n s hi p.  
T h e t hi c k n e ss of t h e r e s o ur c e ( +/ - 1 0 0 f e et) c o u pl e d wit h its hi g h p urit y a n d u s ef ul n e ss i n a 
wi d e  v ari et y  of  a p pli c ati o n s  m e a n s  t h at  t h e  r e m o v al  of  a  l ar g e  d e pt h  of  o v er b ur d e n  is  
w arr a nt e d.  
 
U s e s of R e s o ur c e  
 
T h er e  ar e  t w o  b a si c  pr o d u cts  t h at  ar e  pr o d u c e d  fr o m  t h e  hi g h  c al ci u m  li m e st o n e  i n  t h e  
T o w n s hi p of Z orr a: li m e a n d c e m e nt . T h e d e p o sit i s al s o a s o ur c e f or co n str u cti o n a g gr e g at e 
a n d li m e st o n e t h at i s a k e y i n gr e di e nt i n t h e m a n uf a ct ur e of : f ertili z er, li v e st o c k/ p o ultr y/ p et 
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f o o d  c al ci u m  s u p pl e m e nts,  gl a s s,  fi b er gl a ss,  c ar p eti n g,  r o ofi n g  m at eri al s,  bri c k s,  m ort ar s,  
p ai nts, c a ul ki n g c o m p o u n d s, s e al a nts, a d h e si v e s a n d l u bri c a nts, t o m e nti o n a f e w.  
 
Li m e st o n e i s o n e of  t h e m o st wi d el y u s e d  r a w  m at eri al s i n i n d u str y. Li m e st o n e i s u s e d  t o 
pr o d u c e  li m e  w hi c h  i s  c o n s u m e d  i n  al m o st  e v er y  br a n c h  of  i n d u str y  a s  a  c h e mi c al  a n d  
m et all ur gi c al  i nt er m e di at e,  fl u xi n g  a g e nt,  a d d iti v e,  s oil  c o n diti o n er  a n d  st a bili z er,  b uil di n g  
m at eri al, a n d a h o st of ot h er u s e s.  
 
T h e p ur e hi g h c al ci u m li m e st o n e mi n e d a n d pr o d u c e d i n t h e T o w n s hi p of Z orr a i s p arti c ul arl y 
s uit a bl e f or st e el m a ki n g a n d e n vir o n m e nt al a p pli c ati o n s. Li m e i s u s e d a s a b a si c fl u xi n g a g e nt 
i n ir o n a n d st e el m a ki n g pr o c e ss e s. E n vir o n m e nt al u s e s i n cl u d e: 
 
•  N at ur ali z ati o n of w a st e s fr o m m et al s m elt er s a n d r efi n eri e s  

•  N at ur ali z ati o n  of  a ci di c  w a st e s  fr o m  c h e mi c al  pl a nts,  p ul p  a n d  p a p er  mill s,  t e xtil e  
pl a nts a n d f o o d pr o c e ssi n g pl a nts  

•  W at er tr e at m e nt  

•  S e w a g e tr e at m e nt  
•  S cr u b bi n g of a ci di c g a s e mi ssi o n s fr o m t h er m al p o w er pl a nts a n d b oil er s  

•  Miti g ati o n fr o m eff e cts of a ci d pr e ci pit ati o n  
•  P H c o ntr ol  
•  A gri c ult ur al a p pli c ati o n s  

 
C e m e nt, i n c o m bi n ati o n wit h w at er, s a n d a n d ot h er a g gr e g at e m a t eri al s f or m s c o n cr et e a n d is 
o n e of t h e m o st v er s atil e b uil di n g m at eri al s k n o w n.  
 
T h e m ar k et f or t h e pr o d u cts pr o d u c e d i n t hi s ar e a i s e ss e nti all y all of N ort h A m eri c a.  
 
Q u arri e s B a c k gr o u n d   
 
G e n er all y, q u arr yi n g h a s b e e n o c c urri n g  i n t hi s ar e a si n c e t h e e arl y 1 9 0 0 s.  C urr e ntl y, 1, 4 0 5. 7 5  
h a ( 3, 4 7 3. 6 8  a cr e s)  ar e  li c e n c e d  b y  t hr e e  c o m p a ni e s :  L af ar g e  C a n a d a  I n c.,  F e d er al  W hit e  
C e m e nt  a n d  C ar m e u s e  Li m e  ( C a n a d a)  Li mit e d.   T h e  q u arri e s  r a n g e  i n  d e pt h  fr o m  
a p pr o xi m at el y 2 1 4 m A S L t o 2 5 0 m A S L.  T h e s e o p er ati o n s ar e  d e s cri b e d i n m or e d et ail i n t h e 
f oll o wi n g s e cti o n of t hi s r e p ort. 
 

5. 2  L af ar g e W o o d st o c k Q u arr y  
 
L o c ati o n/ Ar e a  
 
L af ar g e o p er at e s a q u arr y , k n o w n a s t h e W o o d st o c k Q u arr y, i n L ots 2 t o 5, C o n c e ssi o n 2 a n d 3 
a n d  L ots  1  t o  3,  C o n c e ssi o n  4  i n  t h e  T o w n s hi p  of  Z orr a  ( s e e Fi g ur e  7 ).   L af ar g e  o w n s  or  
c o ntr ol s  a p pr o xi m at el y  7 1 7  h a of l a n d a ss o ci at e d wit h t h e q u arr y , i n cl u di n g 5 4 9. 6 h a of w hi c h 
ar e li c e n c e d f or e xtr a cti o n.  
 
T h er e ar e a n u m b er of  c o m p o n e nts  a ss o ci at e d wit h t h e L af ar g e W o o d st o c k Q u arr y:  
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•  P er m a n e nt  c e m e nt  pl a nt  ( c urr e ntl y  n ot  o p er ati o n al)  i n  L ot s  1  a n d  2 ,  C o n c e ssi o n  4 
i d e ntifi e d a s P 4 o n Fi g ur e 7; 
 

•  A  p ort a bl e  pl a nt  ( cr u s h e d  st o n e)  o p er ati n g  wit hi n  t h e  a cti v e  q u arr y  i n  L ot  2,  
C o n c e ssi o n 3, i d e ntifi e d a s P 7 o n Fi g ur e 7; a n d  
 

A p er m a n e nt a g gr e g at e  pl a nt  i s l o cat e d i n L ot 2, C o n c e ssi o n 4 (i d e ntifi e d a s P 5 o n Fi g ur e 7) 
w hi c h i s o p er at e d b e I K O I n d u stri e s Lt d.  a n d pr o d u c e s a s p h alt s hi n gl e s . 
 
Hi st or y  
 
C a n a d a C e m e nt w a s f or m e d i n 1 9 0 9 a s a r e s ult of t h e m er gi n g of 1 0 c e m e nt c o m p a ni e s. T h e 
c o m p a n y o w n e d a l ar g e tr a ct  of l a n d b et w e e n B e a c h vill e a n d W o o d st o c k a n d i niti at e d t h e 
c o n str u cti o n of a c e m e nt pl a nt o n L ots 1 a n d 2, C o n c e ssi o n 4 i n 1 9 5 5.  B y 1 9 5 6, t h e q u arr y w a s 
r e a d y t o s u p pl y li m e st o n e t o t h e c e m e nt pl a nt. I n 1 9 7 0, L af ar g e C e m e nt N ort h A m eri c a a n d 
C a n a d a C e m e n t m er g e d t o f or m C a n a d a C e m e nt L af ar g e ( C C L).  I n 1 9 8 8, C C L w a s r e n a m e d 
L af ar g e C a n a d a I n c.   
 
I n S e pt e m b er 2 0 0 6, aft er m a n y d e c a d e s of a d diti o ns a n d u p d at e s, t h e pl a nt c el e br at e d its 5 0t h 
a n ni v er s ar y, a n d it s pr o d u cti o n of cl o s e t o 2 0 milli o n t o n n e s of c e m e nt.  
 
L af ar g e’ s c e m e nt pl a nt cl o s e d 2 0 0 8 a n d i s c urr e ntl y i n a cti v e.  L af ar g e’ s d e ci si o n t o cl o s e t h e 
pl a nt r el at e d t o t h e d e cli n e i n t h e c e m e nt m ar k et i n O nt ari o a n d a dj a c e nt U. S. st at e s a n d  t h e 
pl a nt' s i n a bilit y t o g ai n a p pr o v al f or ' Alt er n ati v e F u el s i n O nt ari o,' w hi c h w o ul d h a v e h el p e d 
r e d u c e c o n s u m pti o n of f ossil f u el s, c ar b o n f o ot pri nt a n d c o st.2  
 
C urr e nt O p er ati o n s  
 
T h e L af ar g e W o o d st o c k q u arr y h a s a n a n n u al t o n n a g e li mit of 4 milli o n t o n n es.  T h e q u arr y i s 
c urr e ntl y o p er ati o n al i n L ot 2, C o n c e ssi o n 3  a n d mi ni n g i n a n ort h erl y dir e cti o n.  T h e q u arr y i s 
li c e n c e d t o a m a xi m u m d e pt h of 2 1 4 m A S L.  T h e c urr e nt d e pt h of e xtr a cti o n is a p pr o xi m at el y 
2 2 0 m A S L .   
 
L af ar g e  pr o d u c e s  cr u s h e d  li m e st o n e  pr o d u cts  at  t h e  W o o d st o c k  q u arr y.  T h e  cr u s h e d  
li m e st o n e i s us e d i n t h e pr o d u cti o n of c o n cr et e, c e m e nt, a s p h alt, r o ofi n g s hi n gl e s a n d r o a d 
b a s e s.  Li m e st o n e  pr o d u cts  fr o m  t h e  W o o d st o c k  Q u arr y  tr a v el  t o  pr oj e cts  wit hi n  O xf or d  
C o u nt y, L o n d o n, W o o d st o c k, S ar ni a a n d L a m bt o n.  
 
M at eri al fr o m t h e q u arr y is c urr e ntl y b e i n g u s e d a s c o n str u cti o n a g gr e g at e f or S o ut h w e st er n 
O nt ari o  a n d t o s u p pl y t h e F e d er al W hit e C e m e nt pl a nt a n d I K O pl a nt n e ar b y . 
 
A q u arr y s u m p i s c urr e ntl y l o c at e d wit hi n L ot 2, C o n c e ssi o n 3.  T h e s u m p l o c ati o n will m o v e 
n ort h w ar d a s t h e q u arr y pr o gr e ss e s.  Fr o m  t h e s u m p, t h e w at er i s p u m p e d a n d tr a n s p ort e d t o 
t h e fir st s ettli n g p o n d.  A p orti o n of t h at w at er i s u s e d i n t h e p ort a bl e w a s h pl a nt l o c at e d 
wit hi n t h e q u arr y n e xt t o t h e p ort a bl e pr o c e ssi n g pl a nt a n d m a y m o v e wit hi n t h e e xtr a cti o n 

                                                 
2  W o o d st o c k S e nti n el R e vi e w, N o v e m b er 7, 2 0 0 8  
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ar e a  a s  t h e  mi ni n g  f a c e  m o v e s.  T h e  r e m ai ni n g  o v erfl o w  fr o m  t h e  s e c o n d  s ettli n g  p o n d  i s 
di s c h ar g e d i nt o t h e c h a n n el t o w ar d M c K e n zi e Cr e e k.  
 
T h e h a ul r o ut e f or t h e L af ar g e W o o d st o c k Q u arr y i s pr e d o mi n a ntl y s o ut h o n C o u nt y R o a d 6 t o 
Hi g h w a y 4 0 1 vi a L af ar g e’s e ntr a n c e/ e xit o n 3 5 t h Li n e s o ut h t o C o u nt y R o a d 2. S o m e of t h e 
tr u c k s tr a v el n ort h of 3 5t h Li n e t o d eli v er m at eri al  t o t h e a dj a c e nt F e d er al W hit e C e m e nt pl a nt.  
 
R e h a bilit ati o n  
 
Pr o gr e ssi v e r e h a bilit ati o n of t h e q u arr y i n cl u d e s b a c kfilli n g  o v er b ur d e n wit hi n t h e c e ntr e of 
t h e q u arr y a n d al o n g t h e e a st er n li mit of t h e li c e n c e ar e a.  A s t h e o p er ati o n pr o c e e d s t o t h e 
n ort h,  a n d  t h e  s u m p  i s  m o v e d  n ort h,  b a c kfilli n g  of  t h e  q u arr y  wit h  o v er b ur d e n  will  
c o m m e n c e.  
 
Pr oj e ct e d C o n diti o n s  
 
B a s e d o n c urr e nt a eri al p h ot o gr a p h y t h e q u arri e d ar e a  i s a p pr o xi m at el y 5 1. 5  h e ct ar e s  w hi c h 
c orr e s p o n d s wit h a p pr o xi m at el y 5 0 y e ar s of pr o d u cti o n . T h er e i s a p pr o xi m at el y 5 2. 5 h e ct ar e s 
r e m ai ni n g t o b e mi n e d i n C o n c e ssi o n 3. It i s a nti ci p at e d t h at mi ni n g will c o nti n u e t o pr o c e e d 
i n  a  n ort h erl y  dir e cti o n  wit hi n C o n c e ssi o n  3  t hr o u g h o ut t h e  n e xt  3 0  y e ar s a s  s h o w n  o n  
Fi g ur e s  8 t o 1 0 .  Mi ni n g wit hi n C o n c e ssi o n 2 or 4  i s n ot a nti ci p at e d  wit hi n t h e s p e cifi e d 
h ori z o n t o 2 0 4 3 .  Pr o gr e ssi v e r e h a bilit ati o n wit hi n t h e C o n c e ssi o n 3  will c o nti n u e o v er t h e 
ti m e p eri o d a s g e n erall y s h o w n o n Fi g ur e s 8 t o 1 0.  
 
It i s al s o a ss u m e d t h at L af ar g e’ s c e m e nt pl a nt will r e m ai n i n a cti v e o v er t hi s ti m e p eri o d. 
 

5. 3  F e d er al W hit e C e m e nt  
 
L o c ati o n/ Ar e a  
 
F e d er al  W hit e  C e m e nt  ( F W C)  o p er at e s  a  dr y  pr o c e ss  c e m e nt  pl a nt  wit hi n  L ots  3  a n d  4,  
C o n c e ssi o n 3 i n t h e T o w ns hi p of Z orr a  (i d e ntifi e d a s P 6 o n Fi g ur e 7 ). St o c k pil e s a ss o ci at e d 
wit h t h e c e m e nt pl a nt e xt e n d n ort h i nt o L ot 4 a n d P art of L ot 5.   
 
F W C al s o o w n s li c e n c e d r e s er v e s o n P art of L ots 1 7 a n d 1 8, C o n c e ssi o n 1 i n t h e T o w n s hi p of 
Z orr a.  T h e li c e n c e d ar e a is 1 6 8. 6 h a a n d t h e q u arr y h a s a n a n n u al t o n n a g e li mit of 1 milli o n 
t o n n e s.  T h e q u arr y i s n ot a cti v e. 
 
Hi st or y  
 
F W C  i s a pri v at el y o w n e d C a n a di a n C o m p a n y. F W C b e g a n its o p er ati o n i n W o o d st o c k, O nt ari o 
i n 1 9 7 9 a n d t h at s a m e y e ar e st a bli s h e d a c e me nt pl a nt i n t h e T o w n s hi p of Z orr a. T h e c o m p a n y 
h a s e x p a n d e d t hr o u g h o ut C a n a d a a n d U nit e d St at e s. F W C pr o d u c e s a u ni q u e w hit e c e m e nt 
pr o d u ct, s u c h a s w hit e p ortl a n d a n d m a s o nr y c e m e nt, u s e d f or s p e ci ali z e d c o n str u cti o n a n d 
ar c hit e ct ur al a p pli c ati o n s. O v er t h e p a st 1 0 y e ar s, F W C h a s i n v e st e d o v er $ 1 0 0 milli o n i n u p-
gr a d e s a n d i m pr o v e m e nts t o t h e c e m e nt pl a nt a n d its o p er ati o n s.  
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C urr e nt O p er ati o n s  
 
F W C’ s r a w m at eri al u s e d i n t h e m a n uf a ct uri n g of t h e c e m e nt c o m e s fr o m a v ari et y of off sit e 
s o ur c e s, i n cl u di n g l o c al li m e st o n e q u arri e s ( L af ar g e’ s W o o d st o c k Q u arr y a n d C ar m e u s e Li m e). 
D eli v er y of t h e r a w m at eri al t o t h e e xi sti n g c e m e nt pl a nt i s b y tr a n s p ort tr u c k. T h e e xi sti n g 
c e m e nt pl a nt r e c ei v e s a p pr o xi m at el y 1 5 -1 7  tr u c k d eli v eri e s p er d a y of r a w a g gr e g at e m at eri al.  
  
A c c e s s t o t h e F W C pl a nt is  fr o m a n e xi sti n g e ntr a n c e o n 3 5t h Li n e. A n i nt er n al l a n e b et w e e n 
t h e c e m e nt  pl a nt  l a n d s  a n d  st o c k pil e  ar e a s  t o  t h e  n ort h  f a cilit at e  t h e  m o v e m e nt  of  r a w  
m at eri al . 
 
T h e q u arr y i s li c e n c e d t o r e m o v e 3 0 m etr e of o v er b ur d e n a n d 4 0 m etr e s of A n d er d o n m e m b er 
of L u c a s  f or m ati o n.  T h e q u arr y h a s a n a n n u al t o n n a g e li mit of 1 milli o n t o n n es. T h e a p pr o v e d 
q u arr y fl o or i s at a n el e v ati o n of 2 3 5 m A S L. T h e q u arr y, o n c e o p er ati o n al, will c o m m e n c e wit h 
a n i niti al c ut i n t h e s o ut h w e st  q u a dr a nt  a n d m o v e s o ut h t o t h e li mits of t h e q u arr y.  T h e n e xt 
p h a s e s m o v e e a st w ar d a n d n ort h w ar d.  I nt er n al h a ul r o ut e s will r u n b et w e e n t h e q u arr y f a c e 
a n d t h e p ort a bl e cr u s hi n g pl a nts a n d b et w e e n t h e pl a nts a n d t h e e ntr a n c e/ e xit t o C o u nt y 
R o a d 6.  T h e o nl y a c c e ss t o b e u s e d f or p ur p o s e s of h a uli n g a g gr e g at e fr o m t h e sit e will b e 
o nt o C o u nt y R o a d 6.  
 
R e h a bilit ati o n  
 
R e h a bilit ati o n  of  t h e  q u arr y,  o n c e  o p er ati o n al ,  will  c o n si st  of  pr o gr e ssi v el y  b a c kfilli n g  t h e  
d e pl et e d  q u arr y  ar e a s  wit h  o n sit e  o v er b ur d e n.   B a c kf illi n g  or  d e pl et e d  q u arr y  ar e a s  will  
pr o gr e ss  a s  s p a c e  a n d  a c c e ss  all o w s.   A ct u al  b a c kfill e d  el e v ati o n s,  l a k e  ar e a s,  d e pt h  a n d  
c o nfi g ur ati o n will d e p e n d o n e x a ct o v er b ur d e n q u a ntiti e s a v ail a bl e a n d m a xi m u m e xtr a cti o n 
el e v ati o n r e ali z e d.  
 
Pr oj e ct e d C o n diti o n s  
 
It i s a ss u m e d t h at t h e F W C pl a nt will c o nti n u e o p er ati n g  o v er t h e n e xt 3 0 y e ar s.  It i s al s o 
a ss u m e d t h at t h e F W C q u arr y will n ot b e o p e n e d d uri n g t h e st u d y p eri o d  (r ef er t o Fi g ur e s 8 
t o 1 0). 

5. 4  C ar m e u s e Li m e ( C a n a d a) Li mit e d  
 
L o c ati o n/ Ar e a  
 
C ar m e u s e Li m e  ( C a n a da) Li mit e d ( C ar m e u s e) o p er at e s t h e B e a c h vill e Q u arr y u n d er 3 li c e n c e s 
a s f oll o w s:  
 

•  Li c e n c e 2 1 3 0 –  B o u n d e d b y t h e  C N R ail w a y  t o t h e s o ut h, C o u nt y R o a d 6 t o t h e w e st, 
R o a d 6 6 t o t h e n ort h, a n d 4 1 st Li n e ( D o mt ar Li n) t o t h e e a st.  Li c e n c e 2 1 3 0 h a s a n a r e a 
of 1 2 6. 3 2 h a.  
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•  Li c e n c e 2 1 2 9 - B o u n d e d b y t h e T h a m e s Ri v er t o t h e s o ut h, Li c e n c e 2 1 3 6 t o t h e w e st, 
R o a d 6 6 t o t h e n ort h, a n d C o u nt y R o a d 6 t o t h e e a st.  Li c e n c e 2 1 2 9 h a s ar e a of 2 7 4. 1 8 
h a.  
 

•  Li c e n c e 2 1 3 6 –  B o u n d e d b y t h e T h a m e s Ri v er t o t h e s o ut h, 3 5 t h L i n e t o t h e w e st, R o a d 
6 6 t o t h e n ort h, a n d Li c e n c e 2 1 2 9 t o t h e e a st.  Li c e n c e 2 1 3 6 h a s ar e a of 2 8 7. 1 h a.  
 

T h e 3 li c e n c e s h a v e a t ot al li c e n c e ar e a of 6 8 7 h a a n d e xtr a cti o n ar e a of a p pr o xi m at el y 6 1 4 h a.  
 

T h er e ar e 3  pr o c e ssi n g pl a nts a ss o ci at e d wit h t h e B e a c h vill e Q u arr y:  
 
•  P er m a n e nt  a g gr e g at e  pl a nt  wit hi n  L ot  1 8,  C o n c e ssi o n  2,  s o ut h  of  Li c e n c e  2 1 3 0,  
i d e ntifi e d a s P 3 o n Fi g ur e 7; 
 

•  P er m a n e nt li m e pl a nt  ( o p er ati o n al)  wit hi n  L ot  1 6,  C o n c e ssi o n  2,  str a d dli n g t h e  C N  
R ail w a y wit hi n Li c e n c e 2 1 2 9, i d e ntifi e d a s P 2 o n  Fi g ur e 7; a n d  

 

•  P ort a bl e  pl a nt,  s a n d  a n d  gr a v el  ( o p er ati o n al)  wit hi n  L ot  1 4,  C o n c e ssi o n  2,  wit hi n  
Li c e n c e 2 1 3 6, i d e ntifi e d a s P 1 o n Fi g ur e 7.  

 
Hi st or y  
 
T h e q u arr y a n d pl a nt a ss o ci at e d wit h Li c e n c e 2 1 3 0 t o t h e e a st, f or m erl y o w n e d b y D o mt ar, 
f or m e d a f ull y i nt e gr at e d pr o d u cti o n f a cilit y f or h y dr at e d li m e, p ul v eri z e d li m e, p e b bl e li m e 
a n d gr a n ul ar li m e st o n e.  I n 1 9 2 9, G y p s u m, Li m e a n d Al a b a sti n e C o. p ur c h a s e d t hr e e q u arri e s 
a n d t w o li m e pl a nts fr o m St a n d ar d W hit e Li m e C o. T h e e ntir e o p er ati o n w a s c o n s oli d at e d  a n d 
p ur c h a s e d i n 1 9 5 9 b y D o mt ar. B e a c h vi Li m e Lt d. p ur c h a s e d t h e o p er ati o n i n 1 9 8 4.  
 
T h e q u arr y a n d pl a nt a ss o ci at e d wit h Li c e n c e 2 1 2 9 i n t h e c e ntr e, w a s o w n e d b y B e a c h vi Li m e 
Lt d., a s u b si di ar y of D of a s c o I n c. T hi s pr o p ert y h a s b e e n a cti v e si n c e 1 9 0 7, w h e n  t h e B e a c h vill e 
W hit e Li m e C o. c o m m e n c e d s al e s of li m e t o C y a n a mi d of C a n a d a Lt d. i n Ni a g ar a. C y a n a mi d 
s u b s e q u e ntl y o p e n e d its o w n q u arr y a n d i n 1 9 2 9 p ur c h a s e d B e a c h vill e W hit e Li m e. D of a s c o 
a c q uir e d C y a n a mi d o p er ati o n i n 1 9 7 3.  
 
T h e w e st q u arr y ( Li c e n c e 2 1 3 6) w a s ori gi n all y o p er at e d b y St el c o b ef or e b ei n g a c q uir e d b y 
I n g er s oll Li m e i n 2 0 0 7.   
 
C urr e nt O p er ati o n s   
 
Li c e n c e  2 1 3 0  h a s  a n  a n n u al  t o n n a g e  li m e  of  2, 2 6 7, 5 0 0  t o n n e s.   T h e  q u arr y  i s  li c e n c e d  t o  
r e m o v e  3 0  m et er s  of  o v er b ur d e n  a n d  3 0  t o  4 0  m etr es  of  A n d er d o n  M e m b er  of  L u c a s  
F o r m ati o n.  T h e m a xi m u m d e pt h of e xtr a cti o n i s 2 3 5 m A S L.  Pr e vi o u s e xtr a cti o n h a s b e e n t o 
a p pr o xi m at el y  2 5 0  m A S L.   Q u arr y  o p er ati o ns  s o ut h  of  t h e  C N  R ail w a y  w er e  
d e pl et e d/ a b a n d o n e d  b ef or e  1 9 7 2.   Q u arr y  o p er ati o n s  n ort h  of  t h e  C N  R ail w a y  w er e  
c o n n e ct e d  b y  a  t u n n el  t o  t h e  pr o c e ssi n g  pl a nts  t o  t h e  s o ut h.  E xtr a cti o n  c o nti n u e d  i n  a  
n ort h erl y dir e cti o n.   T h e q u arr y a n d t h e pl a nt h a v e b e e n i n a cti v e si n c e t h e e arl y  1 9 9 0 s . 
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Li c e n c e 2 1 2 9 h a s a n a n n u al t o n n a g e li mit of 3 milli o n t o n n e s. T h e q u arr y i s li c e n c e d t o r e m o v e 
3 0 m etr e s of o v er b ur d e n a n d 3 0 t o 4 0 m etr e s of A n d er d o n M e m b er of L u c a s F or m ati o n.  T h e 
m a xi m u m d e pt h of e xtr a cti o n i s 2 3 5 m A S L.  E xtr a cti o n h a s b e e n a s d e e p a s a p pr o xi m at el y 2 4 4 
m A S L  i n  s o m e  ar e a s  of  t h e  q u arr y.   E xtr a cti o n  c o m m e n c e d  s o ut h  of  t h e  C N  R ail w a y  a n d  
pr o c e e d e d i n a n ort h erl y dir e cti o n vi a  a  t u n n el.  E xtr a cti o n c o nti n u e d i n a n ort h erl y dir e cti o n 
t hr o u g h a sl ot u n d er t h e H y dr o C orri d or. E xtr a cti o n will c o nti n u e i n a n ort h erl y dir e cti o n t o 
R o a d 6 6 b ef or e pr o c e e di n g e a st u n d e r C o u nt y R o a d 6.  T h er e h a s b e e n li mit e d e xtr a cti o n  si n c e 
Li c e n c e 2 1 3 6 w a s a c q uir e d b y C ar m e u s e.  
 
T h e st o n e pr o c e ssi n g a n d li m e pl a nt a ss o ci at e d wit h Li c e n c e 2 1 2 9 i s o p er ati o n al a n d r u n ni n g 
f ull ti m e.  M at eri al f or t h e pl a nt i s s o ur c e d fr o m Li c e n c e 2 1 3 6 t o t h e w e st vi a i nt er n al h a ul 
r o ut e s. 
 
Li c e n c e  2 1 3 6  t o  t h e  w e st  h a s  a n  a n n u al  t o n n a g e  li mit  of  3  milli o n  t o n n e s.   T h e  q u arr y  i s 
li c e n c e d t o r e m o v e 2 5 m etr e s of o v er b ur d e n, 5 m etr e s of c a p r o c k, a n d 3 0 m et er s of A n d er d o n 
M e m b er  of  L u c a s  F or m ati o n.   T h e  m a xi m u m  d e pt h  of  e xtr a cti o n  i s  2 2 8  m A S L.   C urr e nt  
e xtr a cti o n a p p e ar s t o b e a b o ut 1 0 m etr e s s h all o w er at 2 3 8 m A S L.  
 
Li c e n c e 2 1 3 6 i s c urr e ntl y a cti v e a n d mi ni n g i n a s o ut h erl y dir e cti o n fr o m R o a d 6 4 ( cl o s e d r o a d 
all o w a n c e a c q uir e d  b y C ar m e u s e) t o w ar d s t h e  C N  R ail wa y i n C o n c e ssi o n 3.  O v er b ur d e n is 
pil e d t o t h e n ort h.   P h a s e 1 t o t h e s o ut h of t h e C N R ail w a y h a s b e e n d e pl et e d a n d r e h a bilit at e d 
t o a w at er b o d y.  All st o n e pr o c e ssi n g i s d o n e o n t h e a dj a c e nt Li c e n c e 2 1 2 9 a n d t h e li m e pl a nt 
o n t hi s li c e n c e h a s b e e n r e m o v e d .  Sit e pr e p ar ati o n i n cl u d e s s a n d a n d gr a v el o p er ati o n wit h a 
p ort a bl e pr o c e ssi n g pl a nt ( P 1) o p er at e d b y O xf or d S a n d & Gr a v el.  C a pr o c k i s r e m o v e d a n d 
m a n a g e d b y Bl u e -C o n C o n str u cti o n w h o s e p ar at el y m ar k et t h e ar m or st o n e pr o d u cts fr o m t h e 
q u arr y. T h er e  i s n o e xt er n al h a ul a g e f or st o n e dir e ctl y fr o m Li c e n c e 2 1 3 6.  All m at eri al s ar e 
m o v e d t o t h e a dj a c e nt li c e n c e d ar e a f or pr o c e ssi n g.  S a n d a n d gr a v el i s al s o s hi p p e d vi a t h e 
a dj a c e nt li c e n c e o nt o C o u nt y R o a d 6.  
 
R e h a bilit ati o n  
 
T h e  r e h a bilit ati o n  pl a n  f or  all  t hr e e  li c e n c e s  i n cl u d e s  a  c o m bi n ati o n  of  b a c kfilli n g  wit h  
a v ail a bl e  o n sit e  o v er b ur d e n  ar o u n d  f ut ur e  l a k e s.  Pr o gr e ssi v e  r e h a bilit ati o n  i s  c urr e ntl y  
o n g oi n g i n Li c e n c e s 2 1 3 6 a n d 2 1 2 9.  R e h a bilit ati o n i n t h e a cti v e ar e a will c o nti n u e al o n g t h e 
s o ut h er n li mit  of t h e q u arr y a n d t o t h e s o ut h of R o a d 6 4.  Li c e n c e 2 1 2 9 i s i n a cti v e b ut s o m e 
ar e a s t o t h e s o ut h al o n g t h e C N R ail w a y a n d C o u nt y R o a d 6 h a v e b e e n r e h a bilit at e d.  
 
A m al g a m ati o n  
 
C ar m e u s e h a s s u b mitt e d a n a p pli c ati o n t o a m al g a m at e Li c e n c e N o. 2 1 2 9 wit h Li c e n c e N o. 
2 1 3 0 a n d N o. 2 1 3 6. A s p art of t hi s a m al g a m ati o n, t h e ar e a of t h e t hr e e li c e ns e d sit e s will b e 
li c e n c e d u n d er t h e r ef er e n c e N o. 2 1 3 6, wit h o n e c o m pr e h e n si v e sit e pl a n a n d o n e t o n n a g e 
c o n diti o n. A m aj or sit e pl a n a m e n d m e nt h a s b e e n r e q u e st e d t o a p pr o v e t h e c o m pr e h e n si v e 
sit e pl a n wit h r e vi s e d o p er ati o n s a n d r e h a bilit ati o n. S p e cifi c all y, t h e pr o p o s e d a m e n d m e nts 
i n cl u d e: 
 
•  R e vi s e d p h a si n g of o p er ati o n s f or t h e a m al g a m at e d sit e ;  

•  A r e vi s e d r e h a bilit ati o n pl a n a s a r e s ult of t h e r e vi s e d p h a si n g ; a n d  
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•  T h e a d diti o n of a n e ntr a n c e/ e xit o nt o t h e e a st si d e of C o u nt y R o a d 6 a n d a n o pti o n f or 
t h e cr e ati o n of a t u n n el u n d er C o u nt y R o a d 6. 

 
T h e r e q u e st e d r e vi si o n s t o t h e r e h a bilit ati o n pl a n d o n ot e nt ail a n y c h a n g e i n t h e fi n al l a n d 
u s e of t h e a m al g a m at e d sit e, w hi c h  will b e r e h a bilit at e d t o s e v er al l a k e s wit h v e g et at e d, st a bl e 
si d e sl o p e s a n d gr a di n g t o m at c h t h e s urr o u n di n g l a n d s. T h e r e h a bilit at e d sit e will b e s uit a bl e 
f or r e cr e ati o n/ o p e n s p a c e. 
 
I n a d diti o n t o t h e a m al g a m ati o n, t h e C ar m e u s e  h a s m a d e a p pli c ati o n f o r a c o m bi n e d t o n n a g e 
c o n diti o n of 6, 0 0 0, 0 0 0 t o n n e s a n n u all y f or t h e a m al g a m at e d sit e ( Li c e n c e n u m b er s 2 1 2 9, 2 1 3 0 
a n d 2 1 3 6).  
 
Pr oj e ct e d C o n diti o n s  
 
It i s a nti ci p at e d  t h at Li c e n c e 2 1 3 0  a n d t h e p orti o n of Li c e n c e 2 1 2 9 e a st of C o u nt y R o a d 6 will 
r e m ai n i n a ctiv e o v er t h e n e xt 3 0 y e ar s.  
 
Mi ni n g will c o nti n u e i n a s o ut h erl y dir e cti o n wit hi n Li c e n c e 2 1 3 6  t hr o u g h t h e fir st ti m e p eri o d 
( s e e Fi g ur e 8 ). Wit hi n t h e s e c o n d ti m e p eri o d , mi ni n g will s hift t o a n ort h erl y dir e cti o n, n ort h 
of R o a d 6 4  ( s e e Fi g ur e 9 ).  At s o m e st a g e wit hi n t hi s ti m e p eri o d, t h e p ort a bl e s a n d a n d gr a v el 
pl a nt m a y  al s o m o v e t o t h e n ort h wit hi n L ot 1 6, C o n c e ssi o n 3. D uri n g t h e fi n al ti m e p eri o d , 
mi ni n g will c o nti n u e i n a n ort h erl y dir e cti o n ( s e e Fi g ur e 1 0 ) a n d t h e s u m p will b e r el o c at e d.   
 
It  i s  a ss u m e d  t h at  t h e  e ntr a n c e/ e xit  t o  C o u nt y  R o a d  6  a n d  t h e  h a ul  r o ut e  will  r e m ai n  
u n c h a n g e d o v er t h e 3 0 y e ar ti m e p eri o d.  
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6. 0   
L A N D U S E F O R E C A S T  
6. 1  O xf or d C o u nt y Offi ci al Pl a n  
 
T h e  C o u nt y  of  O xf or d  Offi ci al  Pl a n  w a s  ori gi n all y  a p pr o v e d  i n  D e c e m b er  1 9 9 5  a n d  i s  
a p pli c a bl e t o t h e s u bj e ct l a n d s. T h e Offi ci al Pl a n  c o nt ai n s p oli ci e s a d o pt e d b y t h e C o u n cil of 
t h e C o u nt y of O xf or d t o g ui d e a n d m a n a g e t h e e xt e nt, p att er n a n d t y p e of  s ettl e m e nt a n d t h e 
u s e of l a n d a n d r e s o ur c e s d e sir e d t o m ai nt ai n a n d  i m pr o v e t h e q u alit y of t h e e n vir o n m e nt a n d 
t h e  q u alit y  of  lif e  f or C o u nt y  r e si d e nts  a n d  t o  a d dr e ss  m att er s  of  Pr o vi n ci al  i nt er e st.  T h e 
p oli ci e s of t h e Offi ci al Pl a n r el e v a nt t o t h e L a n d Us e Pl a n ni n g F or e c a st ar e s u m m ari z e d a s 
f oll o w s: 
 

“I n  r e c o g niti o n  of  t h e  pri m e a gri c ult ur al  l a n d  b as e  a n d  of  s u bst a nti al  mi n er al  a n d  
e n vir o n m e nt al r es o ur c es i n t h e C o u nt y w hi c h f or m t h e b asis of t h e r ur al e c o n o m y a n d of 
t h e i m p ort a n c e of r ur al r es o ur c es t o s o ci al a n d e n vir o n m e nt al w ell-b ei n g i n t h e C o u nt y, it 
is a pri n ci pl e of C o u nty C o u n cil t o cl e arl y d efi n e a n d m a k e a disti n cti o n b et w e e n ur b a n a n d 
r ur al ar e as. A c c or di n gl y, t his Pl a n i n c or p or at es t h e f oll o wi n g str at e gi c i niti ati v es t o pr ot e ct 
a gri c ult ur al a n d r ur al r es o ur c es:  
 
Pri m e f ar ml a n ds will b e pr es er v e d f or t h eir v al u e as ar e as f or c urr e nt  a n d f ut ur e f o o d a n d 
fi br e pr o d u cti o n a n d as a p er m a n e nt i nt e gr al f e at ur e of t h e h erit a g e of O xf or d C o u nt y. 
 
L a n d us es w hi c h ar e n ot c o m p ati bl e wit h f o o d pr o d u cti o n, mi n er al  r es o ur c e e xtr a cti o n or 
w hi c h  m a y  r es ult  i n  d etri m e nt al  i m p a cts  t o  ot h er  r ur al  r es o ur c es  s u c h  as  w etl a n ds,  
gr o u n d w at er r e c h ar g e ar e as  a n d wil dlif e or w hi c h ar e m or e a p pr o pri at el y d e v el o p e d o n 
c e ntr ali z e d  w ast e w at er or w at er s u p pl y f a ciliti es, will b e pr e v e nt e d fr o m l o c ati n g  o utsi d e 
of d esi g n at e d s ettl e m e nts. ” ( C o u nt y Offi ci al Pl a n P oli c y 2. 1. 3) 

 
T h e m aj orit y of t h e 5 k m a n d 1 k m St u d y Ar e a s o utsi d e t h e T o w n of I n g er s oll ar e d e si g n at e d 
A gri c ult ur al R e s er v e a n d/ or Q u ar r y Ar e a/ Li m e st o n e R e s o ur c e. De v el o p m e nt i n t h e s e ar e a s will 
b e li mit e d t o a gri c ult ur e a n d r e s o ur c e r el at e d u s e s . 
 

•  Gr o wt h M a n a g e m e nt  
 
“L a n ds  w hi c h  h a v e  b e e n  d esi g n at e d  i n  t h e  C o u nt y  Offi ci al  Pl a n  f or  s ettl e m e nt  a n d  
e m pl o y m e nt p ur p os es … ar e a nti ci p at e d t o b e a d e q u at e t o m e et gr o wt h e x p e ct ati o ns f or 
t h e  pl a n ni n g  p eri o d  a n d  i n cl u d e  a  m ar gi n  of  s ur pl us  t o  pr o vi d e  f or  effe cti v e  m ar k et  
o p er ati o n  a n d  c o m p etiti o n.  I n  a d diti o n,  l a n ds  h a v e  b e e n  d esi g n at e d  t o  i d e ntif y  ar e as 
w h er e l o n g t er m ur b a n l e v el d e v el o p m e nt is f e asi bl e.  
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T h e p oli ci es of t his Pl a n h a v e b e e n str u ct ur e d t o pr o vi d e o p p ort u niti es  f or e n vir o n m e nt all y 
r es p o nsi ble  gr o wt h  w hi c h  pr ot e cts  a n d  pr e v e nts  c o nfli cts  wit h  t h e  C o u nt y's  n at ur al  
r es o ur c es i n all Ar e a M u ni ci p aliti es. C o ns e q u e ntl y, diff er e nt l e v els of gr o wt h ar e pl a n n e d 
f or t h e f oll o wi n g ar e as: ” ( P oli c y 4. 2. 2) 
 

•  R ur al Cl u st er s  –  A gr o u pi n g of n o n -f ar m r el at e d d ev el o p m e nt w hi c h i s of i n s uffi ci e nt si z e 
t o b e c o n si d er e d a vill a g e.  Gr o wt h i n R ur al Cl u st ers i n t h e C o u nt y will o nl y o c c ur  t hr o u g h 
i nfilli n g.  T h er e ar e 5 R ur al Cl u st er s wit hi n t h e 5 k m St u d y Ar e a i n cl u di n g C e ntr e vill e. 
 

•  Vill a g e s  wit h o ut  c e ntr ali z e d  w a st e  w at er  a n d  w at er  s u p pl y  f a ciliti e s  –  S ettl e m e nts 
c h ar a ct eri z e d  b y  a  br o a d er  r a n g e  of  l a n d  u s e s  a n d  a cti viti e s  a n d  w hi c h  h a v e  b e e n  
d e v el o p e d i n d e pt h a s w ell a s t hr o u g h i nfilli n g.  Pr o p o s al s t o e x p a n d t h e li mits of a Vill a g e 
d e si g n ati o n will o nl y b e c o n si d er e d t hr o u g h a c o m pr e h e nsi v e r e vi e w  a n d will r e q uir e a n 
A m e n d m e nt t o t h e Offi ci al pl a n t o r e -d e si g n at e t h e Vill a g e t o a S er vi c e d Vill a g e c at e g or y.  
Gr o wt h  i n  t h e  Vill a g e  d esi g n ati o n  will  o c c ur  t hr o u g h  i nfilli n g  a n d  b y  s m all  pl a n s  of  
s u b di vi si o n  w hi c h  w o ul d  c o n stit ut e  mi n or  i nfilli n g  a n d  r o u n di n g  o ut  of  e xi sti n g  
d e v el o p m e nt  wit hi n  t h e  li mits  of  t h e  Vill a g e  d e si g n ati o n.   T h e  Vill a g e  of  B e a c h vill e  i s  
l o c at e d wit hi n t h e 5 k m St u d y Ar e a. 

 
•  S er vi c e d Vill a g e s  –  S ettl e m e nts c h ar a ct eri z e d  b y a br o a d  r a n g e of  u s e s a n d  a ct i viti e s 
w hi c h h a v e b e e n d e v el o p e d or ar e pr o p o s e d f or d e v el o p m e nt o n c e ntr ali z e d w a st e w at er 
a n d w at er s u p pl y f a ciliti e s.  T h er e ar e n o S er vi c e d Vill a g e s wit hi n t h e St u d y Ar e a.  

 
•  L ar g e Ur b a n S ettl e m e nt s  –  W o o d st o c k, I n g er s oll a n d Till s o n b ur g ar e t h e L ar g e U r b a n 
S ettl e m e nts wit hi n O xf or d C o u nt y.  T h e T o w n of I n g er s oll i s e ntir el y wit hi n t h e 5 k m St u d y 
Ar e a.   

 
•  F ut ur e Ur b a n Gr o wt h Ar e a s  - L a n d s d e si g n at e d F ut ur e Ur b a n Gr o wt h  ( F U G) r e pr e s e nt 
l a n d s w hi c h ar e c a p a bl e of b ei n g f ull y s er vi c e d b y t h e C o u nt y a n d t h e A r e a M u ni ci p alit y 
wit h c e ntr ali z e d w a st e w at er a n d w at er s u p pl y f a ciliti e s  a n d w hi c h ar e a nti ci p at e d t o b e 
r e q uir e d  t o  a c c o m m o d at e  ur b a n  l e v el d e v el o p m e nt  d uri n g  t h e  pl a n ni n g  p eri o d  a n d  
b e y o n d. It i s i nt e n d e d  t h at F ut ur e Ur b a n Gr o wt h Ar e a s will b e d e v el o p e d a s or d erl y a n d  
l o gi c al e xt e n si o n s t o t h e l a n d s d e si g n at e d a s L ar g e Ur b a n C e ntr e a n d S er vi c e d Vill a g e .  
F U Gs wit hi n t h e 5 k m St u d y Ar e a i n cl u d e:  
 
o  l a n d s wit hi n t h e T o w n s hi p of S o ut h W e st O xf or d i n p art of L ot 1 8, C o n c e ssi o n s 1 
a n d 2 ( W e st O xf or d) w hi c h ar e  g e n er all y t o b e d e v el o p e d f or b u si n e ss, i n d u stri al 
a n d s er vi c e c o m m er ci al u s e s;  

o  l a n d s  wit hi n  t h e  T o w n s hi p  of  Z orr a  i n  P art  L ot  8,  C o n c e ssi o n  4  ( N ort h  O xf or d) 
w hi c h  ar e  g e n er all y t o b e  d e v el o p e d  f or  b u si n e ss,  i n d u stri al  a n d  s er vi c e  
c o m m er ci al u s e s;  

o  l a n d s withi n t h e T o w n s hi p of S o ut h -W e st O xf or d, i n L ots 2 3 a n d  2 4, C o n c e ssi o n 1 
a n d P art L ots 2 3 a n d 2 4, C o n c e ssi o n 2 ( W e st  O xf or d) w hi c h ar e  g e n er all y t o b e  
d e v el o p e d f or i n d u stri al u s e s .. 

 
Pri or t o p er mitti n g n e w d e v el o p m e nt wit hi n F U Gs, a n u m b er of c o n diti o ns m u st b e  
s ati sfi e d s u bj e ct t o a c o m pr e h e nsi v e r e vi e w , i n cl u di n g: l a n d n e e d s j u stifi c ati o n (l e ss t h a n 
a  1 0  y e ar  s u p pl y  of  v a c a nt,  u n c o n str ai n e d  l a n d  t o  a c c o m m o d at e  e x p e ct e d  gr o wt h);  
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pr e p ar ati o n of a s er vi ci n g str at e g y; t h e pr e p ar ati o n of a s e c o n d ar y pl a n;  a n d  C o u nt y 
C o u n cil a p pr o v al.  
 

Fi g ur e 1 1  ( S ettl e m e nt Str at e g y) i d e ntifi e s t h e l o c ati o n of L ar g e Ur b a n C e ntr e s, Vill a g e s, R ur al 
Cl u st er s, a n d F ut ur e Ur b a n Gr o wt h ar e a s i n t h e 5 k m St u d y Ar e a.  

6. 2  P o p ul ati o n, H o u si n g a n d E m pl o y m e nt Tr e n d s  
 
T h e C o u nt y of O xf or d r et ai n e d W ats o n & A ss o ci at e s E c o n o mi sts Lt d. i n t h e s pri n g of 2 0 1 3 t o 
u n d ert a k e a n u p d at e of t h e p o p ul ati o n, h o u si n g a n d  e m pl o y m e nt f or e c a sts f or t h e C o u nt y 
a n d  t h e  Ar e a  M u ni ci p aliti e s  w hi c h  w a s  l a st  u p d at e d  i n  2 0 0 6.  T h e  u p d at e  f o c u s e d  o n  t h e  
p o p ul ati o n,  h o u si n g  a n d  e m pl o y m e nt  f or e c a sts  f or  t h e  C o u nt y  a n d  its  ei g ht  Ar e a  
M u ni ci p aliti e s  fr o m  2 0 1 1  t o  2 0 4 1.  A  l o n g -t er m  em pl o y m e nt  l a n d  n e e d s  a n al y si s  w a s  al s o  
pr o vi d e d  f or  t h e  C o u nt y  b y  Ar e a  M u ni ci p alit y  o v er  t h e  n e xt  2 0  y e ar s.  T h e  r e s ults  of  t hi s  
a n al y si s ar e i nt e n d e d t o g ui d e d e ci si o n m a ki n g a n d p oli c y d e v el o p m e nt s p e cifi c all y r el at e d t o 
pl a n ni n g a n d gr o wt h m a n a g e m e nt, ur b a n l a n d n e e d s, m a st er pl a n s a n d m u ni ci p al fi n a n c e at 
t h e C o u nt y-wi d e  a n d Ar e a M u ni ci p al l e v el s.   T h e r e s ults of st u d y, r el e v a nt t o t hi s L a n d U s e 
Pl a n ni n g F or e c a st, ar e s u m m ari z e d a s f oll o w s:  
 
P o p ul ati o n a n d H o u si n g Tr e n d s, 1 9 9 1 -2 0 1 1  
 

•  O xf or d  C o u nt y’ s  p o p ul ati o n  gr e w  b y  a p pr o xi m at el y  1 4 %  b et w e e n  1 9 9 1  a n d  2 0 1 1,  
i n cr e a si n g fr o m 9 2, 9 0 0 t o 1 0 5, 0 0 0 o v er t hi s 2 0-y e ar  p eri o d. T hi s r e pr e s e nts a n a n n u al 
p o p ul ati o n gr o wt h r at e of 0. 6 % d uri n g t hi s p eri o d.  

•  N e w r e si d e nti al d e v el o p m e nt a cti vit y h a s b e e n pr e d o mi n at el y a ss o ci at e d wit h l o w -
d e n sit y  h o u si n g  f or m s  (i. e.  si n gl e  a n d  s e mi -d et a c h e d);  h o w e v er,  r e c e nt  b uil di n g  
p er mit a cti vit y i n di c at e s t h at d e m a n d f or hi g h -d e nsit y h o u si n g (i. e. a p art m e nts) h a s 
b e e n i n cr e a si n g, m o st n ot a bl y  i n t h e Cit y of W o o d st o c k. 

 
E m pl o y m e nt Gr o wt h Tr e n d s  
 

•  O v er  t h e  p a st 1 0  y e ar s,  O xf or d  C o u nt y’ s e m pl o y m e nt b a s e  gr e w  b y  a p pr o xi m at el y 
1 8 %, i n cr e a si n g fr o m 4 4, 2 0 0 t o 5 2, 0 0 0 j o b s. T hi s  r e pr e s e nts a n a n n u al e m pl o y m e nt 
gr o wt h r at e of a p pr o xi m at el y 1. 6 % o v er t h e 2 0 0 1 -2 0 1 1 p eri o d.  

•  D uri n g  t hi s  p eri o d,  a p pr o xi m at el y  9 3 %  of  t h e  C o u nt y -wi d e  e m pl o y m e nt  gr o wt h  
o c c urr e d  wit hi n  t h e  C o u nt y’ s  Ur b a n  C e ntr e s  (i. e.  W o o d st o c k,  I n g ers oll  a n d  
Till s o n b ur g), l ar g el y dri v e n b y e m pl o y m e nt gr o wt h wit hi n t h e Cit y of W o o d st o c k.  

 
P o p ul ati o n a n d H o u si n g F or e c a st, 2 0 1 1 -2 0 4 1  
 
T h e  C o u nt y  i s  f or e c a st  t o  e x p eri e n c e  m o d e st  p o p ul ati o n  gr o wt h  o v er  t h e  2 0 1 1 -2 0 4 1 ti m e 
fr a m e. P o p ul ati o n gr o wt h i s f or e c a st t o b e t h e str o n g e st d uri n g t h e 2 0 1 1-2 0 2 1 fr a m e, dri v e n 
b y  r el ati v el y  str o n g l e v el s of  n et  mi gr ati o n  d uri n g  t hi s  ti m e p eri o d.  P o st  2 0 2 1,  p o p ul ati o n 
gr o wt h i s f or e c a st t o  gr a d u all y sl o w d o w n a s a r e s ult of t h e C o u nt y’ s a gi n g p o p ul ati o n. K e y 
fi n di n gs r e g ar di n g t h e C o u nt y-wi d e a n d Ar e a M u ni ci p a l p o p ul ati o n a n d h o u si n g f or e c a sts ar e 
s u m m ari z e d b el o w:  
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•  O xf or d C o u nt y’ s h o u si n g b a s e i s f or e c a st t o i n cr e a s e fr o m a p pr o xi m at el y 4 1, 6 0 0 i n 
2 0 1 1 t o 5 2, 9 0 0 i n 2 0 4 1, a n i n cr e a s e of 1 1, 3 0 0  u nits ; 

•  All l o c al m u ni ci p aliti e s ar e e x p e ct e d t o e x p eri e n c e h o u si n g gr o wt h o v er t h e l o n g -t er m 
f or e c a st p eri o d; 

•  T h e C o u nt y’ s p o p ul ati o n is f or e c a st t o i n cr e a s e b y a p pr o xi m at el y 1 7, 5 0 0 p er s o n s o v er 
t h e f or e c a st p eri o d, gr o wi n g fr o m 1 0 8, 2 0 0 1 p er s o n s i n  2 0 1 1 t o 1 2 5, 7 0 0 i n 2 0 4 1 ; 

•  O v er t h e 2 0 1 1 -2 0 4 1 p eri o d, a p pr o xi m at el y 5 2 % of C o u nt y -wi d e h o u si n g gr o wt h h a s 
b e e n all o c at e d t o t h e Cit y of W o o d st o c k . 

•  A v er a g e a n n u al h o u si n g gr o wt h o v er t h e n e xt 3 0 y e ar s i s f or e c a st t o b e l o w er t h a n t h e 
2 0 0 1 -2 0 1 1 p eri o d f or t h e Ur b a n C e ntr e s (i. e. W o o d st o c k, I n g er s oll a n d Till s o n b ur g).  

•  T h e r at e of i n cr e m e nt al p o p ul ati o n a n d h o u si n g gr o wt h i s f or e c a st t o d e cli n e f or all 
l o c al m u ni ci p aliti e s o v er t h e f or e c a st p eri o d a s a r e s ult of t h e a gi n g of t h e p o p ul ati o n 
a n d l a b o ur f or c e; a n d  

•  T h e a v er a g e n u m b er of p er s o n s p er u nit ( P P U) i s f or e c a st t o st e a dil y d e cli n e f or all 
Ar e a M u ni ci p aliti e s d u e t o t h e a gi n g of t h e p o p ul ati o n.  

 
E m pl o y m e nt F or e c a st, 2 0 1 1 -2 0 4 1  
 
•  T ot al e m pl o y m e nt i s f or e c a st t o i n cr e a s e fr o m 5 2, 0 0 0 i n 2 0 1 1 t o 6 5, 0 0 0 i n 2 0 4 1, a n 
i n cr e a s e of a p pr o xi m at el y 1 3, 0 0 0 o v er t h e p eri o d. T hi s r e pr e s e nts a n a v er a g e a n n u al 
r at e of gr o wt h of 0. 7 %, w hi c h i s l o w er t h a n t h e a v er a g e att ai n e d o v er t h e 2 0 0 1 -2 0 1 1 
p eri o d  of  1. 7 %.  All  of  t h e  Ar e a  M u ni ci p aliti es  ar e  a nti ci p at e d  t o  e x p eri e n c e  
e m pl o y m e nt gr o wt h o v er t h e f or e c a st p eri o d;  

•  E m pl o y m e nt  gr o wt h  i s  e x p e ct e d  t o  b e  str o n g e s t  o v er  t h e  2 0 1 6-2 0 2 1  p eri o d.  P o st  
2 0 2 1, t h e r at e of e m pl o y m e nt gr o wt h i s a nti ci p at e d t o sl o w  wit h t h e a gi n g of t h e  
l a b o ur f or c e wit hi n t h e C o u nt y a n d s urr o u n di n g c o m m ut er-s h e d; 

•  All m aj or e m pl o y m e nt s e ct or s ar e a nti ci p at e d t o d e m o n str at e gr o wt h, l ar g el y dri v e n 
b y  e m pl o y m e nt  gr o wt h  i n  a ut o m oti v e  m a n uf a ct uri n g,  w ar e h o u si n g  a n d  
tr a n s p ort ati o n, a gri b u si n ess, r et ail tr a d e a n d b u si n e ss s er vi c e s; 

•  T h e C o u nt y’ s i n d u stri al s e ct or i s f or e c a st t o i n cr e a s e b y a p pr o xi m at el y 5, 9 0 0 j o b s. T h e 
c o m m er ci al  a n d  i n stit uti o n al  s e c t or s  ar e  al s o e x p e ct e d  t o  e x p eri e n c e  st e a d y  
e m pl o y m e nt gr o wt h o v er t h e f or e c a st p eri o d, i n cr e asi n g b y 4, 0 0 0 a n d 2, 0 0 0 n e w j o b s, 
r e s p e cti v el y. A f urt h er 1, 0 0 0 j o b s ar e a nti ci p at e d t o b e g e n er at e d t hr o u g h “ w or k at 
h o m e” e m pl o y m e nt. L a stl y, t h e C o u nt y’ s pri m a r y s e ct or (i. e. a gri c ult ur al a n d r e s o ur c e-
b a s e d e m pl o y m e nt) i s f or e c a st t o e x p eri e n c e mi ni m al e m pl o y m e nt gr o wt h o v er t h e 
n e xt 3 0 y e ar s; a n d  

•  It i s e sti m at e d t h at a p pr o xi m at el y 8 8 % of t h e C o u nt y-wi d e e m pl o y m e nt gr o wt h will 
o c c ur i n O xf or d C o u nt y’ s Ur b a n C e nt r e s ( W o o d st o c k, I n g er s oll a n d Till s o n b ur g) o v er 
t h e 2 0 1 1-2 0 4 1 p eri o d.  

 
O xf or d C o u nt y E m pl o y m e nt L a n d s  I n v e nt or y a n d N e e d s 
 

•  T h e  C o u nt y’ s  e m pl o y m e nt  l a n d s  ar e  c o n c e ntr at e d  i n  W o o d st o c k,  Till s o n b ur g  a n d  
I n g er s oll wit h a d diti o n al e m pl o y m e nt l a n d s l o c at e d i n t he C o u nt y’ s S er vi c e d Vill a g e s. 
Of t h e C o u nt y’ s a p pr o xi m at el y 1, 4 0 0 n et H a of d e v el o p e d e m pl o y m e nt l a n d, 6 1 % i s 
l o c at e d i n W o o d st o c k; 
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•  O xf or d  C o u nt y  h a s  e x p eri e n c e d  v ari e d  l e v el s  of  i n d u stri al  d e v el o p m e nt  a cti vit y  i n  
r e c e nt y e ar s. O v er t h e 2 0 0 9-2 0 1 2 p eri o d, i n d u stri al l a n d  a b s or pti o n a v er a g e d 1 5 n et 
H a ( 3 7 n et a cr e s) a n n u all y i n O xf or d C o u nt y, of w hi c h 7 2 % w a s i n W o o d st o c k;  

•  T h e C o u nt y’ s n et v a c a nt d e si g n at e d e m pl o y m e nt l a n d s s u p pl y i s e sti m at e d at 5 7 9 n et 
H a ( 1, 4 3 0 n et a cr e s). A p pr o xi m at el y 5 7 % of t h e  s u p pl y i s l o c at e d i n W o o d st o c k ( 3 3 0 
n et H a)  a n d a p pr o xi m at el y 8 % i s l o c at e d i n I n g er s oll ( 4 6 n et H a) ; 

•  Of  t h e C o u nt y’ s v a c a nt e m pl o y m e nt l a n d s i n v e nt or y, 1 8 7 n et H a ( 4 6 2 n et a cr e s) i s 
s h o v el -r e a d y of w hi c h 8 0 % ( 1 4 7 n et H a) i s l o c at e d i n  W o o d st o c k  w hil e I n g er s oll h a s a 
s u p pl y of 1 7 n et H a ( 1 2 %) ; 

•  O xf or d C o u nt y i s e x p e ct e d t o a d d a t ot al of a p pr o xi m at el y 5, 4 9 0 j o b s o n e m pl o y m e nt 
l a n d s. T o a c c o m m o d at e t hi s e m pl o y m e nt gr o wt h, O xf or d i s e x p e ct e d t o a b s or b 2 4 n et 
H a  ( 5 8  n et  a cr e s)  of  e m pl o y m e nt  l a n d s  a n n u all y . E m pl o y m e nt  l a n d  d e m a n d  i s  
e x p e ct e d t o t ot al 4 7 3 n et H a  ( 1, 1 6 9 n et a cr e s); 

•  B a s e d o n t h e e xi sti n g s u p pl y of d e v el o p a bl e v a c a nt e m pl o y m e nt l a n d, O xf or d C o u nt y 
a s a w h ol e a p p e ar s t o h a v e a s uffi ci e nt s u p pl y of  e m pl o y m e nt l a n d s t o m e et l o n g -t er m 
n e e d s t o 2 0 3 3. H o w e v er, n ot wit h st a n di n g t h e C o u nt y -wi d e e m pl o y m e nt l a n d s ur pl u s 
i d e ntifi e d, t h er e i s a f or e c a st e m pl o y m e nt l a n d s s h ortf all i n W o o d st o c k a n d I n g er s oll 
o v er t h e pl a n ni n g p eri o d (i. e. 2 0 1 3 -2 0 3 3);  a n d  

•  W o o d st o c k a n d I n g er s oll will n e e d t o d e si g n at e a mi ni m u m of a p pr o xi m at el y  3 6 gr o ss 
H a ( 8 9 gr o ss a cr e s) a n d 6 5 gr o ss H a  ( 1 6 1 gr o ss a cr e s), r e s p e cti v el y of e m pl o y m e nt l a n d 
t o m e et l o n g-t er m n e e d t o 2 0 3 3. 

 
O xf or d C o u nt y R e si d e nti al  L a n d s I n v e nt or y a n d N e e d s   
 

•  T h e 2 0 0 9 V a c a nt L a n d St u d y pr e p ar e d b y O xf or d C o u nt y c o n cl u d e d t h at t h e T o w n of 
I n g er s oll w o ul d h a v e a n a d e q u at e s u p pl y of v a c a nt r e si d e nti al l a n d t o a c c o m m o d at e 
pr oj e ct e d  d e m a n d  u ntil  2 0 1 9.   T h e  V a c a nt  L a n d  St u d y,  w hi c h  w a s  b a s e d  o n  2 0 0 6  
pr oj e cti o n s, al s o c o n cl u d e d t h at t h er e w o ul d b e a n u n d er s u p pl y of r e si d e nti al u nits b y 
7 % b y 2 0 2 9.  

•  H o w e v er, m or e r e c e nt 2 0 1 4 p o p ul a ti o n a n d h o u s e h ol d pr oj e cti o n s t o 2 0 3 1 f or t h e 
T o w n  of  I n g er s oll  ar e  1 3, 9 0 0  p e o pl e  a n d  5, 7 0 0  h o u s e h ol d s  r e s p e cti v el y  ( W ats o n,  
2 0 1 4).  T hi s r e pr e s e nts a d e cr e a s e fr o m t h e pr e vi o u s 2 0 0 6 f or e c a st b y 3, 2 0 0 p e o pl e an d 
1, 0 0 0 h o u s e h ol d s r e s p e cti v el y, i n di c ati n g a c o nti n u e d o v er s u p pl y of r e si d e nti al u nits 
t o 2 0 3 1. 

•  2 0 1 4  p o p ul ati o n  a n d  h o u s e h ol d  pr oj e cti o n s  f or  t h e  T o w n  of  I n g er s oll  t o  2 0 4 1  ar e  
1 4, 3 0 0 p e o pl e a n d 6, 0 0 0 h o u s e h ol d s r e s p e cti v el y ( W ats o n, 2 0 1 4) w hi c h i s si mil ar t o 
w h at w a s f or e c a st e d f or t h e y e ar  2 0 2 1 i n t h e 2 0 0 6 st u d y.  B a s e d o n t h e m o st r e c e nt 
p o p ul ati o n a n d h o u s e h ol d pr oj e cti o n s, t h er e will b e n o n e e d t o d e si g n at e a d diti o n al 
l a n d t o a c c o m m o d at e r e si d e nti al d e m a n d b ef or e 2 0 4 1.  

6. 3  Pl a n ni n g H ori z o n s  
 
T h e 5 k m S t ud y Ar e a i n cl u d e s l a n d s i n t h e T o w n of I n g er s oll, T o w n s hi p of Z orr a, T o w n s hi p of 
S o ut h -W e st O xf or d, (i n cl u di n g t h e Vill a g e of B e a c h vill e a n d t h e R ur al Cl u st er of C e nt er vill e).  
P ot e nti al  l o n g  r a n g e  l a n d  u s e  c h a n g e s  a n d  gr o wt h  pr oj e cti o n s  h a v e  b e e n  e x a mi n e d  
thr o u g h o ut t h e St u d y Ar e a o v er a 3 0 y e ar pl a n ni n g h ori z o n.  T h e f oll o wi n g s e cti o n s i n cl u d e a 
br e a k d o w n a n d e v al u ati o n of gr o wt h pr oj e cti o n s f or 2 0 2 3 , 2 0 3 3  a n d 2 0 4 3 . 
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6. 3. 1  B a s eli n e -2 0 2 3  Pl a n ni n g H ori z o n  
 
E x p e ct e d  gr o wt h  a n d  l a n d  u s e  pl a n ni n g  c h a n g e s  t h at  ar e  pr oj e ct e d  t o  o c c ur  wit hi n  t h e  
v ari o u s  St u d y Ar e a s  o v er t h e n e xt 1 0 y e ar s ar e s u m m ari z e d b el o w, a n d i d e ntifi e d o n Fi g ur e  
1 2 .  

 
O xf or d C o u nt y  

 

•  B y 2 0 2 6, T h e C o u nt y i s pr oj e ct e d t o r e a c h a t ot al p o p ul ati o n of a p pr o xi m at el y 1 1 8, 8 0 0  
p er s o n s wit h  e m pl o y m e nt pr oj e ct e d at 6 0, 9 0 0 j o b s  a n d h o u s e h ol d gr o wt h at 4 8, 5 0 0 
( W ats o n, 2 0 1 4). 
 

•  T h e m aj orit y of n e w gr o w t h wit hi n t h e C o u nt y i s pr oj e ct e d i n t h e t hr e e ur b a n ar e a s, 
i n cl u di n g W o o d st oc k , I n g er s oll a n d Till s o n b ur g.  

 
5 k m St u d y Ar e a  
T o w n of I n g er s oll  
 
•  T h e  T o w n  of  I n g er s oll  i s  e x p e ct e d  t o  r e a c h  1 3, 5 0 0  p er s o n s,  9, 5 0 0  j o b s  a n d  5, 5 0 0 
h o u s e h ol d s b y 2 0 2 6 .  
 

•  Gi v e n t h e e xt e n si v e a g gr e g at e r e s o ur c e s i n O xf or d C o u nt y  t o t h e n ort h e a st of t h e 
T o w n of I n g er s oll, a n y f ut ur e r e si d e nti al gr o wt h will b e l o c at e d i n t h e ar e a t o t h e s o ut h 
e a st of  I n g er s oll, n ort h of Cl ar k R o a d, l o c at e d i n t h e T o w n s hi p of S o ut h-W e st O xf or d.    
 

•  C urr e nt T o w n of I n g er s oll d e v el o p m e nt a p pli c ati o n s, at v ari o u s st a g e s of r e vi e w, eit h er 
a p pr o v e d, dr aft or cir c ul at e d, ar e e x p e ct e d t o c o ntri b ut e t o h o u si n g a n d e m pl o y m e nt 
d e v el o p m e nt i n t o 2 0 2 3 .  B el o w i s a g e n er al s u m m ar y of t h e pr o p o s e d d e v el o p m e nt 
a p pli c ati o n s  wit hi n t h e T o w n of I n g er s oll a n d 5 k m St u d y Ar e a  a n d s h o w n o n Fi g ur e 
1 2 : 

 
A.  5 8 si n gl e d et a c h e d l ots a n d 4 1 r o w h o u s e u nits o n 1 3. 3 a cr e s of pr o p ert y i s 
c urr e ntl y r e gi st er e d a n d c urr e ntl y u n d er c o n str u cti o n.  T h e pr o p ert y i s l o c at e d 
o n t h e w e st si d e of I n g er s oll Str e et N. o n W o o d h at c h Cr e s c e nt . 
 

B.  R e e v e s R e alt y C or p or ati o n r e gi st er e d pl a n c o n si sti n g of 5 si n gl e d et a c h e d l ots 
a n d 1 4 s e mi -d et a c h e d l ots ( 3 3 u nits)   T hi s sit e of d e v el o p m e nt i s l o c at e d w e st 
of  M c K e a n d  Str e et  a n d  n ort h  of  Vi ct or ia  Str e et  a n d  will  b e  l o c at e d  b e hi n d  
e xi sti n g r e si d e nti al u nit s. 

 
C.  A p pr o v e d dr aft pl a n f or 1 0 si n gl e d et a c h e d l ots o n 3. 6 a cr e s l o c at e d o n t h e 
s o ut h si d e of Vi ct ori a Str e et . 

 
D.  C o u nt y  C o ntr a cti n g  of  W h e atl e y  I n c.  a p pr o v e d  dr aft  pl a n  c o n si sti n g  of  8  
i n d u stri al l ots l o c at e d o n t h e s o ut h si d e of C ar n e gi e Str e et, w e st of P e m b ert o n 
Str e et . 
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E.  A T S A  C or p.  h a s  2  a p pr o v e d  dr aft  pl a n s  o n  t h e  w est  si d e  of  W hiti n g  Str e et  
c o n si sti n g of a t ot al of 3 4 si n gl e d et a c h e d l ot s. 

 
F.  1 0  Si n gl e  d et a c h e d  r e si d e nti al  l ots  o n  a  t ot al  sit e  ar e a  of  3. 1  a cr e s  will  b e  
s er vi c e d a n d c o m pl et e d.  T hi s sit e i s l o c at e d s o ut h of D a vi d Str e et, a n d w e st of 
O w e n Str e et c o m pl eti n g t h e cr e s c e nt at K e it h M a b e e B o ul e v ar d. 

 
G.  T h e a p pr o v e d dr aft pl a n f or O a k C o u ntr y H o m e s Lt d. o n 1 4. 7 a cr e s f or a t ot al of 
4 2  si n gl e d et a c h e d l ots, 6 0 r o w h o u s e u nits, a n d 3 2 a p art m e nt u nits l o c at e d o n 
t h e e a st b or d er of I n g er s oll, s o ut h of D a vi d Str e et a n d L or n e M o o n P ar k i n t h e 
e xi sti n g s u b di vi si o n of “ Cl o v er Ri d g e”, s h o ul d b e c o m pl et e d . 

 
H.  T h e 8 2 si n gl e d et a c h e d l ots a s pr o p o s e d b y 1 6 5 8 1 1 0 O nt ari o Lt d. i n a p h a s e 1 
pl a n, l o c at e d i n a 2 0. 3  a cr e p ar c el o n t h e e a st b o u n d ar y of I n g er s oll i n cl u di n g 
t h e r o a d s L e wi s L a n e, Wi n d er s Tr ail, a n d M off at A v e n u e, s h o ul d b e c o m pl et e d 
a n d w ell e st a b li s h e d. 

 
I. Sift o n Pr o p erti e s t w o r e gist er e d dr aft pl a n  of s u b di vi si o n  t h at i n cl u d e at t ot al 
of 1 8 2  si n gl e d e t a c h e d r e si d e nti al l ots, 3 t o w n h o u s e bl o c k s, 2 c o m m o n bl o c k s 
a n d 1 p ar k bl o c k.  T h e 5 7. 2  a cr e sit e i s l o c at e d s o ut h of C e nt e n ni al L a n e, wi t h 
a c c e ss o nt o H arri s Str e et t o t h e e a st.  P h a s e 1 a n d 2 of t hi s pl a n s h o ul d b e 
c o m pl et e d d uri n g t hi s pl a n ni n g h ori z o n . 

 
J. S B 1 2 -0 2 -6 a n d Z N 6 -1 2 -0 2 –  S c h o ut Gr o u p I n c. ( Dr aft Pl a n of S u b di vi si o n t o 
p er mit 4 2 si n gl e d w elli n g u nits a n d a n o p e n s p a c e bl o c k; z o n e c h a n g e fr o m 
d e v el o p m e nt z o n e t o r e si d e nti al t y p e 1 z o n e a n d o p e n s p a c e z o n e.  T h e sit e is 
l o c at e d nort h of Cl ar k e R o a d E a st, a n d will h a v e fr o nt a g e o n T h a m e s Str e et 
S o ut h . 

 
K.  T h e T o w n of I n g er s oll c o ntr ol s a 1 1 0. 5 a cr e p ar c el of l a n d s o ut h of Cl ar k R o a d 
E a st  a n d  i s  pr o p o si n g  2  i n d u stri al  bl o c k s  a n d  1  o p e n  s p a c e  bl o c k.   A s  of  
F e br u ar y 2 0 1 6, t h e i n d u stri al s u b di vi si o n a p pli c ati o n h a d b e e n r e c ei v e d/ pl a n 
cir c ul at e d . 

 
•  It i s pr oj e ct e d t h at a t ot al of 1 6 7 3 r e si d e nti al u nits will b e a v ail a bl e i nt o 2 0 2 0 , w hil e t h e 
d e m a n d will o nl y b e 9 7 0; a r e s ult a nt s ur pl u s of 7 2 % . 
 

•  Alt h o u g h  r e si d e nti al  d e v el o p m e nt  will  m e et  t h e  o v er all  d e m a n d,  hi g h  d e n sit y  
r e si d e nti al s u p pl y i s f or e c ast e d at 7 1 % l e ss t h a n t h e pr oj e ct e d 2 0 2 0 d e m a n d, a n d o nl y 
c a p a bl e  of  s e c uri n g  a  3  y e ar  s u p pl y.  T o  m e et  t h e  hi g h  d e n sit y  h o u si n g  d e m a n d,  
o bj e cti v e s  f or  l o w  ri s e  a p art m e nts  i n  t h e  m e di u m  d e n sit y  d e si g n ati o n  or 
r e d e v el o p m e nt i n mi x e d u s e ar e a s will b e e n c o ur a g e d. T h e t o w n m a y al s o n e e d t o 
c o n si d er t h e r e -d e si g n ati o n of l a n d s f or hi g h d e n sit y u s e s t o m e et p r oj e ct e d d e m a n d. 

 
T o w n s hi p of Z orr a  
 
•  T h e T o w n s hi p of Z orr a will r e a c h a t ot al p o p ul ati o n of  8, 3 0 0 p er s o n s, e m pl o y m e nt of 
2, 9 0 0 a n d t ot al h o u s e h ol ds of 3, 2 0 0 b y 2 0 2 6 .  
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•  H o u si n g  d e m a n d  w ill  b e  4 9 0  r e si d e nti al  u nits  wit h  a  pr oj e ct e d  s u p pl y  of  6 1 0,  
i n di c ati n g a s ur pl u s of a p pr o xi m at el y 2 5 %.  
 

•  L a n d s  z o n e d  a s  D e v el o p m e nt  “ D”  i n  t h e  T o w n s hi p  of  Z orr a  Z o ni n g  B y -l a w  c a n  b e  
a p pr o v e d f or d e v el o p m e nt at a n y ti m e, wit h u s e s p er mitt e d i n cl u di n g: f ar m, h o m e 
o c c u p ati o n,  p u bli c  u s e,  s e a s o n al  fr uit  st a n d,  fl o w er  or  f ar m  pr o d u c e  s al e s  o utl et,  
a n d/ or a si n gl e d et a c h e d d w elli n g e xi sti n g at t h e d at e of t h e p a ssi n g of t h e b y -l a w.  
T h e s e  l a n d s  w o ul d  r e q uir e  a n  a m e n d m e nt  t o  t h e  z o ni n g  b y -l a w  t o  p er mit  n e w  
r e si d e nti al d e v el o p m e nt or e m pl o y m e nt u s e s d e p e n di n g o n t h eir d e si g n ati o n i n t h e 
O xf or d C o u nt y Offi ci al Pl a n.  
 

•  T h er e ar e n o d e v el o p m e nt a p pli c ati o n s  wit hi n t h e  p orti o n of t h e St u d y Ar e a wit hi n  
T o w n s hi p of Z orr a a s  of S e pt e m b er 2 0 1 6 . 
 

T o w n s hi p of S o ut h W e st O xf or d  
 
•  T h e 2 0 2 6  p o p ul ati o n pr oj e cti o n f or t h e T o w n s hi p of S o u t h-W e st O xf or d i s e sti m at e d at 
7, 6 0 0 p er s o n s wit h e m pl o y m e nt  a n d h o u s e h ol d s at 2, 3 0 0 a n d 2, 7 0 0 r e s p e cti v el y.   
 

•  T h e T o w n s hi p of S o ut h -W e st O xf or d will e x p eri e n c e a s ur pl u s of r e si d e nti al u nits of 
a p pr o xi m at el y 8 8 %, a s 4 5 1 u nits ar e s u p pli e d w h e n t h e d e m a n d i s o nl y 2 4 0 r es i d e nti al 
u nits . 
 

•  T h er e ar e n o d e v el o p m e nt a p pli c ati o n s wit hi n t h e p orti o n of t h e St u d y Ar e a wit hi n 
S o ut h W e st O xf or d  a s of S e pt e m b er 2 0 1 6 . 

 
1 k m St u d y Ar e a   

 
•  A n  a p pr o v e d  d r aft  pl a n  of  s u b di vi si o n  f or  a  1. 3 a cr e  d e v el o p m e nt  i n  t h e  T o w n  of  
I n g er s oll, l o c at e d s o ut h of N ort h T o w n Li n e E a st, o n t h e s o ut h e n d of G arl a n d Cr e s c e nt 
i s z o n e d f or 1 4 str e et fr o nti n g t o w n h o u s e u nits . 
 

•  T h e R ur al Cl u st er of C e nt er vill e i s l o c at e d wit hi n t h e 1 k m St u d y Ar e a, b ut n o gr o wt h 
a n d e x p a n si o n, ot h er t h a n t hr o u g h i nfill i s e x p e ct e d i n t hi s ar e a. 
 

•  T h er e ar e a p pr o xi m at el y 1 8 4 p ar c el s wit hi n or i nt er s e cti n g t h e 1 k m St u d y Ar e a, 23  of 
w hi c h ar e 2 0 h a or gr e at er i n ar e a. 1 4 of t h e s e pr o p erti e s ar e li c e n s e d b y C ar m e u s e 
Li m e l e a vi n g 9  r ur al pr o p erti e s wit h p ot e nti al f or s e v er a n c e s . 

 
Gr o wt h wi t hi n t h e 2 0 2 3  pl a n ni n g h ori z o n i n cl u d e s  e m pl o y m e nt a n d r e si d e nti al d e v el o p m e nt 
l o c at e d pr e d o mi n at el y i n t h e T o w n of I n g er s oll.  L a n d s a p pr o v e d f or r e si d e nti al d e v el o p m e nt 
will yi el d a s ur pl u s h o u si n g s u p pl y w hi c h will o utstri p d e m a n d. D e v el o p m e nt will b e p ri m aril y 
l o c at e d o n t h e s o ut h e a st b or d er of t h e T o w n of I n g er s oll, a n d i n cl u d e a r a n g e of h o u si n g t y p e 
a n d f or m.   
 
N o n e of t h e k n o w n pr o p o s e d d e v el o p m e nts ar e l o c at e d wit hi n t h e 1 k m St u d y Ar e a , s o n o 
c h a n g e i s e x p e ct e d i n t h e sit e vi ci nit y.   
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6. 3. 2  2 0 2 3 -2 0 3 3  Pl a n ni n g H ori z o n  
 

T h e f oll o wi n g pr o vi d e s a s u m m ar y of  a nti ci p at e d  l a n d  u s e c h a n g e s a n d  pr oj e ct e d  gr o wt h 
wit hi n t h e n e xt 2 0 y e ar s.  E a c h l a n d u s e c h a n g e i s i d e ntifi e d o n Fi g ur e  1 3  f or r ef er e n c e. 

 
C o u nt y of O xf or d  

 
•  B y 2 0 3 6 , t h e C o u nt y i s e x p e ct e d t o gr o w t o a p o p ul ati o n of a p pr o xi m at el y 1 2 4, 2 0 0  
p er s o n s, wit h e m pl o y m e nt of a p pr o xi m at el y 6 4, 3 0 0. T h e t ot al h o u s e h ol d  f or e c a st i s 
5 2, 0 0 0  u nits . 
 

•  T h e m aj orit y of gr o wt h will b e c o nti n u e t o b e dir e ct e d t o e xi sti n g s ettl e m e nt ar e a s 
wit h li mit e d d e v el o p m e nt p er mitt e d o n  pri v at e a n d/ or p arti al s er vi c e s . 
 

•  R e si d e nti al I nt e n sifi c ati o n will  b e s u p p ort e d  i n e xisti n g s ettl e m e nt ar e a s pr e vi o u sl y 
s er vi c e d  b y c e ntr ali z e d w a st e w at er a n d w at er s u p pl y  wit h a mi ni m u m  i nt e n sifi c ati o n 
t ar g et of 1 5 % of all n e w r e si d e nti al d w elli n g u nits cr e at e d i n Ur b a n C e ntr e s  ( 2 0 % of 
w hi c h s h o ul d b e i n t h e f or m of aff or d a bl e h o u si n g) .  
 

•  T h e c urr e nt s ur pl u s  of  r esi d e nti al  l a n d s will  b e s uffi ci e nt t o  a c c o m m o d at e f or e c a st 
p o p ul ati o n a n d h o u s e h ol d gr o wt h t o 2 0 3 3 . 
 

•  B a s e d o n t h e 2 0 1 4  s u p pl y of d e v el o p a bl e v a c a nt e m pl o y m e nt l a n d, O xf or d C o u nt y a s 
a w h ol e h a s  a s uffi ci e nt s u p pl y of  e m pl o y m e nt l a n d s t o m e et l o n g -t er m n e e d s t o 2 0 3 3. 
H o w e v er,  n ot wit h st a n di n g  t h e  C o u nt y -wi d e  e m pl o y m e nt  l a n d  s ur pl u s  i d e ntifi e d,  
t h er e i s a f or e c a st e m pl o y m e nt l a n d s s h ortf all i n W o o d sto c k a n d I n g er s oll o v er t h e 
pl a n ni n g p eri o d (i. e. 2 0 1 3 -2 0 3 3) . 
 

5 k m St u d y Ar e a  
T o w n of I n g er s oll  

 

•  T h e  T o w n  of  I n g er s oll  i s  e x p e ct e d  t o  r e a c h  1 4, 1 0 0  p er s o n s,  9, 9 0 0  j o b s  a n d  5, 9 0 0 
h o u s e h ol d s b y  2 0 3 6.  
 

•  T o w n  of  I n g er s oll  d e v el o p m e nt  a p pli c ati o n s,  at  v ari o u s  st a g e s  of  r e vi e w,  eit h er  
a p pr o v e d, dr aft or cir c ul at e d, ar e e x p e ct e d t o c o ntri b ut e t o h o u si n g a n d e m pl o y m e nt 
d e v el o p m e nt i n t o 2 0 3 3 .  B el o w i s a g e n er al s u m m ar y of t h e pr o p o s e d d e v el o p m e nt 
a p pli c ati o n s wit hi n t h e T o w n of I n g er s oll a n d 5 k m St u d y Ar e a a n d s h o w n o n Fi g ur e 
1 3 : 
 
A.  Sift o n Pr o p erti e s h a s al s o s u b mitt e d a n a p pli c ati o n f or 1 2 8 si n gl e d et a c h e d l ots, 3 
t o w n h o u s e bl o c k, 2 c o m m o n bl o c k s, a n d 1 bl o c k i n t h e 4 0 a cr e pr o p ert y.  
 

B.  T o w n of I n g er s oll o w n e d pr o p ert y o n t h e s o ut h si d e of Cl ar k e R o a d c o n si sti n g of 2 
i n du stri al bl o c k s a n d 1 o p e n s p a c e bl o c k o n 1 1 0. 5 a cr e s of l a n d.  T hi s pr o p ert y i s 
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p art of S o ut h  I n g er s oll S e c o n d ar y Pl a n Ar e a a n d i s c urr e ntl y v a c a nt.  W a ts o n 2 0 1 4 
st at e s t h e s e l a n d s  n ot a v ail a bl e i n t h e s h ort t er m a n d t h e ti mi n g i s u n k n o w n. 

 
C.  A s  pr e vi o u sl y  n ot e d,  t h er e  i s  a  f or e c a st C o u nt y -wi d e  e m pl o y m e nt  l a n d  s ur pl u s  
h o w e v er t h er e i s a f or e c a st e m pl o y m e nt l a n d s s h ortf all i n W o o d st o c k a n d I n g ers oll 
o v er  t h e  pl a n ni n g  p eri o d  (i. e.  2 0 1 3 -2 0 3 3) .   I n g er s oll  will  n e e d  t o  d e si g n at e  a  
mi ni m u m of a p pr o xi m at el y  6 5 gr o ss  H a  ( 1 6 1 gr o ss a cr e s) of e m pl o y m e nt l a n d t o 
m e et l o n g -t er m n e e d t o 2 0 3 3.  T w o F ut ur e Ur b a n Gr o wt h ( F U G) ar e a s h a v e b e e n 
d e si g n at e d i n t h e C o u nt y Offi ci al Pl a n w hi c h ar e i nt e n d e d f or e m pl o y m e nt u s e s:  

 
a.  l a nd s  wit hi n  t h e  T o w n s hi p  of  S o ut h -W e st  O xf or d  i n  p art  o f  L ot  1 8,  
C o n c e ssi o n s 1 a n d 2 ( W e st O xf or d) w hi c h ar e  g e n er all y t o b e d e v el o p e d 
f or  b u si n e ss,  i n d u stri al  a n d  s er vi c e  c o m m er ci al  u s e s.   T hi s  F U G  i s  
a p pr o xi m at el y 4 0 h a i n ar e a.  
 

b.  l a n d s  wit hi n  t h e  T o w n s hi p  of  S o uth -W e st  O xf or d,  i n  L ots  2 3  a n d  2 4, 
C o n c e ssi o n 1 a n d P art L ots 2 3 a n d 2 4, C o n c e ssi o n 2 ( W e st  O xf or d) w hi c h 
ar e  g e n er all y t o b e  d e v el o p e d  f or  i n d u stri al  u s e s .  T hi s  F U G  i s  
a p pr o xi m at el y 1 4 0 h a i n ar e a.  

 
Pri or t o p er mitti n g n e w d e v el o p m e nt wit hi n F U Gs, a n u m b er of c o n diti o n s m u st 
b e s ati sfi e d s u bj e ct t o a c o m pr e h e nsi v e r e vi e w , i n cl u di n g: l a n d n e e d s j u stifi c ati o n 
(l e ss  t h a n  a  1 0  y e ar  s u p pl y  of  v a c a nt,  u n c o n str ai n e d  l a n d  t o  a c c o m m o d at e  
e x p e ct e d  gr o wt h);  pr e p ar ati o n  of  a  s er vi ci n g  str at e g y;  t h e  pr e p ar ati o n  of  a  
s e c o n d ar y pl a n; a n d C o u nt y C o u n cil a p pr o v al.  

 

•  T h e T o w n of I n g er s oll h a s i d e ntifi e d a n u m b er of l a n d s w hi c h ar e c urr e ntl y d e si g n at e d 
r e si d e ntia l a s v a c a n t wit h n o a cti v e a p pli c ati o n s t h at r e pr e s e nt a 1 0 y e ar l a n d s u p pl y.  
T h e s e pr o p erti e s  c o ul d c o ntri b ut e t o  f ut ur e r e si d e nti al  gr o wt h i nt o  2 0 3 3  a n d 2 0 4 3  
d e p e n di n g  o n  e x p e ct e d  l e v el  a n d  c o m pl eti o n  d at e  of  d e v el o p m e nt .  B el o w  i s  a  
g e n er al s u m m ar y of t h e pr o p o s e d d e v el o p m e nt a p pli c ati o n s.  
 
D.  Ar e a of l a n d l o c at e d n ort h of D a vi d Str e et a n d E a st of H arri s Str e et, s urr o u n d e d b y 
c urr e ntl y d e v el o p e d si n gl e f a mil y r e si d e n ti al d w elli n gs t h at m a k e u p t h e “ Cl o v er 
Ri d g e” s u b di vi si o n.  
 

E.  L a n d s l o c at e d t o t h e w e st of O w e n Str e et a n d e a st of H arri s Str e et, s o ut h of D a vi d 
Str e et, b e hi n d e xi sti n g r e si d e nti al d e v el o p m e nt.  

 
F.  P ar c el of l a n d t o t h e s o ut h of C a nt er b ur y Str e et ( b e hi n d e xi st i n g d w elli n gs), W e st 
of H all Str e et, a n d N ort h of C e nt e n ni al Li n e a n d e a st of W elli n gt o n Str e et ( b e hi n d 
e xi sti n g d w elli n gs).  

 
T o w n s hi p of Z orr a  

 

•  T h e T o w n s hi p of Z orr a will r e a c h a t ot al p o p ul ati o n of  8, 4 0 0 p er s o n s, e m pl o y m e nt of 
2 , 9 0 0 a n d t ot al h o u s e h ol ds of 3, 3 0 0  b y 2 0 3 6 .  
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•  H o u s e h ol d s u p pl y f or 2 0 3 0 c o ul d r e a c h 1, 4 0 4 u nits , a n o v er s u p pl y of 5 5 % gi v e n t h at 
o nl y 9 0 5 a d diti o n al u nits will b e r e q uir e d.   

 
T o w n s hi p of S o ut h W e st O xf or d  

 
•  T h e 2 0 3 6  p o p ul ati o n pr oj e cti o n f or t h e T o w n s hi p of S o u t h-W e st O xf or d i s e st i m at e d at 
7, 6 0 0 p er s o n s ( s a m e a s 2 0 2 1) wit h e m pl o y m e nt a n d h o u s e h ol d s at 2, 4 0 0 a n d 2, 8 0 0 
r e s p e cti v el y.  
 

•  Gi v e n t h at t h er e i s n o f or e c a st e d i n cr e a s e i n p o p ul ati o n, h o u s e h ol d s, or e m pl o y m e nt 
d uri n g t hi s h ori z o n, n o gr o wt h or si g nifi c a nt c h a n g e s i n l a n d u s e a r e a nti ci p at e d. 
 

Vill a g e of B e a c h vill e  
 

•  Si mil ar t o t h e 2 0 2 3  pl a n ni n g h ori z o n, t h e Vill a g e of B e a c h vill e will o nl y a c c o m m o d at e 
n e w r e si d e nti al a n d e m pl o y m e nt u s e s t hr o u g h i nfilli n g . 
 

1 k m St u d y Ar e a  
 

•  Li k e  t h e  Vill a g e  of  B e a c h vill e,  gr o wt h  i n  t h e  r ur al  cl u st e r  of  C e ntr er vill e  i s  o nl y  
p er mitt e d t hr o u g h i nfilli n g, a n d it i s e x p e ct e d t h at a li mit e d a m o u nt of d e v el o p m e nt 
will o c c ur i n t h e f ut ur e.  
 

•  N o d e v el o p m e nt i s a nti ci p at e d wit hi n t h e 1 k m St u d y Ar e a.  

 

Gr o wt h i s e x p e ct e d t o c o nti n u e i nt o t h e 2 0 3 3  pl a n ni n g h ori z o n wit h a r a n g e of r e si d e nti al a n d 
e m pl o y m e nt  d e v el o p m e nt.  T h e  T o w n  of  I n g er s oll  will  al s o b e  i n v e sti g ati n g  o pti o n s  of 
b o u n d ar y e x p a n si o n t o a d dr e ss t h e  e m pl o y m e nt l a n d  d efi ci e n c y.  E x p a n si o n i s e x p e ct e d t o 
o c c ur t o t h e s o ut h of I n g er s oll, i nt o t h e T o w n s hi p  of S o ut h -W e st O xf or d  n e ar Hi g h w a y 4 0 1 .  
Li k e t h e 2 0 2 0 pl a n ni n g h ori z o n, gr o wt h a n d d e v el o p m e nt i n t h e Vill a g e of B e a c h vill e, a n d t h e 
R ur al Cl u st er of C e nt er vill e will b e mi ni m al, wit h gr o wt h pr e d o mi n at el y t hr o u g h i nfill.  It i s 
e x p e ct e d t h at d e v el o p m e nts i d e ntifi e d i n t h e 2 0 2 3  pl a n ni n g h ori z o n will b e c o m pl et e a n d/ or 
n e ari n g c o m pl eti o n .  
 
N o  pr o p o s e d  d e v el o p m e nt  ar e a s  ar e  l o c at e d  wit hi n  t h e  1 k m St u d y  Ar e a  d uri n g  t hi s  ti m e  
p eri o d .  T h e R ur al C l u st er of C e nt er vill e i s l o c at ed  wit hi n t hi s 1 k m St u d y Ar e a , b ut o nl y  li mit e d 
gr o wt h a n d e x p a n si o n, t hr o u g h i nfill i s e x p e ct e d i n t hi s ar e a.  
 

6. 3. 3  2 0 3 3 -2 0 4 3  Pl a n ni n g H ori z o n  
T h e f oll o wi n g pr o vi d e s a s u m m ar y of e x p e ct e d gr o wt h t o t h e 2 0 4 3  pl a n ni n g h ori z o n.  It i s 
u n d er st o o d t h at t h e C o u nt y will c o nti n u e t o e x p eri e n c e m o d e st p o p ul ati o n gr o wt h w hi c h i n 
t ur n m a y  l e a d t o c h a n g e s i n r e q uir e d r e si d e nti al a n d e m pl o y m e nt l a n d c o n s u m pti o n .  Gr o wt h 
will c o nti n u e i nt o 2 0 4 3 , eit h er i n t h e f or m of n e w d e v el o p m e nts o n  c urr e ntl y v a c a nt l a n d, 
a n d/ or c o m pl eti o n of d e v el o p m e nts u n d er w a y  i n a pri or pl a n ni n g h ori z o n.  E a c h a nti ci p at e d 
l a n d u s e c h a n g e i s i d e ntifi e d o n Fi g ur e  1 4 . 
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•  B y 2 0 4 1 , t h e C o u nt y i s e x p e ct e d t o gr o w t o a p o p ul ati o n of a p pr o xi m at el y 1 2 5, 7 0 0  
p er s o n s, wit h e m pl o y m e nt of a p pr o xi m at el y 6 5, 0 0 0. T h e t ot al h o u s e h ol d f or e c a st i s 
5 2, 9 0 0 u nits.  

 

•  T h e  T o w n  of  I n g er s oll  i s  e x p e ct e d  t o  r e a c h  1 4, 3 0 0  p er s o n s,  1 0, 0 0 0  j o b s  a n d  6, 0 0 0 
h o u s e h ol d s  b y  2 0 4 1.  F U Gs  d e si g n at e d  i n  t h e  C o u nt y  Offi ci al  Pl a n  m a y  h a v e  b e e n  
a n n e x e d i nt o t h e T o w n of I n g er s oll i n t h e pr e vi o u s h ori z o n a n d will s u p pl y s uffi ci e nt 
e m pl o y m e nt  l a n d s  t o  2 0 4 3  t o  a c c o m m o d at e  t h e  f or e c a st e d  gr o wt h.  B a s e d  o n  t h e  
m o st r e c e nt p o p ul ati o n a n d h o u s e h ol d pr oj e cti o n s ( W ats o n, 2 0 1 4) t h er e will b e n o 
n e e d t o d e si g n at e a d diti o n al l a n d t o a c c o m m o d at e r e si d e nti al d e m a n d b ef or e 2 0 4 1.  
T o  a c c o m m o d at e  p o p ul a ti o n  a n d  h o u s e h ol d  d e m a n d  b e y o n d  2 0 4 1  t h e  T o w n  of  
I n g er s oll m a y i n v e sti g at e d e si g n ati n g a pr o p o s e d r e si d e nti al F U G Ar e a n ort h of Cl ar k 
R o a d a n d e a st of H arri s Str e et i n t h e T o w n s hi p of S o ut h -W e st O xf or d. T hi s pr o p o s e d 
R e si d e nti al F U G Ar e a i s 7 5 h a i n ar e a a n d i d e ntifi e d i n t h e H e m s o n E c o n o mi c Str at e g y 
( 2 0 0 6).  
 

•  T h e T o w n s hi p of Z orr a will r e a c h a t ot al p o p ul ati o n of 8, 5 0 0 p er s o n s, e m pl o y m e nt of 
3, 0 0 0  a n d  t ot al  h o u s e h ol d s  of  3, 4 0 0  b y  2 0 4 1.  Gi v e n  t h e  r el ati v el y  l o w  f or e c a st e d  
i n cr e a s e fr o m t h e pr e vi o u s h ori z o n s, n o si g nifi c a nt d e v el o p m e nt or c h a n g e i n l a n d u s e 
ar e a nti ci p at e d.  
 

•  T h e  T o w n s hi p  of  S o ut h -W e st O xf or d  p o p ul ati o n  will  r e m ai n u n c h a n g e d  fr o m  2 0 2 1 
( 7, 6 0 0 p er s o n s) a s will e m pl o y m e nt a n d h o u s e h ol d s at 2, 4 0 0 a n d 2, 8 0 0 r e s p e cti v el y. 
Gi v e n t h at t h er e i s n o f or e c a st e d i n cr e a s e i n p o p ul ati o n, h o u s e h ol d s, or e m pl o y m e nt 
d uri n g t hi s h ori z o n, n o gr o wt h or si g nifi c a nt c h a n g e s i n l a n d u s e ar e a nti ci p at e d.  

 
•  Gr o wt h i n t h e Vill a g e of B e a c h vill e, a n d t h e R ur al Cl u st er of C e nt er vill e will b e mi ni m al 
i nt o 2 0 4 0, a n d i s e x p e ct ed c o nti n u e  t hr o u g h i nfill d e v el o p m e nt o nl y . 
 

T h e  m aj orit y  of  pr o p o s e d  r e si d e nti al  a n d  e m pl o y m e nt  d e v el o p m e nt  d et ail e d  i n  pr e vi o us  
h ori z o n s s h o ul d b e s er vi c e d a n d f ull y f u n cti o n al b y t h e 2 0 4 3  pl a n ni n g h ori z o n.  T h e T o w n of 
I n g er s oll m a y h a v e i niti at e d b o u n dar y e x p a n si o n s i nt o t h e T o w n s hi p of S o ut h -W e st O xf or d t o 
a c c o m m o d at e e x p e ct e d gr o wt h wit h f ut ur e d e v el o p m e nt a n d ur b a n gr o wt h p ot e nti al i nt o 
f ut ur e y e ar s.  A g gr e g at e r e s o ur c e s will pr e d o mi n at e i n t h e n ort h a n d n ort h -e a st of t h e T o w n of 
I n g er s oll a n d r efl e ct e xi sti n g u s e s c urr e ntl y i n t h e ar e a.   Mi ni m al  t o n o c h a n g e i s e x p e ct e d f or 
t h e 1 k m St u d y Ar e a  i m m e di at el y s urr o u n di n g t h e sit e of d e v el o p m e nt. 
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7. 0   
C O N C L U SI O N S  
 
S o m e  l a n d s  i n  t h e  vi ci nit y  of  t h e  pr o p o s e d  S o ut h w e st er n  L a n dfill  c a n  b e  e x p e ct e d  t o  b e 
d e v el o p e d  i n t h e f ut ur e, wit h t h e v a st  m aj orit y of d e v el o p m e nt l o c at e d o utsi d e t h e 1 k m St u d y 
Ar e a .  F ut ur e d e v el o p m e nt i s e x p e ct e d t o o c c ur wit hi n t h e 5 k m St u d y Ar e a , b ut pr e d o mi n at el y 
i n t h e s o ut h e a st ar e a of t h e T o w n of I n g er s oll.   
 
R e si d e nti al  a n d  e m pl o y m e nt  d e v el o p m e nt  i s  e x p e ct e d  t o  o c c ur  t hr o u g h o ut  t h e  3 0  y e ar  
pl a n ni n g h ori z o n i n r e s p o n s e t o  m o d er at e  p o p ul ati o n a n d e m pl o y m e nt gr o wt h. T h e f oll o wi n g 
i s a bri ef  s u m m ar y of  t h e e x p e ct e d  l a n d u s e c h a n g e s t h at ar e p o ssi bl e o v er t h e o b s er v e d 
pl a n ni n g h or i z o n: 
 
•  T h e T o y ot a a n d C A MI m a n uf a ct uri n g pl a nts h a v e b e e n str o n g c o ntri b ut or s t o  o v er all 
gr o wt h  a n d  d e v el o p m e nt  a n d  r e pr e s e nt  a  si g nifi c a nt  p er c e nt a g e  of  e m pl o y m e nt  
l e a di n g t o d e m a n d i n b ot h e m pl o y m e nt a n d r e si d e nti al l a n d s i n t h e p a st.  
 

•  T h e C o u nt y i s f or e c a st t o e x p eri e n c e m o d e st p o p ul ati o n gr o wt h o v er t h e B a s eli n e -
2 0 4 3  p eri o d.  P o p ul ati o n gr o wt h i s f or e c a st t o b e t h e str o n g e st d uri n g t h e B a s eli n e -
2 0 2 3  h ori z o n a n d gr a d u all y sl o wi n g d o w n p o st 2 0 2 3  a s a r e s ult of t h e C o u nt y’ s a gi n g 
p o p ul ati o n.  
 

•  A v er a g e a n n u a l h o u si n g gr o wt h o v er t h e n e xt 3 0 y e ar s i s f or e c a st t o b e l o w er t h a n 
2 0 0 1 -2 0 1 1  f or  t h e  Ur b a n  C e ntr e s  (i. e.  W o o d st o c k,  I n g er s oll  a n d  Till s o n b ur g).  T h e 
m aj orit y of h o u si n g gr o wt h will o c c ur i n t h e Ur b a n C e ntr e s wit h a p pr o xi m at el y 5 2 % of 
C o u nt y -wi d e h o u si n g g r o wt h b ei n g all o c at e d t o t h e Cit y of W o o d st o c k, a n d 1 0 % t o 
t h e T o w n of I n g er s oll. 

 
•  T h e r at e of i n cr e m e nt al p o p ul ati o n a n d h o u si n g gr o wt h i s f or e c a st t o d e cli n e f or all 
l o c al m u ni ci p aliti e s. 
 

•  B a s e d  o n  2 0 1 4  p o p ul ati o n  a n d  h o u s e h ol d  pr oj e cti o n s,  t h er e  will  b e  n o  n e e d  t o  
d e si g n at e  a d diti o n al  l a n d  t o  a c c o m m o d at e  r e si d e nti al  d e m a n d.  T h e  c urr e nt  
o v er s u p pl y  of  r e si d e nti all y  d e si g n at e d  l a n d s  ( u n d er  c o n str u cti o n,  i n  d e v el o p m e nt  
pr o c e ss or v a c a nt) will b e s uffi ci e nt t o m e et d e m a n d t o 2 0 4 3 . 
 

•  T ot al e m pl o y m e nt i s f or e c a s t t o i n cr e a s e, alt h o u g h at a sl o w er r at e t h a n i n t h e p a st.  
 

•  B a s e d o n t h e e xi sti n g s u p pl y of d e v el o p a bl e v a c a nt e m pl o y m e nt l a n d, O xf or d C o u nt y 
a s a w h ol e a p p e ar s t o h a v e a s uffi ci e nt s u p pl y of  e m pl o y m e nt l a n d s t o m e et l o n g -t er m 
n e e d s t o 2 0 3 3. H o w e v er, n ot wi t h st a n di n g t h e C o u nt y-wi d e e m pl o y m e nt l a n d s ur pl u s 
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i d e ntifi e d, t h er e i s a f or e c a st e m pl o y m e nt l a n d s s h ortf all i n W o o d st o c k a n d I n g er s oll 
o v er t h e p l a n ni n g p eri o d (i. e. 2 0 1 3-2 0 3 3).  

 

•  W o o d st o c k a n d I n g er s oll will n e e d t o d e si g n at e a mi ni m u m of a p pr o xi m at el y  3 6 gr o ss 
H a ( 8 9 gr o ss a cr e s) a n d 6 5 gr o ss H a  ( 1 6 1 gr o ss a cr e s), r e s p e cti v el y of e m pl o y m e nt l a n d 
t o m e et l o n g-t er m n e e d t o 2 0 3 3.  E xi sti n g d e si g n at e d F U Gs i nt e n d e d f or e m pl o y m e nt 
u s e s m a y  b e  a n n e x e d  fr o m  t h e  T o w n s hi p  of  S o ut h -W e st  O xf or d  t o  a d dr e ss  t hi s  
d e m a n d.  
 

•  Gr o wt h will o c c ur pr e d o mi n a ntl y i n t h e s o ut h e a st ar e a of t h e T o w n of I n g er s oll; n o 
f ut ur e d e v el o p m e nt i s pr o p o s e d i n t h e 1 k m St u d y Ar e a  t h at s urr o u n d s t h e s u bj e ct 
l a n d s. 
 

•  D e si g n at e d  r e s o ur c e  ar e as  ( a g gr e g at e  a n d  a gri c ult ur al)  i n  t h e  T o w n s hi p  of  Z orr a , 
n ort h of t h e T o w n of I n g er s oll will li mit t h e p ot e nti al gr o wt h a n d l a n d u s e c h a n g e s i n 
t hi s ar e a i n a c c or d a n c e wit h Pr o vi n ci al a n d Offi ci al Pl a n p oli ci e s r e q uiri n g pr ot e cti o n of 
t h e s e ar e a s f or l o n g-t er m u s e. 

 

•  T h er e  ar e  n o  pl a n s  t o  pr o vi d e  m u ni ci p al  s er v i c e s  t o  t h e  Vill a g e  of  B e a c h vill e.  T h e 
Vill a g e of B e a c h vill e, a n d R ur al Cl u st er  of C e nt er vill e will o nl y e x p eri e n c e v er y li mit e d  
gr o wt h  t hr o u g h i nfilli n g.  
 

•  T h e F e d er al W hit e C e m e nt q u arr y will r e m ai n u n o p e n e d a n d i n a cti v e.  
 

•  T h e  F e d er al  W hit e  C e m e nt  pl a nt  will  c o nti n u e  o p er ati n g  g e n er all y  at  c urr e nt  
pr o d u cti o n l e v el s  r e c ei vi n g r a w m at eri al s fr o m b ot h L af ar g e a n d C ar m e u s e. 
 

•  T h e L af ar g e W o o d st o c k q u arr y will r e m ai n wit hi n C o n c e ssi o n 3 a n d t h e c e m e nt pl a nt 
will r e m ai n i n a cti v e.  
 

•  T h e C ar m e u s e q u arr y will m ai nt a i n pr o d u cti o n w e st of C o u nt y R o a d 6 a n d t h e q u arr y 
e a st of C o u nt y R o a d 6 will r e m ai n i n a cti v e  u ntil s o m eti m e aft er 2 0 4 5 .  Li m e pr o d u cti o n 
will c o nti n u e.  
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Rondeau Provincial Park cottages (Municipality of Chatham-Kent). 
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Involved in a pilot project to work on integrating heritage attributes into building 
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Involved in the preparation of a Heritage Conservation District Study and Plan for 
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Involved in the preparation of a Heritage Conservation District Study and Plan for 
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2013 Course: ‘Planner at the Ontario Municipal Board’, Ontario 
Professional Planners Institute, Waterloo. 
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Canada Foundation, Ottawa. 
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 (with Peter Stewart, George Robb Architect). 

2014 Conference: ‘Ontario Heritage Conference’ – Bridging the Past, 
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