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Executive Summary 
 
Land Over Landings Inc. is advocating for the 9,600 acres of the remaining Federal Lands (“the Subject 
Lands”, or “the Lands”) in North Pickering to be in permanent agriculture for the area that is farmed, and the 
natural areas to remain as woodlands, wetlands and streams.  Their vision for the Subject Lands is: “A 
community revived and the Lands transformed into a permanent regional food hub, serving Canada’s largest 
urban market and providing the area with fresh opportunities, secure jobs, and a healthy, sustainable 
future.” 
 
Over the last forty years, 6,700 acres on the Subject Lands have been farmed using 1-year leases.  A 1-year 
lease does not provide enough time for a pay-back on any investment which maintains and/or improves the 
farmland.  The consequence has been that the Subject Lands are primarily used to grow cash crops such as 
corn, soybeans and wheat. This use is in stark contrast to what the farmland produced prior to expropriation 
by the federal government in 1972, and represents a failure to take advantage of the best land use 
opportunities offered by the Subject Lands given their natural capital and proximity to urban GTA. Due to 
this planning uncertainty, today the area can be described as an economic desert. Unencumbered longer 
term leases should allow for a suitable planning horizon to obtain a payback on investments that would 
maintain and improve the productive capacity of the Subject Lands. 
 
Econometrics Research Ltd. (ERL) and JRG Consulting Group (JRG) were retained by Land Over Landings Inc. 
to assess the economic impact with the Subject Lands being in permanent agriculture with 30-year 
renewable leases.  This longer term planning horizon allows for investments in the land, in buildings, and in 
the type of farming that can occur and substantially increase the agricultural output and associated 
economic activity.  
 
Our findings for farm production include: 
 

 Annual agricultural output increases from present values of $3.7 million to $25.1 million; 
 Resulting economic activity within the York-Durham Region increases from $4.4 million to $33.3 

million and across Ontario from $7.0 million to $48.0 million; 
 The number of jobs required to sustain the farm output increases from 32 in the region to 450, and 

from 55 to 612 across the province; 
 Value added (or provincial GDP) increases from $2.3 million in the region to $20.6 million, and across 

Ontario from $3.7 million to $29.6 million; 
 Tax revenues received by all levels of government increase from $1.6 million to $12.3 million across 

all of Ontario, with the federal government receiving $5.8 million. 
 
These impacts are only for the farm output that is possible with these proposed longer term leases.  Given 
the natural capital and location of the Subject Lands in proximity to urban GTA, with a more diversified 
farming base, the agri-tourism and overall tourism potential can exceed the contribution of a rejuvenated 
farm sector.  Our analysis of the combined impacts of agriculture and tourism shows the following: 
 

 Annual expenditures by the farm sector and by visitors to the Subject Lands increase from the 
present $3.7 million to $103.5 million; 

 Resulting economic activity within the York-Durham Region increases from $4.4 million to $130.4 
million, and across Ontario from $7.0 million to $221.2 million; 

 The number of jobs required to sustain the farm output increases from 32 in the region to 1,459, and 
from 55 to 2,051 across the province; 
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 Value added (or provincial GDP) increases from $2.3 million in the region to $67.2 million, and across 
Ontario from $3.7 million to $103.1 million; 

 Tax revenues received by all levels of government increase from $1.6 million to $43.5 million across 
all of Ontario, with the federal government receiving $20.6 million. 
 

The above impacts are annual contributions to the economy.  An estimated one-time investment 
expenditure of $57.7 million is required to rejuvenate the Subject Lands. Expenditures would include land 
tiling, planting apple orchards and berry crops, constructing new buildings, upgrading laneways and some 
roadways.  This non-recurring capital expenditure has an associated impact of 1,180 jobs, expenditures on 
wages and salaries of $47.0 million and an overall temporary boost to economic activity in the province of 
$136.3 million. 
 
In addition to these economic impacts that can be realized, the Subject Lands are well suited to having a 
Research and Innovation Centre that could focus on farm management practices, carbon sequestration, and 
adaption to climate change. As well, there can be an adjoining Farming Incubation Centre for entrepreneurs 
wanting to begin farming, have market gardens to supply local food channels, and/or specialize in organic 
crop production.  The combined annual expenditure of the Research and Innovation and Farming Incubation 
Centres of $7.0 million has an associated 98 jobs throughout the province, increases provincial gross output 
(economic activity) by $16.5 million, and GDP by $8.6 million. 
 
There are other benefits that can be considered, including the annual value of carbon sequestration on the 
Subject Lands of $105,000 per annum and the amenities and eco-services provided by the natural habitat on 
the area not farmed of $6.1 million each year. 
 
In our analysis we assessed the economic impact of other scenarios as well: 
 

 Having the Subject Lands as part of a larger farmland cluster, which includes the Rouge National 
Urban Park, and other nearby farmlands; 

 Part of the Subject Lands being farmed using 30-year renewable leases and part of the Lands on 20-
year leases (with no termination clause); 

 The Subject Lands being farmed using 10-year leases, with no termination clause; 

 The Subject Lands being farmed using 10-year leases, with the federal government having 
termination rights; 

 The Subject Lands no longer in agriculture and the loss of all natural habitats. 

 
The Subject Lands are at the intersection of nature, culture, agriculture and history. It is the combination of 
these factors that gives them their worth and value. Focusing on the economic aspect alone presents a 
truncated and distorted picture of their contributions. Their environmental, historical, cultural and natural 
attributes bestow value on these Lands far in excess of their economic worth. 
 
Our analysis indicates that there are significant benefits (both quantitative and qualitative) that can be 
realized in the York-Durham Region, as well as across the province, by enabling the Subject Lands to be in 
permanent agriculture through the use of 30-year renewable lease arrangements with farmers and 
entrepreneurs who share the vision of what is possible and feasible on the Subject Lands. 
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1.0 Introduction 
 

1.1 Some Background 
 
In 1972 the federal government expropriated approximately 20,000 acres with the view to building an 
airport in north Pickering (See Figure 1.1). This land base was predominately farmland at the time of 
expropriation, and when the airport plan was shelved in 1975, the federal government leased the associated 
farmland back to the farming community using 1-year leases with termination clauses.   
 
Figure 1.1 Extent and Location of the Federal Lands Expropriated in 1972 
 

 
Source: Adapted from Transport Canada / Public Works: "Sketch Showing Pickering Lands Site" 

 
The agricultural lands have been farmed using 1-year lease arrangements for over four decades. A major 
consequence of 1-year lease agreements is the shortening of the planning horizon and removal of any 
incentive to invest sufficient capital in maintaining and/or improving the asset base.  This has resulted in a 
depletion of the natural capital of all farmlands on the site and significant loss of potential income and 
investments.   
 
As the need for an airport and its required land base were reviewed, the federal government in 2013 and in 
2015 reduced the land area required for a potential future airport site to approximately 9,600 acres in total 
land area. The unneeded portion is now part of the Rouge National Urban Park (RNUP).  The remaining land 
area of 9,600 acres, which is the primary focus of this study, is referred to as the remaining Pickering federal 
lands (“the Subject Lands”, or “the Lands”), which is the south eastern portion of the land area expropriated 
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in 1972.  These Subject Lands are mostly farmland, with one hamlet in the southeast corner. The Subject 
Lands, labelled in Figure 1.2 as the “Remaining Airport Land”, are now bordered on the north and west by 
the land parcels transferred by Transport Canada to Parks Canada. 
 
Figure 1.2 Entire Expropriated Lands in 1972 and the Remaining Federal Lands in Pickering in 2017 
 

 
Source:  TV Ontario 

 
Land Over Landings Inc., an advocacy group, commissioned the consulting team of Econometric Research 
Ltd. (ERL) and JRG Consulting Group (JRG)1 to conduct an economic impact study where the Subject Lands 
are in permanent agriculture, enabling investments that would improve the productivity and agricultural 
output as opposed to the current regime of 1-year leases, and where the natural capital embedded in the 
Land is safeguarded.  No study, as far as we know, has ever been done on the economic potential of the 
Subject Lands if kept in permanent agriculture and having the planning certainty associated with longer term 
30-year leases. 
 
The stated vision of Land Over Landings Inc. with respect to these Lands is: “A community revived and the 
Lands transformed into a permanent regional food hub, serving Canada’s largest urban market and providing 
the area with fresh opportunities, secure jobs, and a healthy, sustainable future.”2 
 
 

                                                
1
 Dr. Atif Kubursi is President of ERL and Professor Emeritus of Economics at McMaster University.  He has extensive 

experience in conducting economic impact analysis in a number of sectors in the Canadian economy, with such analysis 
supported by a proprietary economic impact (hybrid input/output) model which estimates economic impact at the 
local, provincial, and national level in the economy.  Dr. John Groenewegen is President of JRG that provides economic 
and business strategy consulting services to clients in the agriculture and food sector across Canada.  Dr. Kubursi and 
Dr. Groenewegen have collaborated on a number of economic contribution studies focused on the agriculture and food 
economy within Canada.  
2
 Supporting this overall vision for the Lands, Land Over Landings’ mission is to “stop all plans for an airport or other 

development on the Federal Lands of north Pickering” and “secure the protection of the Lands’ watersheds and prime 
farmland by convincing the federal government to permanently preserve this irreplaceable natural resource”.  
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1.2 Study Objectives 
 
The primary objective of this study3 is to determine the maximum agricultural capability of the Subject Lands 
and the associated economic impacts, while preserving the existing watersheds and natural habitat.  This 
maximum agricultural capability is to be based on a practical and viable economic vision for the local rural 
community, and is to be determined for three distinct scenarios.  These scenarios are: 
 

A. all workable farmland on the Subject Lands (of the 9,600 acres in total4) is kept in permanent 
agriculture and existing natural areas are preserved,  

 
B. the Subject Lands are split between (a) temporary agriculture on a potential future airport site and 

(b) permanent agriculture on the rest of the land, where existing natural areas are preserved, 
 

C. all Subject Lands are used for permanent agriculture, within a larger local permanent farmland 
cluster which also includes farmland within the Rouge National Urban Park (RNUP), the Duffins-
Rouge Agricultural Preserve and the north-east Pickering farmland assemblies (~30,000 acres). 

 
The secondary objectives of this project include determining (1) the potential economic benefits to be 
expected from tourism if all of the Subject Lands are in permanent agriculture, (2) the annual economic 
impacts and benefits from carbon sequestration if all of the Subject Lands are in permanent agriculture, and 
(3) the economic loss of natural habitat and agricultural land if all the Subject Lands are used for an airport 
and/or other urban development. 
 

1.3 Organization of this Report 
 
The next chapter of this report concentrates on agriculture on the Subject Lands, providing context and 
describing the acreage that could be in permanent agriculture.  This chapter also provides an estimate of 
annual output of the Subject Lands using the 1-year lease program that has been in place, as well as the 
resulting economic impact of this land use option.  This estimate provides a reference point for the 
incremental (additional) economic contribution associated with these lands being in permanent agriculture. 
 
Chapter 3.0 highlights the tourism potential on the Subject Lands, given their location within the GTA. These 
Lands, when rejuvenated, have potential for agri-tourism and other types of tourism.  
 
In Chapter 4.0 we provide our (the consultants’) vision for the Subject Lands being in permanent agriculture, 
while ensuring preservation of existing watersheds and natural habitat. 
 
In Chapter 5.0 we describe a number of potential scenarios that may unfold for the Subject Lands, along with 
a structure of agriculture for each of the scenarios.   
 
In Chapter 6.0 we present the economic impacts associated with a scenario that captures our vision for the 
Subject Lands when the area is in permanent agriculture using 30-year renewable leases. 
 
Chapter 7.0 provides our perspective on how a public custodian could implement our vision for the Subject 
Lands. 

                                                
3
 A full description of the study objectives, as stated in the RFP, can be found in an accompanying Annex 1.  

4
 These acreages are estimates based on federal government documents, and were provided by Land Over Landings Inc. 

as rough guides.  The numbers have been subsequently adjusted by our study findings. 
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Chapter 8.0 summarizes the economic impacts associated with the other scenarios. 
 
Chapter 9.0 highlights why these Subject Lands are valuable, and in Chapter 10.0 we offer our concluding 
remarks. 
 
Under separate cover are three Annexes, with Annex 3 providing all of the detailed tables on the economic 
impacts associated with each of the scenarios of possible land uses for the Subject Lands. 
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2.0 Agriculture on the Subject Lands 
 

2.1 Genesis of the Subject Lands 
 
As stated in Chapter 1.0, the Subject Lands are part of a block of land of just under 20,000 acres that was 
expropriated by the federal government in 1972.  The federal government recognized recently that a land 
area of 20,000 acres would not be required for an airport site5, and so in 2013 and 2015 approximately 
10,200 acres were given6 to Rouge National Urban Park (RNUP), as shown in Figure 1.2. The RNUP is 
committed to protecting the natural habitat and transitioning the farmlands to permanent, more diversified 
agriculture. The RNUP is considering up to 30-year comprehensive leases for RNUP farmers.  With long-term 
leases and a guaranteed agricultural future, this part of the Federal Lands site promises a return to a more 
robust agricultural economy in the area, including new local job growth. 
 
After the land transfers of just over 10,000 acres to Parks Canada7, there are approximately 9,600 acres of 
remaining federal lands (the Subject Lands), which continue to be held by Transport Canada for a potential 
future airport, as illustrated above in Figure 1.2.  
 

2.2 The Subject Lands as Part of Pickering’s Rural Area 
 
The municipality of Pickering has a surface area of 23,159 hectares (55,974 acres) as reported by Statistics 
Canada and by the municipality.   In 2017, the municipality indicated that 37,544 acres are considered rural8, 
which includes the federal lands, Greenbelt lands, the Oak Ridges Moraine, and hamlets such as Claremont. 
This area is predominately in north Pickering, with south Pickering being a more urbanized area.  Using this 
data, approximately two-thirds of Pickering is rural today, and the Subject Lands are approximately 25% of 
this rural area.9 This is visually illustrated in Figure 2.1 (on the following page); where North Pickering is the 
upper portion of Figure 2.1, and the Subject Lands are within the area bounded by the dashed black lines. 
 
The municipality also has a statistic that indicates “over 8,600 hectares (21,242 acres) are designated for 
agricultural use” within the municipality10.   
 
In 1971, the Census of Agriculture indicated that there were 41,014 acres operated by farmers within 
Pickering, with 32,786 acres designated as improved acres, and 8,228 acres designated as unimproved 
(woodlots, wetlands, etc.).11   
  
 
 
  

                                                
5
 By way of comparison, Toronto’s Pearson airport which is Canada’s busiest airport uses a land base of 4,613 acres. 

6
 The date of actual transfer occurred in subsequent years, with the last transfer occurring in 2017. 

7
 Lands that were transferred to Parks Canada in 2013 are in the York region. 

8
 Source: https://www.pickering.ca/discovering/resources/CulturalMapPickeringApril2014.pdf 

9
 25.6% is 9,600 (which includes road allowances, etc.) divided by 37,544 acres (15,200 hectares) considered rural 
Pickering. 

10
 Source: https://www.pickering.ca/en/business/agrifoods.aspx 

11
 This land area is for farm operators that reside within Pickering.  We assume that in 1971 the amount of land farmed 
within Pickering by outsiders equals the amount of farmland located outside of Pickering farmed by Pickering 
residents.  
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Figure 2.1 North Pickering and the Subject Lands 
 

 
Source: Provided by Land Over Landings Inc. 

 
The 2016 Census of Agriculture has 10,125 acres in Pickering farmed (operated) by Pickering farmers, with 
5,189 of those acres owned by Pickering farmers.  The Census indicates that 4,936 acres are leased from 
other parties, which can include leases from government on the Subject Lands.  Of these 10,125 acres, 8,604 
acres can be considered suitable for farming with 1,521 acres in woodlots, wetlands and in Christmas trees.  
These 8,604 acres of farmland do not represent all farmland in Pickering since some of the farmland within 
Pickering can be under the control of farmers residing in nearby municipalities.  This occurs because the 
Census assigns land holdings to the municipality of residence of the operator of the land. 
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2.3 The Workable Farmland on the Subject Lands  
 
The soils of the Subject Lands are well suited for agriculture, with the vast majority being Class 1 soil types.  
The area can support fruit and vegetable production, livestock and poultry operations, a variety of field 
crops, nursery and ornamental operations, and other specialized farming operations. 
 
A 1967 map of Pickering shows each parcel and its associated acreage.  Overlaying the boundary of the 
Subject Lands on this 1967 map produces an estimated land area of 8,844 acres12, with this acreage not 
including the road allowances13.  Farmland area and associated workable acreage will be a subset of this land 
base of 8,844 acres.    
 
Each land parcel was reviewed14 by the consultants to determine whether it was used for farming or 
whether it was not suitable for farming. The resulting estimates showed that a total of 7,739 acres can be 
associated with farming.  The full area of each parcel is generally not suitable for crop or animal agriculture, 
since allowances need to be made for woodlots, fence rows, wetlands and surface areas for buildings.   

 
Transport Canada provided information that there 
were 35 tenants15 leasing farmland and the total 
workable acreage was approximately 6,700 acres16, 
for an average lease holding of 191 acres.  Six tenants 
each operated between 500 and 900 acres of 
farmland.  These 6,700 acres represent 86.5% of the 
estimated 7,739 acres of farmland parcels.  This 
suggests that on average each 100 acre parcel has 
86.5 workable acres and 13.5 acres of woodlot, 
wetland, fence row and building area that is not 
cropped. 
 
This land base of 6,700 acres of workable land is the 
land area which we used when determining the 
economic impact of having the Subject Lands in 
permanent agriculture. 

 
 

2.4 Estimated Output on the Subject Lands Prior to Expropriation 
 
Prior to expropriation agriculture in the area was primarily mixed farming with livestock such as beef, dairy, 
pigs, poultry and sheep. In 1971, for example there were 2,554 milk cows in all of Pickering, and a total of 
92,216 hens and chickens, which suggests that 684 dairy cows could have been on the Subject Lands, as well 
as 24,712 hens and chickens.  This projection for the animal population on the Subject Lands in 1971 as 
reported in Table 2.1  (on the following page) is based on the Subject Lands being 27% of the area under 
crops (in 1971). 

                                                
12

 This value is based on adding up the acreage associated with each parcel of land. 
13

 The 9,600 acres mentioned above are assumed to include road allowances as the value is the total surface area.  This 
suggests approximately 756 acres in road allowances, etc. 
14

 This review is based on driving by most parcels of land to determine current and past use, and a review of use in 1967 
as displayed on the 1967 Pickering map. 
15

 This is a combination of farm and agricultural tenants. 
16

 The area of leased land being workable land was also confirmed by lease holders. 

https://www.instagram.com/p/BbDExNwDiy9/?taken-by=landoverlandings
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Table 2.1 Agriculture in Pickering in 1971, and Estimated Structure of Agriculture on the Subject 
Lands in 1971 

 

Item Ontario County Pickering Subject Lands 
Farm area (acres) 331,423 41,014 7,739 
Improved area (acres) 226,423 32,786   
Area under crops (acres) 154,649 25,002 6,700 

Cattle   8,139 2,181 
Milk cows 

 
2,554 684 

Pigs 
 

8,399 2,251 
Poultry 

 
92,216 24,712 

Horses   588 158 

Wheat (acres) 
 

1,744 467 
Oats (acres) 

 
2,183 585 

Barley (acres) 
 

2,389 640 
Mixed grain (acres) 

 
3,771 1,011 

Grain corn (acres) 
 

3,595 963 
Corn silage (acres) 

 
1,774 475 

Hay (acres) 
 

7,795 2,089 

Vegetables (acres) 3,358 543 145 
Apples (acres) 838 135 36 
Berries (acres) 233 38 10 

Source: 1971 Census of Agriculture, and Consultants’ estimates for the area under crops on the Subject Lands. 

 
The third and fourth panels of Table 2.1 provide an estimate of crop production on the Subject Lands in 
1971, based on the Subject Lands being an estimated 27% of the area under crops.  These crops were 
primarily cash crops as well as feed (e.g., mixed grains, oats) and fodder (acreage in hay and corn silage) for 
on-farm feeding of livestock. 
 
It is reasonable to expect that some fruit and vegetable crops were grown on the Subject Lands in 1971.  The 
Census data in 1971 did not have fruit and vegetable data at the sub-division level of Pickering, but only at 
the Ontario County level.  The values for Pickering are based on Pickering’s area under crops being 16% of  
Ontario County’s crop area17. 
 
Prior to expropriation, the Subject Lands were productive in permanent agriculture, with over 80% of farm 
gate revenues due to livestock and poultry production, which is in stark contrast with the mostly corn, 
soybeans and wheat of today.  Table 2.2 (on the following page) provides an estimate of farm gate revenues 
based on the 1971 Census of Agriculture, which reported off-farm sales by major commodity for Ontario 
County.  For example, cattle sales were valued at $10.1 million (in 1971 dollars) for the county, and this sales 
value was allocated to Pickering based on Pickering having 16% of the crop acreage within Ontario County 
(for $1.62 million in sales).  With the Lands having 27% of Pickering’s area in crop production, the Pickering 
value is adjusted (by 27%) to provide an estimate of 1971 cattle sales originating from the Lands at 
$437,300. 
 
The total value of sales is estimated to have been $1.2 million (in 1971 dollars) for the Subject Lands from all 
livestock, poultry and crop sales (as shown in the third column in Table 2.2).   

                                                
17

 In 1971, Pickering was part of Ontario County. Durham Region was formed in 1974, combining the following original 
Ontario County townships: Pickering, Whitby, East Whitby, Scugog, Uxbridge, Scott, Reach, Brock, Thorah; and the 
following Durham County townships: Cartwright, Clarke and Darlington. 
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Cattle sales would be worth $2.7 million in today’s prices.  The sales of fruits and vegetables in 1971 are 
estimated to be valued at $370,800 in 2017 dollars. The value of all sales is estimated to have been $7.4 
million18 (see the last column in Table 2.2), which is $1,100 per acre of farm cash receipts on the Lands. 
 
Table 2.2 Estimated Agricultural Revenues on the Subject Lands in 1971 
 

Item Ontario County Pickering Lands in 1971 Lands in 1971  
Revenues $1,000 $1,000  $1,000 (1971$) $1,000 (2017$) 

Grain and oilseed $822.4 $131.6 $35.5 $222.8 
Other crops $184.6 $29.5 $8.0 $50.0 
Vegetables $838.3 $134.1 $36.2 $227.1 
Fruits $541.7 $86.7 $23.4 $146.7 
Greenhouse & Nursery $2,144.6 $343.1 $92.6 $580.9 
Cattle $10,123.5 $1,619.8 $437.3 $2,742.1 
Pigs $3,360.3 $537.6 $145.2 $910.2 
Sheep $133.8 $21.4 $5.8 $36.3 
Poultry $1,360.3 $217.7 $58.8 $368.5 
Eggs $937.8 $150.0 $40.5 $254.0 
Dairy (milk) $6,457.7 $1,033.2 $279.0 $1,749.2 
Other (incl. forest) $544.2 $87.1 $23.5 $147.4 

Total Revenues $27,449.2 $4,391.9 $1,185.8 $7,435.0 
Source:  1971 Census of Agriculture (Ontario) and JRG Consulting Group Calculations 

 
 
In Table 2.3 we provide an estimate of expenditures on these Subject Lands using the same methodology 
used in Table 2.1.   
 
Table 2.3 Estimated Agricultural Expenditures on the Subject Lands in 1971 
 

Item Ontario County Pickering Lands in 1971 Lands in 1971  
Expenditures $1,000 $1,000  $1,000 (1971$) $1,000 (2017$) 

Feed $4,538.9 $726.2 $196.1 $1,229.4 
Fertilizer $800.8 $128.1 $34.6 $216.9 
Fuel and Oil $923.7 $147.8 $39.9 $250.2 
Crop Protection $230.6 $36.9 $10.0 $62.5 
Custom work/rentals $473.3 $75.7 $20.4 $128.2 
Cash wages $2,668.4 $426.9 $115.3 $722.8 
Land rents $535.3 $85.6 $23.1 $145.0 
Taxes $1,459.9 $233.6 $63.1 $395.4 

Total of Above $11,630.7 $1,860.9 $502.4 $3,150.3 
Source:  1971 Census of Agriculture (Ontario) and JRG Consulting Group Calculations 

 
The largest expenditure is calculated to be feed (in current dollars) at $1.2 million, indicating that livestock 
and poultry operations were prominent in the region.  The next largest expenditure item was by cash wages.    
Total spending is estimated at $3.2 million prior to expenditures on capital items and farm household 
spending based on retained earnings by the farm family. 
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 In 2017, prices as measured by the CPI (for Canada) increased by a factor of 6.27, which was used to adjust 1971 sales 
into 2017 dollars.  This is indicative since over the time period prices for some commodities decreased in real terms and 
productivity increased in crop and animal production.  
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2.5 Consequences of Expropriation and Using 1-Year Leases 
 
Expropriation not only caused devastating economic and social upheaval for former property owners; it also 
seriously affected the adjacent rural communities. Hundreds of local farm and other rural business jobs were 
lost and have never been replaced. The never-ending threat of an airport has persistently chilled the area’s 
economy; business investment is abnormally low, few new jobs are created, and unlike the state of affairs 
prior to 1972, most of the remaining residents are now employed outside the local area. The area has 
become not only an economic desert, but also a retail desert, and the preponderance of consumer spending 
by north Pickering residents is now made in Markham, Stouffville, Uxbridge, Brooklin, Ajax, and not in 
Pickering. 
 
A once prosperous mixed-farming area, which included animal 
agriculture, has been reduced to cash-crop grain farming – 
largely soybeans and corn, with smaller amounts of wheat and 
canola production. Under the continued 1-year leases, which 
result in 1-year planning horizons, few farmers risk undertaking 
maintenance or investing in farm infrastructure such as barns, 
other outbuildings, fences, and field tile drains. Little livestock 
farming or production from perennial crops – including orchards 
– remains or is likely to be introduced.  This lack of a suitable 
investment horizon for the last 45 years is evidenced through no 
new barns, existing barns falling apart and unsafe (assuming they 
have not been torn down), no maintenance of fence rows, and 
no investment in land improvement (e.g., systematic tiling). The 
Subject Lands are currently suffering from neglect; but with good 
stewardship could again be part of the natural wealth of the 
region, as they had been for the past two centuries.  
 

2.6 Gross Value of Current Crop Production on the Subject Lands 
 
The average annual gross value of crop production on these Lands for the 5 years prior to 2017 is estimated 
to be $3.8 million as shown in Table 2.4.  This value is based on our estimate of the distribution of the 6,700 
acres in corn, soybeans and wheat19, 5-year average yields for the area20, and using Ontario-wide average 
prices received by farmers (over the 2012 to 2015 period), as reported by OMAFRA. 
 
Table 2.4 Value of Crop Production on the Subject Lands, 2012 to 2016 average 
 

Crop Acreage Yield Price Revenue 

  acres % t/acre $/t $/acre $ 

Corn 2,680 40% 3.26 $213 $693 $1,858,205 
Soybeans 2,680 40% 0.97 $492 $477 $1,278,467 
Wheat 1,340 20% 1.69 $259 $438 $586,770 
Other 0 0% 

  
$0 $50,000 

Total 6,700 100%     $563 $3,773,442 
Source: Authors calculations  
                                                
19

 This distribution is based on our discussions with a number of the farmers leasing land. 
20

 Yields in the Lands are estimated using Durham Region yields as reported by the Ontario Ministry of Agriculture, Food 
and Rural Affairs (OMAFRA), and discounted by 10% to account for the impact of no improvements made on the Lands 
over the last 45 years. 

https://www.instagram.com/p/BLmU7a1hTUS/?taken-by=landoverlandings
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This $3.8 million in current output is much lower than the estimated value of output in 1971 (in 2017 dollars) 
of $7.4 million (Table 2.2).  Current revenues are estimated at $563/acre, compared to the $1,100/acre of 
1971 (derived from Table 2.2), with much of the difference due primarily to the type of farming that occurs 
today on the Subject Lands. 
 
While this $3.8 million in annual output through the use of 1-year leases isn’t optimal, it does generate 
additional economic activity, within the broader region and local economy; our estimate of the associated 
economic activity and economic contribution are provided below (in section 2.7). 
 

2.7 Output and Economic Activity on Subject Lands with 1-Year Leases 
 
The current level of agricultural output on the Subject Lands is well below potential, and by extension has a 
low level of contribution to the regional and provincial economies.  Figure 2.2 illustrates the economic 
impact of the $3.8 million in annual output within the region of York-Durham21.  This level of output is the 
initial expenditures that, through economic linkages in the economy, generate additional economic 
activity.22 
 
Figure 2.2 Current Farm Output on the Subject Lands and Economic Impact in York-Durham Region 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
This level of expenditure is spent by the farm community on necessary goods and services which increases 
overall economic activity in the region by $4.4 million.  Sustaining this level of economic activity requires 32 
jobs (on a FTE23 basis), with associated wages and salaries of $1.2 million.  Wages and salaries are a 
component of provincial GDP (or value added), which is $2.3 million associated with the overall level of 

                                                
21

 From a modelling perspective, the region of York-Durham is used.  Reliable data on the structure of the economy is 
not available at a lower level, and York-Durham region is used based on the location of the Subject Lands in Durham, 
and bordering on York. 
22

 Detail is provided in Annex 3, where for example, the direct economic impact is reported, as are the subsequent 
indirect and induced impacts based on the overall economic activity. 
23

 Full time equivalent. 

Initial 
Expenditures 
$3.8 million 

Value Added 
(GDP)  

$2.3 million 

Wages & Salaries 
$1.2 million 

Full Time Jobs 
32 

Taxes Collected 
$1.0 million 

Economic Activity 
$4.4 million 
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economic activity.  This economic activity also generates $1.0 million in tax revenues for all three levels of 
government. 
 
Some of the economic activity associated with farm output on the Subject Lands occurs outside of the York-
Durham Region.  For example, fertilizer suppliers located within the region could be purchasing their 
fertilizers from wholesalers located in Hamilton. This higher level of economic activity across Ontario of $7.0 
million has a direct impact on the number of associated jobs across the province, as well as on taxes received 
by government, as highlighted in Figure 2.3. 
 
Figure 2.3 Current Farm Output on the Subject Lands and Economic Impact within Ontario 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
In Table 2.2 above we have estimated the value of output in 1971, showing it both in 1971 dollars and in 
2017 dollars ($7.4 million).  This level of output was essentially double what occurs today.  Given the profile 
of agriculture in 1971, the overall level of economic activity is estimated to have been $13.9 million, which 
requires 161 jobs to sustain this level of activity.  A detailed table of the 1971 economic impacts is provided 
in Annex 3 in Table A.28. 
 
The level of economic activity associated with current use patterns on the Subject Lands can now be 
contrasted with the overall level of economic activity that is possible from different use patterns on these 
Lands.  The results of several scenarios are presented in subsequent Chapters of this report.  
 
 

2.8 Benefits of Longer Term Leases 
 
Transport Canada announced in May (of 2017) that farm leases on the Subject Lands will become 10-year 
leases as of April 2018 instead of the 1-year version that has been in place for over four decades.  Transport 
Canada indicated that these leases are not automatically renewable at the end of 10 years, and that they 
have a termination clause, which can be exercised by the federal government, if required.  
 

Initial 
Expenditures 
$3.8 million 

Value Added 
(GDP)  

$3.7 million 

Wages & Salaries 
$2.1 million 

Full Time Jobs 
55 

Taxes Collected 
$1.6 million 

Economic Activity 
$7.0 million 
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Moving to 10-year leases, if they are renewable and unencumbered, may provide certainty to allow for some 
investment decisions24.  However, moving from an operating environment of 1-year leases to 30-year 
renewable leases provides the necessary certainty farmers need in order to make investment decisions that 
a longer time horizon provides. Such investments would leverage the advantages of class 1 soil and 
proximity to the largest urban core in Canada, as well as other natural capital comparative advantages (such 
as water) of these Lands. The 30-year renewable leases would allow for planting an apple orchard or building 
a new poultry barn or developing a green tourism node.   
 
Unencumbered longer term leases provide for the kind of longer term planning horizon that would facilitate 
some investments by lease holders, resulting in improvements in operational efficiencies and higher 
productivity of the resource base of the Subject Lands. Although it would take time and resources to restore 
the area’s maximum agricultural and other rural economic capabilities, an investment-focused restoration 
effort will pay handsomely, and quickly, in terms of local employment, fresh food and other products, an 
expanded local tax base and a more diversified economic structure. 
 

 

  

                                                
24

 Transport Canada, in their May 15, 2017 press release indicated that “This updated agricultural lease model will 
provide lease holders on the Pickering Lands with better stability to make sound business decisions by providing longer 

tenures and fixed rental rates for their leased properties”.  The updated lease model also included higher (and fixed) 

lease rates for the 10-year period. 
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3.0 Agri-Tourism and Tourism on the Subject Lands 
 
The Subject Lands are also well located for agri-tourism and eco-tourism. They are fewer than 30 km from 
the centre of old Markham, and 33 minutes from Scarborough Town Centre.  Furthermore, these Lands are 
adjacent to the RNUP. 
 

3.1 Tourism as an Industry 
 
Tourism is a major industry in Ontario ranking among the 10 largest industries in the province. It contributed 
about $26.6 billion to the GDP of the Province, or over 3.7% of provincial GDP in 2014. Tourism is a labour-
intensive industry with over 322 thousand Ontarians owing their jobs to activities of this industry (or 5.3% of 
provincial employment) in the same year.25 The contribution of this industry to provincial tax revenues 
exceeded $5.1 billion in 2014 and over $6.4 billion to the federal government. Municipal governments in 
Ontario collectively collected $1.4 billion on the economic impact of tourism. 
 
It is clear that tourism benefits Ontario and its rural communities, but no firm estimates of the magnitudes 
of these benefits, in terms of the standard indicators of impacts such as income (Value Added), employment, 
wages and salaries and tax revenues for the three levels of government, have been made in the rural 
communities of the York-Durham Region.  This omission is rectified in this report by estimating the tourism 
impacts of visits to the region motivated by agri-tourism and tourism in general. 
 

3.2 Tourism in Rural Areas 
 
Rural communities in Ontario and across Canada are increasingly looking towards tourism as a viable 
industry and a way to diversify their local economies. A few rural destinations in Ontario (e.g., Niagara with 
wine tours, Prince Edward County with a focus on wine and rural Ontario cuisine, and Waterloo Region 
leveraging St. Jacobs’ attractions) have successfully 
embraced innovative tourism strategies and partnerships, 
and are looking at how they might bring new sources of 
revenue and employment to their own communities. 
 
Rural areas offer tourists many unique experiences that 
often cannot be replicated elsewhere in the urban centres 
of Ontario or Canada. While rural regions offer a rich 
assortment of natural vistas, wildlife and flora, there is 
also a diverse cultural heritage to discover and appreciate. 
Many rural communities have been successful in 
developing their local and regional attributes in order to 
attract tourists and have thus reduced their employment 
dependency on more traditional primary resources or 
industries. Once again, their success has not been 
generally documented or quantified. There is a definite 
and critical need to showcase the role of tourism in rural 
communities and to develop strategies for community involvement and appreciation of the economic impact 
of tourism. This knowledge and appreciation is crucial for the expansion of tourism and its contributions to 
the local economic base through higher value added (income), employment opportunities and an expanded 
local tax base.    

                                                
25

http://www.mtc.gov.on.ca/en/research/quick_facts/facts.shtml  

https://www.instagram.com/p/BMlvm10Bvjn/?taken-by=landoverlandings
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Rural regions, particularly those in close proximity to urban centres, provide much-needed opportunities for 
leisure, adventure or a place of solitude – whether for foreign tourists or for Canadian urbanites looking to 
slow their hectic pace and enjoy breaks from daily routine.  Society, in general, and urban people in 
particular, can derive substantial benefits from these rural experiences, making it important to plan for rural 
amenity protection and development. 
 
Recent tourism surveys (in 2014) show that over 28 million people visited the GTA Tourism Region26 and 
about 12 million visited York, Durham and Headwaters Tourism Region (RTO6)27 which combine to a total of 
40 million visits. It is typically the case that around 39 percent of these visits are made in rural areas. This 
suggests that around 15.6 million visits could possibly be made to the rural areas in these two Tourism 
Regions.  While it is difficult to estimate precisely Pickering’s share in this number of visits, there are 
reasonable grounds to believe that a sizeable number could potentially be attracted to the Pickering area, 
especially if enticing inducements were on offer. A small tourism node (Whittamore’s Farm) adjacent to the 
Lands was able to attract over 300,000 visits annually over the past two years.28  
 
Our analysis for the present study uses the experience of the Edmonton Countryside Group and the studies 
conducted by ERL for that region, as examples of what could be expected in regards to tourism in the 
Pickering area. Appended to this report are portions of a study conducted by ERL (in 2009) for the Edmonton 
Countryside Group that estimated the total tourism flows into the region, the level of incremental tourism 
expenditures made in the region and the major reasons for visits and attributes of visitors to the region.  
 
Edmonton Countryside, with a population base in Edmonton less than one sixth of the GTA’s and with a 
smaller tourism base overall, has achieved a level of visits of over 1 million per annum and expenditures of 
over $100 million. There are good reasons to believe that Pickering could attract visit volumes and tourism 
expenditure levels that are close to the optimistic projections in section 3.5, if not higher levels, once aided 
by dedicated community effort and some strategic planning. 
  
There is a strong similarity between the tourism profiles of visitors to RTO6 and those to the Edmonton 
Countryside. The age distribution of visitors is bimodal; they come primarily for pleasure and a few for 
shopping. Most visitors make more than one visit to the region in any given year. The average expenditure 
per visit in both areas, correcting for price differences, is similar. 
 
The results of an online survey and a random telephone survey (conducted in 2009) are included in Annex 
2.29  It would have been more meaningful to find local or regional examples; however to the best of our 
knowledge they do not exist or, if they exist, they are not available. The choice of Edmonton Countryside 
example is motivated by the fact that some of the results are definitely relevant and applicable to the rural 
areas of Pickering where the Subject Lands are located.  

                                                
26

 Greater Toronto Area Tourism Region (RTO 5) consists of Toronto, Mississauga and Brampton. 
27

 York, Durham and Headwaters Tourism Region (RTO 6) consists of the Regions of York, Durham, rural Peel, and 
Dufferin County. 

28
 In conversation with Mike Whittamore, June 17, 2017. The farm became, in fact, too busy and successful. At the end 
of a hectic 2017 season, the family closed the public part of their operation to pursue other farming opportunities. 

29
 An accurate and detailed information base on the tourism visitation flows and its contributions to the local economic 
base could be helpful in persuading community leaders, stakeholders and government officials of the importance of 
this industry in community development strategies and programs. This information base would also be an invaluable 
input into any rural development or diversification strategies. Annex 2 provides a summary of two surveys conducted 
in Edmonton for the Edmonton Region Tourism Group (ERTG) by ERL and could serve as a template and example of 
what could be expected in Pickering and on the Subject Lands. The sample size of the survey was chosen to target a 
margin of error of plus or minus 4.2%, 19 out of 20 times. 
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3.3 Tourism in York, Durham and Headwaters Region in 2014 
 
The most recent tourism data for York, Durham and Headwaters Tourism Region (RTO6) that encompasses 
Pickering and the Lands are for 2014. A total of 11,889,800 visits were made to the region.30 Visitors from 
Ontario represented the largest share of these visits with 11,337,500 or over 95.3% of total visits. Same day 
visits represented 9,181,800 of these visits or about 77.3% of the total visits. There are many reasons that 
attract tourists to the region, such as pleasure, visiting family and friends (VFR), shopping, conventions, etc. 
The most relevant for our purposes are the visitors who declared that their main reason for visiting the 
region is pleasure. This group totaled 2,790,100 visits, of which 2,334,100 were same day visits.  
 
These tourists spent substantial amounts of “new” money in the region (money that was not necessarily 
earned in the region) on accommodation, food, travel, entertainment, and other commodities and services 
that exceeded $931 million in 2014. Of this total, same day visits accounted for about $496 million, and of 
this, tourists coming to the region for pleasure spent over $181.5 million.31 
 
Not all of the visits or the expenditures in the region (RTO6) were made or are likely to be made in Pickering. 
It is, however, realistic to suggest that a good share of those people who came to the region for pleasure 
could be expected to visit, or be induced to visit, Pickering. Furthermore, it is to be recognized that tourism 
visits are not independent of, or unrelated to, the inducement measures, incentives offered, programs 
established, or advertising and community involvement.  
 

3.4 Agri-Tourism and Tourism on the Subject Lands 
 
The Subject Lands have some unique and natural attributes that boost their productivity and attractiveness, 
based on their soil and climatic features as well as their location within Canada’s largest population centre – 
the GTA. This leads not only to agricultural production to serve local markets but also to tourism, given the 
location within the GTA and also being adjacent to the RNUP on the western and northern perimeter of the 
Lands. Our study therefore includes agriculture and tourism as two major areas of economic activity on the 
Lands.  

We define agriculture and its associated economic activity as production from the Lands, which is then 
shipped out of the region to buyers and assumes that no further processing or consumption or purchases by 
visitors occurs within the region. 

There are three, if not more, tourism-related activities and investments that are natural to the area, all of 
which are linked to urban preferences. We define these tourism activities as follows: 

 Agri-tourism, where non-residents travel to the Lands to buy agricultural goods and services. Agri-
tourism spending on agricultural production from the Lands is excluded from our tourism economic 
impact calculations. The field value of the crops purchased by visitors to the Lands is included in the 
agricultural economic calculations, with the remainder of the value of their purchase included in the 
tourism economic calculations. Agri-tourism can include: buying farm fresh fruits and vegetables and 
locally produced meats, cheeses, jams, honey, apple cider, and so on, from on-farm retail shops; 
pick-your-own operations; farm tours and activities; horseback riding. 

                                                
30

 This is based on actual microdata collected by Statistics Canada for York, Durham and Headwaters Region (RTO6) 
which contain anonymized data collected in the Travel Survey of Residents of Canada (TSRC) and the International 
Travel Survey (ITS). 

31 Total visitors coming to the region for pleasure (same day and overnight) spent $306.5 million in the region.  
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 Tourism linked to other natural capital: typically, non-depletive (non-consumptive) uses of natural 
capital (e.g., bird watching, using walking trails and bike trails, etc.). 

 Tourism (typically at off-the-farm locations) based on adding value to agricultural products grown in 
the region, including destinations such as local culinary operations, wineries, etc. 

 

3.5 An Example of Tourism Potential on the Subject Lands 
 
Given the proximity of the Subject Lands to the urban GTA and their adjacency to a national park, there is 
significant tourism potential.  In 2014, the total number of tourists (same day and overnight) who visited the 
York, Durham and Headwaters Region primarily for pleasure (e.g., culture, recreation, etc.) spent an 
estimated $306.5 million in the Region.32 This spending was by 2.3 million person-visits. This level of 
spending can occur on the Subject Lands when the agricultural and agri-tourism potential is fully developed.   
 
Assuming the Lands do attract 700,230 visits per annum, which is 30% of the visits to the RTO6 Region in 
2014, the annual expenditure in the area can be in the range of $85 million per year (based on our 
methodology), before considering overnight accommodation.    
 

Table 3.1 Potential Annual Tourism Expenditures on the Subject Lands 
 

Item High Scenario Medium Scenario Low Scenario 
 % of Visitors to York, Durham and 
Headwaters Region Primarily for Pleasure 50% 30% 20% 

Visits 1,167,050 700,230 466,820 
  $ million $ million $ million 

Transport (Total) $30.9  $18.6  $12.4  
Vehicle Operation $22.8  $13.7  $9.1  

Accommodation $11.2  $6.7  $4.5  
Food & Beverage (Total) $62.1  $37.3  $24.9  

Food & Beverage at Stores $21.4  $12.8  $8.6  
Food & Beverage at Restaurants/Bars $40.7  $24.4  $16.3  

Recreation/Entertainment (Total) $33.7  $20.2  $13.5  
Recreation $16.8  $10.1  $6.7  
Culture $16.8  $10.1  $6.7  

Retail/Other (Total) $15.3  $9.2  $6.1  

Total Exclusive of Accommodation
*
 $142.1  $85.2  $56.8  

Source: This analysis is based on Statistics Canada microdata which contain anonymized data collected in the Travel Survey of 
Residents of Canada and the International Travel Survey. All computations on these microdata were prepared by the Ontario 
Ministry of Tourism, Culture and Sport; responsibility for the use and interpretation of these data is entirely that of the authors. 
*
Note: The totals above do not include all expenditures listed. The totals include only the most likely expenditure components made 

by visitors. The list includes Vehicle Operation, Total Food and Beverage, Recreation and Entertainment and Other Retail only. 

 
This level of annual spending on the Subject Lands generates additional economic activity in the region and 
province, as will be shown in section 6.4 of this report.  The Medium Scenario is considered the most 
probable; even so, it is modest by any standard in light of the fact that Whittamore Farm, close to the Lands 
in North Pickering, was already attracting over 300,000 visits annually in 2015 and 2016. The Whittamore 
farm is a single venue (pick-your-own) that offers very limited other activities. A higher inflow of tourists into 
the region can result in more spending and local economic activity, with the High Scenario column in Table 
3.1 providing an illustration of annual visitor spending of well over $100 million per annum. In other words, 
the tourism potential is here and needs only to be developed.  

                                                
32

 Source: Ontario Ministry of Tourism, Culture and Sport (see also the Source to Table 3.1).   
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4.0 A Vision for the Subject Lands  
 

4.1 Economic Analysis Guided By a Vision for the Subject Lands 
 
North Pickering has always been found particularly attractive as a place to live, work and visit.  Pioneers 
were drawn to the area’s pristine waters, lush farmlands and forests, and picturesque countryside. The 
fundamental assets and attractions of north Pickering could again be utilized, leveraged and enjoyed under a 
new vision of maximizing agricultural and rural economic activities that would open up for new farms, food 
production hubs, destination tourism nodes, agri-tourism tours, innovative research and farming incubators, 
carbon sequestration programs and other businesses.  
 
We imagine a vision that establishes the broad outlines of a strategy and is robust enough to accommodate 
future uncertainty and change.  The overarching strategic objective of our client is to “restore permanent 
agriculture to the remaining Federal Lands in Durham Region while also ensuring the preservation of the 
area’s existing watersheds and natural habitat”. 
 
A key objective of this study is to develop a “a practical, viable, economic vision for the local rural community 
if the farmland were permanently used for agriculture and, on “brownfield” sites, for businesses related to 
agriculture, and if the land were utilized to its maximum, most-diversified agricultural economic capability 
while ensuring the preservation of existing watersheds and natural habitat”. 
 
There is a need for an integrated and evidence-based economic vision that optimizes the unique agricultural 
and other rural economic growth opportunities on the remaining Lands. The Subject Lands have many very 
positive attributes, of which only some are listed: 
 

 they are part of Canada’s base of most productive soil; 
 they receive sufficient rainfall for growing crops; 
 they are located in the temperate growing climate of the sheltered south slope of the Oak Ridges 

Moraine; 
 they are situated near highly developed and integrated transportation infrastructure;  
 close proximity to most of Ontario’s population, and  
 they are close to large urban markets wanting fresh vegetables, fruits and other food products.  

 
We have focused on developing a vision and determining the associated economic impacts of keeping the 
Subject Lands in permanent agriculture and inducing associated agri-tourism using 30-year renewable lease 
agreements.  An estimated 6,700 acres would be used for producing food, feed and fibre. 
 
A vision for the Lands can be shaped by: 

 The operating environment affecting users of the Lands, such as economic incentives and regulations 
affecting land use; 

 Positive attributes of the Lands and locational advantages which can be leveraged; 
 Possible scenarios for alternative future agricultural and agri-tourism uses of the Lands; 
 Goals and direction articulated by various stakeholders aligned with government objectives, policies 

and future visions for the local economy and the environment; and 
 Clusters that are rooted in the knowledge economy and in the development of environmentally 

friendly research and innovation centres. 
 
A practical and viable vision is necessary since we are required to quantify the vision to enable us to estimate 
the economic impacts associated with achieving the vision.  A vision should be: (1) feasible, (2) inspirational, 
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(3) challenging, (4) clear and concise, (5) future oriented and offering a longer-term perspective, (6) action 
orientated; and (7) in alignment with overarching societal and public policy objectives. 
 
Our vision for the remaining federal lands is guided by the above attributes as well as the following 
considerations for the vision: 
 

 meets the over-arching objective of the study with regard to the use of the federal Lands; 
 preserves the lands in a sustainable manner for use by future generations; 
 can be achieved within a generation;   
 takes into account the history of the area, its natural habitat, its cultural heritage and its 

environmental contributions; 
 focuses on the best and highest value use of the lands remaining in agriculture; 
 considers the natural advantages of soil, water resources, and climate of the Subject Lands; 
 takes into account agriculture and associated agri-tourism; 
 recognizes the Lands’ relationship to bordering land uses; 
 leverages the unique advantage of proximity to supply goods and services to the GTA; and 
 focuses on attainable success. 

 
A vision typically has an associated short and concise vision statement, or tag line.  Some possibilities 
include:  
 

 “Pickering Farms and Nature Feeding the City” 

 “Pickering Farms Feeding and Recharging the GTA 

 “Pickering – Source of Food, Nature, Culture and Recreation for the GTA” 

 “Pickering Agriculture – Source of Food Security and Recreation for the GTA” 

 “Bringing Pickering’s Cultural, Natural and Farming Heritage to the GTA” 

 “North Pickering’s Path to Prosperity” 

 

4.2 Structural Elements Supporting the Vision 
 
The objectives of this study require us to specify the type of agricultural production expected within a 
generation (in 2017 dollars) and to indicate structural elements such as: 
 

 number of acres in various crops (for food, feed, and ornamental); 
 the number of various livestock and poultry animal units that will be viable on the Subject Lands; 
 the number of separate farm business operations (and associated size of operation); 
 the method by which output is sold to downstream buyers; 
 the extent of value added goods and services that are provided within the area, either by farmers or 

by businesses that add value to the output of the Subject Lands; 
 the number of tourists and visitors that can be attracted to visit the area and spend money on food, 

events, activities and products; 
 the number of jobs and services that research centres, businesses, entrepreneurs, and incubators 

can locate in the region; 
 the number of new investments that can be persuaded to take root and locate in the area to service 

the new economic nodes and activities under the new vision; 
 the infrastructural investments required to repair, rehabilitate the social and physical infrastructure 

and any new infrastructure needed to sustain the new vision. 
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These structural elements are necessary to develop a level of annual income and type of expenditure 
associated with the output from the Subject Lands, as well as to determine the capital expenditures on 
necessary buildings and equipment and other supporting infrastructure on the Subject Lands area. 
 

4.3 A Vision of Agricultural Production on the Subject Lands 
 
With the Subject Lands in permanent agriculture, 
agricultural production on these Lands can become 
much more diverse with acreage devoted to more 
than just corn, soybeans and wheat.  Considerable 
acreage can be devoted to fresh market vegetable 
production, to tree fruits (mainly apples) and to 
berries.  Animal agriculture can return to these 
Lands with 30-year renewable leases.  Table 4.1 
offers a potential production profile of the Lands, 
where total annual output is estimated to be $24.9 
million. This annual output is prior to the annual 
expenditures associated with agri-tourism. 
 
Table 4.1 A Potential Production Profile of the Subject Lands 
 

Activity Acreage Revenues/Acre Gross Output 

 
acres $/acre $1,000  

Fresh market vegetables 1,400 $6,000 $8,400 
Sweet corn 700 $1,500 $1,050 
Organic vegetables 50 $25,000 $1,250 
Apple Orchards 700 $8,000 $5,600 
Strawberries 150 $15,000 $2,250 
Raspberries 50 $10,000 $500 
Beef Cattle 500 $500 $250 
Hay 100 $350 $35 
Dairy 350 $3,600 $1,260 
Sheep 100 $2,040 $204 
Layers (eggs) 60 $21,600 $1,296 
Chicken (broilers) 40 $34,875 $1,395 
Riding Stable33 100 

 
  

Corn 800 $815 $652 
Soybeans 800 $561 $449 
Wheat 800 $438 $350 

Total 6,700 $3,514 $24,941 

 
As suggested in Table 4.1, fruits and vegetables can account for over 70% of the output.  Vegetable 
production includes world foods (such as Okra) among the various vegetable crops consumed by GTA 
residents from a variety of ethnic backgrounds.34  This diversity of agricultural output is in stark contrast to 
the current agricultural output on the Subject Lands. 
 

                                                
33

 The revenue/output columns beside Riding Stable are blank because stables have no agricultural production. 
34

 Other horticultural crops, such as cut flowers and other ornamentals, can substitute for the vegetable acreage.  
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With this more diverse and higher value production, output is calculated to be over $3,500 per acre (see last 
row in Table 4.1), a significant improvement over the current output of $563/acre (see Table 2.4).  Our vision 
for agriculture on the Subject Lands has output per acre increasing by a multiple of 6.2 (compared to today’s 
output). 
 
Various types of animal agriculture can return to the Subject Lands, ranging from sheep and goats to poultry, 
and to beef cattle and dairy operations. It is important to note that there is a limit to the number of animals 
that can be raised on the Subject Lands, with nutrient management guidelines being one constraint.  
Nutrient management guidelines were introduced well after expropriation occurred and indicate for 
sustainable environmental purposes the number of acres required by livestock type, which is condensed into 
the number of animals per nutrient unit (NU), where a nutrient unit is equivalent to an acre of farmland.  For 
example, 0.7 dairy cows is equivalent to one NU, as are 300 broilers, as reported in the first column of Table 
4.2. 
 
Table 4.2 Animal Numbers with Associated Carrying Capacity on 6,700 Acres, and Potential Animal 

Numbers 
 

Livestock type Animals per 
Nutrient 
Unit (NU) 

Maximum Animal 
Numbers with No 

Other Species Using 
6,700 acres 

Animal Numbers 
with Diversity 

Associated NU 
and Acres 

Beef cows 1 6,700 500 500 
Beef backgrounders 3 20,100 1,000 333 
Dairy cows 0.7 4,690 250 357 
Dairy heifers 2 13,400 120 60 
Horse 0.7 4,690 100 143 
Goats - dairy 8 53,600 1,000 125 
Sheep - dairy + feeder lambs 20 134,000 2,000 100 
Sheep - meat 8 53,600 1,000 125 
Swine - feeders 6 40,200 3,000 500 
Swine - sow with litter 3.5 23,450 1,000 286 
Chicken (broilers) 300 2,010,000 100,000 333 
Layers (eggs) 150 1,005,000 50,000 333 
Total 

   
3,196 

Source: 2012 Nutrient Management Tables for Ontario Regulation 267/03 Made under the Nutrient Management Act, 
2002 (OMAFRA)  

 
The second column of Table 4.2, using the assumption that 
6,700 acres can be used by farm operations with animal 
agriculture (to comply with nutrient management 
requirements), indicates the maximum number of animals that 
can be located in the Subject Lands area, assuming no other 
livestock species are on the lands.  In such a case, there could 
be 6,700 beef cows, or 4,690 dairy cows, or 53,600 dairy goats, 
or 1,005,000 egg layers. 
 
The third column offers a hypothetical view of the potential 
number of animals (by livestock type) and associated diversity 
on the Subject Lands, with the last column showing the 
associated number of acres required.  The total of 3,196 NU 

https://www.instagram.com/p/BHSrylKhLGc/?taken-by=landoverlandings
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(and acres) indicates that the animal population could be even larger than suggested in the third column in 
Table 4.2.  This suggests that a vision for the Subject Lands should not be limited by nutrient management 
requirements, and that the animal population would be larger than what was in place 45 years ago, if this is 
the best use of these agricultural lands given the attributes of the Subject Lands. 
 
The diversity of agricultural production, with necessary investments, is a prerequisite for the agri-tourism 
potential associated with the Subject Lands.  While the economic output of crop production is directly tied to 
the number of acres (the stock of land), the agri-tourism potential is not subject to this constraint since 
tourism output is based on the flow of visitors onto the Subject Lands. 
 

4.4  A Vision of Research, Innovation, and Farming Incubation Centres 
 
The Research and Innovation Centre would have a focus on issues such as agriculture’s adaptation to climate 
change and research on production practices and carbon sequestration.  This Research and Development 
Centre could be affiliated with an academic institution such as the University of Guelph; with the knowledge 
generated having application across many parts of Canada and the globe. One focus of the Centre could be 
on best management practices for carbon sequestration associated with fruit and vegetable production. The 
Research and Innovation Centre is part of the knowledge economy that is now increasingly becoming a 
cornerstone of a diversified economy. It also supports a land use that is environmentally friendly and 
consistent with established requirements (preferences) of knowledge and research workers for pristine and 
environmentally clean working environments. The latter condition has been singled out as a major attractor 
for the creative class. 
 
Equally relevant is the current dedicated effort of the GTA to attract knowledge based workers and creative 
people. The GTA municipalities have teamed together in Invest Toronto (now Toronto Global) to seek the 
development of knowledge nodes and to transform the area into a major hub for research and 
development.   
 
The Farming Incubation Centre would have a focus on new entrants into farming and on best management 
practices for certain types of agriculture such as organic agriculture. It would offer programs to new entrants 
into farming and would mentor existing and new farmers on best practices and problem solving in 
agriculture. 
 

4.5  A Vision of Agri-Tourism Linked to Agricultural Production on the Subject Lands 
 
Subsequent to the investments in the infrastructure 
necessary to support agricultural output associated with 
our vision, the number of agri-tourism visitors attracted to 
the Subject Lands will be significant.   This volume of visits 
will be a subset of the 700,230 annual visits included in the 
medium scenario illustrated above in Table 3.1.  Examples 
of the annual agri-tourism flow of visitors can include: 
 

 pick-your-own operations (such as strawberries, 
raspberries,  apples) with associated amenities and 
retail operations, and projected to account for 
500,000 family/party visits per year, with 
associated expenditures of $40/visit ($20 million in 
local expenditures); 
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 on-site farm retail shops selling produce grown in the area (fresh vegetables, sweet corn, fruit, etc.) 
with a projected 100,000 visits per year, total spending of $5 million per annum; 

 value added agri-food businesses manufacturing food products (e.g., artisanal cheeses, jams, etc.) 
with on-site sales; 

 local cuisine, which is based primarily on local production, with the potential of 40,000 visits per 
annum ($2 million per annum); 

 horse riding stables with a total of 30 horses, which can result in 10,000 visits per year with $500,000 
in revenues.   

 

4.6 A Vision of Tourism Linked to Natural Capital 
 
In addition to agri-tourism the natural and cultural heritage of the Subject Lands should attract another 
100,000 to 200,000 visits per year, for activities such as walking nature trails, biking through the area, visiting 
historic sites, etc.  With average spending per visit of $100 per visiting family this generates another $20 
million in revenues expended within the region. 
 
The proximity to the urban centres of the GTA would support many repeated visits and a need to diversify 
the purposes. There is an increasing interest in the migration of butterflies and the type of birds that 
frequent the Lands. It is also possible to capitalize on the many artists in the area and the rich history of the 
Subject Lands and nearby communities that stand as major attractors for school visits and for targeting niche 
markets.  
 
Eco-tourism (guided tours through forests and trails, and bird watching) is now a significant attraction for 
tourists. Our vision for the Subject Lands is consistent with the increased demand for the preservation of the 
many eco-services supported by the Lands if kept in permanent agriculture, thus meeting the demands of 
eco-tourists. This being the case the estimated number of visits could easily be surpassed and there is plenty 
of room for the local community to organize events and programs that would leverage this wide range 
potential for market-product matches to maximize benefits.  
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5.0  Scenarios for Land Use and Agricultural Production Output 
 

5.1 Introduction to Scenarios  
 
A number of scenarios are used here to model the agricultural output and the resulting economic impacts 
associated with the 9,600 acres (6,700 in crop production) and the permanency of the tenure structure on 
the Subject Lands.  There are a few reasons for taking this approach.  One is whether the federal 
government will decide to retain some of the Subject Lands (approximately 4,600 acres) as a future airport 
site. The second reason is the length of leases and whether there are termination clauses in the lease 
agreements.  Both of these factors can have an impact on investment decisions and the type and intensity of 
agricultural production on the Subject Lands. As well, they influence the nature and scale of many ancillary 
activities beyond agriculture (agri-tourism, agricultural and climate change research centres) that can be 
established in the area. 
 
Uncertainty over the length of tenure has a significant impact on the type of investment that is made by 
tenants. Uncertainty is typically considered as the nemesis of investment. When a farmer is not certain as 
to whether the lease will be renewed at the end of a given year, then any investment made will likely need 
to be fully recouped in the year.  Similarly, if a tenant farmer has a certain time horizon, such as 10 years, 
then investments will be made that provide for a suitable return on the investment within the 10-year 
period.  Investing in tile drainage, with an average increase in productivity of 25% (and gross output of 
$140/acre) may cover the $1,200/acre investment with a 10-year lease.  Such an investment would not 
occur with 1-year or even 5-year leases, unless renewable rights were very secure. 
 
The capital costs of buildings and of other infrastructural developments are such that a much longer pay-
back period can be expected.  For example, if the amortization schedule on a poultry barn is 30 years, then a 
producer would likely not invest in this type of animal agriculture unless he/she had certain property rights 
on the land for at least the 30-year period.  Apple growers are not interested in establishing an orchard 
unless they have at least a 25 to 30-year planning horizon. 
 
The length of tenure also influences the ability to realize the agri-tourism elements of the vision for the 
Lands.  For example, with 10-year leases that have specific rights of termination by the landlord, the capital 
expenditures required to support agri-tourism will be limited.  Investing in a pick-your-own apple orchard 
will likely not occur since (1) a newly planted apple orchard takes at least 3 years before any production 
occurs and much more than 10 years is required for an adequate payback on the investment and the 
foregone revenues in the non-fruit-bearing years, and (2) the buildings and infrastructure required to 
support a pick-your-own require more than a few years of operation.  As a result, the benefits of agri-
tourism on the Subject Lands cannot be expected to occur until there is certainty over the necessary pay-
back period.   
 

5.2 Our Scenarios for the Subject Lands 
 
We decided to study the following six scenarios:  
 
Scenario # 1 – 30-Year Renewable Leases with no Termination Clause on all of the Subject Lands 
 
Our main scenario is based on the assumption that the federal government decides that an option for a 
future airport is no longer required and plans to have the Subject Lands in permanent agriculture and be 
retained as public lands.  This allows for 30-year renewable leases (with no termination clauses) on all 6,700 
acres of workable farmland. 



27 
 

With the Subject Lands being in permanent agriculture, there are other benefits that arise, such as tourism35, 
carbon sequestration, and the ability to have a Research Innovation Centre as well as a Farming Incubation 
Centre.  This results in some sub-scenarios for our main scenario: 
 

Scenario # 1A – Incremental Impact of Tourism  
This scenario also considers the increased economic activity due to tourism that is additional to the 
agri-tourism on the Lands and is linked to the natural capital of the area that is not in agricultural 
production.  For this scenario we expect 700,230 visits each year to the Subject Lands, with this 
tourism volume based on our Medium Tourism scenario (as reported above in Table 3.1). 
 
Scenario # 1B – Incremental Impact of Carbon Sequestration  
This portion of the main scenario considers the economic impact associated with carbon 
sequestration when the Subject Lands are farmed using 30-year renewable leases and agricultural 
conservation practices. Depending on the eventual price of carbon, this scenario takes into account 
the economic value of the sequestration effort. 
 
Scenario # 1C – Incremental Impact of the Research/Incubation Centres  
The main purpose of the Research/Incubation Centres could be for elaboration of best farming 
practices, carbon sequestration and issues of climate change impacts on agriculture. Farming 
incubation would likely be for organic farming and vegetable operations. In addition to the 
promotion of innovative methods the Incubator would target mentoring programs and showcase a 
few experimental plots.   

 
Scenario # 2 – The Subject Lands Form Part of a Larger “Farmland Cluster” with 30-Year Renewable Leases 
with no Termination Clause on the Subject Lands  
 
Scenario 2 extends the economic impacts of agriculture 
and tourism, where farmers on the Subject Lands have 
30-year, renewable leases and the Lands are part of a 
larger “farmland cluster” in the area, totalling 
approximately 30,000 acres. In addition to the Lands, 
the cluster includes the farmland within the publicly 
owned RNUP, and the privately owned Duffins-Rouge 
Agricultural Preserve and north-east Pickering farmland 
assemblies. This scenario involves two distinct levels of 
agricultural output: scenario 2A assumes that the same 
level of farm output we are projecting for the Subject 
Lands will occur across the entire farmland cluster. 
Scenario 2B assumes that the type and value of 
agricultural output on the farmland outside of the 
Subject Lands will not vary significantly from current 
output. An adjusted Tourism Scenario is also developed 
for this case. 
 
 
 

                                                
35

 The incremental impact of agri-tourism is provided for each of these scenarios; this allows the reader to distinguish 
between the incremental impact due to agriculture and that associated with tourism. 

https://www.instagram.com/p/BVcu-JXDa63/?taken-by=landoverlandings
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Scenario # 3 – 20-Year Leases with no Termination Clause on Half the Subject Lands and 30-Year 
Renewable Leases with no Termination Clause on the Remaining Half of the Lands 
 
This scenario reflects the possible situation where Transport Canada intends to preserve development rights 
for an airport on 50% of the Subject Lands and does not require the other 50% (of the area). This third 
scenario has 20-year leases on half of the Subject Lands and 30-year renewable leases on the other half.  The 
acreage associated with an airport and runways is known in this scenario, which enables individual lease 
holders to make appropriate investment decisions, based on either 20-year or 30-year leases.  Leases longer 
than 20 years provide acceptable payback periods for a number of investments that can increase the 
agricultural output of the region, such as apple orchards and housing for animal agriculture. The additional 
feature of this scenario is that the 30-year leases are renewable, which can facilitate investments that 
require at least a 30-year pay-back, such as is the case with certain types of farm buildings and investments 
in orchards. 
 
Scenario # 4 – 10-Year Leases with no Termination Clause on all of the Subject Lands 
 
The fourth scenario provides farmers with specific property rights over a 10-year period; namely certainty of 
a 10-year planning horizon.  This allows for investments to be made that provide an acceptable return within 
a 10-year time frame, and can include tile drainage on certain fields, cleaning up some old fence rows, 
expanding the average field size and reducing the amount of lower yield headlands.36   
 
Scenario # 5 – 10-Year Leases with a Termination Clause on all of the Subject Lands 
 
The scenario models the 10-year lease provision that will be used by Transport Canada, starting in 2018, and 
which replaces the 1-year lease program that has been in place for the past four decades. These 10-year 
leases have termination clauses, which affect the degree of certainty that farmers will have on their rights to 
farm the land over the 10-year period.  In relation to the current level of agricultural output on the Subject 
Lands, the output with 10-year leases (with termination rights) will be influenced by tenants and their 
aversion to risk, including the risk that the termination right might be exercised by the landlord. 
 
Relative to the past with 1-year leases and mostly cash crop production, we assume that the longer leases, 
despite the risk of termination, will encourage some farmers to invest in the higher value vegetable crops, 
and a few acres in strawberries to support pick-your-own operations.   
 
Scenario # 6 – Economic Impact of Permanent Loss of Agricultural Use and Natural Habitat with an Airport 
and Associated Development on the Subject Lands 
 
In scenario # 6 we estimate the economic impact if the Subject Lands are no longer in agriculture and the 
destruction of natural habitat when the area is used for an airport and associated development. 

 
  

                                                
36

 Headlands are at each end of the field and typically have lower yields due to higher compaction arising from 
equipment needing to use these headlands for turning and from trucks, supplier equipment and grain buggies using the 
headlands to supply inputs and receive the harvested crop. 
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5.3 Annual Value of Agricultural Output Using Our Scenarios for the Subject Lands 
 
Scenario # 1 – 30-Year Renewable Leases with no Termination Clause on all of the Subject Lands 
 
With the Subject Lands being in permanent agriculture, the annual agricultural output of $25 million is 
shown in Table 5.1 based on the 6,700 acres of available cropland on the Subject Lands37.   
 
Table 5.1 Projected Annual Agricultural Product Output on the Lands – Scenario # 1 
 

Activity Acreage Revenues/Acre Gross Output 

 
acres $/acre $1,000  

Fresh market vegetables 1,400 $6,000 $8,400 
Sweet corn 700 $1,500 $1,050 
Organic vegetables 50 $25,000 $1,250 
Apple Orchards 700 $8,000 $5,600 
Strawberries 150 $15,000 $2,250 
Raspberries 50 $10,000 $500 
Beef Cattle 500 $500 $250 
Hay 100 $350 $35 
Dairy 350 $3,600 $1,260 
Sheep 100 $2,040 $204 
Eggs 60 $21,600 $1,296 
Chicken 40 $34,875 $1,395 
Riding Stable 100 

 
  

Corn 800 $815 $652 
Soybeans 800 $561 $449 
Wheat 800 $438 $350 

Total 6,700 $3,514 $24,941 

 
This first column shows the acreage by type of agricultural production, with the last column providing the 
gross annual output that would materialize associated with specific expected production.  For example, the 
1,400 acres in fresh vegetables38 (see the first row in Table 5.1) provides annual sales of $8.4 million.  This 
aggregate value is based on the average acre of vegetables returning $6,000 per acre39. Our vision has sweet 
corn production of 700 acres for local fresh market consumption, as well as organic vegetable production, 
700 acres of apple orchards and 200 acres of strawberries and raspberries.  These fruits and vegetables can 
either be sold to buyers outside of the region, or they can be purchased by visitors to the Lands through 
pick-your-own operations and/or on-farm retail operations.  Fruit and vegetable production accounts for $19 
million, which is 76% of total gross output. Incubation farms are included within this fruit and vegetable 
output. 
 
Our vision also includes a return of animal agriculture to the Subject Lands with beef cattle (cows, calves and 
yearlings/backgrounders and grass fed beef) on 500 acres, 350 acres utilized by dairy operations with 200 

                                                
37

 The associated economic impact for this scenario is provided in Chapter 6.0, and is reported in Table 6.1.  There is 
also an initial level of economic activity based on expenditures on capital and infrastructure to sustain the production 
annually of the vector of output identified in Table 6.1. These aggregate expenditures and the associated impacts are 
provided in Chapter 6.0. 
38

 These vegetables can be fresh market and storable (root) products. 
39

 Crops such as Brussel sprouts and cabbage can generate more than $6,000 per acre, and others, such as beets and 
squash, can generate less. 
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milking cows, 100 acres in sheep production, and 3 egg laying operations and 2 chicken operations40.  A 
riding stable is also part of our vision for these Lands, being a component of our expected development of 
agri-tourism. 
 
This scenario also has 2,400 acres in cash crops such as corn, soybeans and wheat.  This acreage is required 
for necessary rotation with the 2,100 acres of vegetable crops. 
 
Our choice of crops and agricultural production on the Subject Lands is based on a number of factors, which 
include: 
 

1. maximizing the annual economic output of the Subject Lands without degrading the natural capital 
and the soils; 

2. location within the GTA and the leveraging of tourism with nearby residents wanting to go to the 
country to experience agriculture through pick-your-own operations, on-farm sales, and the 
aesthetics of the country side; 

3. utilization of crop rotation as a best management practice for disease control, and 
maintaining/building soil productivity; 

4. providing diversity of agricultural production on the Subject Lands; 

5. a consideration that markets do not become saturated, which could occur when, for example, 30% 
of the Lands are in pick-your-own strawberry production; 

 

Not included in this vision are a few types of agricultural production such as greenhouse vegetable 
production since there are existing clusters in other regions of the province (e.g., Leamington) that will have 
a competitive advantage over such production on the Subject Lands. 
 
In this scenario, the maximum amount of investment that occurs in agri-tourism activities is expected to be 
made by certain lease holders.  
 
Scenario # 2 – The Subject Lands Form Part of a Larger “Farmland Cluster” with 30-Year Renewable Leases 
with no Termination Clause on the Subject Lands  
 
With 30,000 acres of surface area for the larger farmland cluster41, and the Subject Lands having 9,600 acres 
of surface area, the gross output is estimated to be 3.125 times as large as in Table 5.1, or $77.8 million per 
annum.  This is our scenario 2A. The level of tourism with this scenario is our High Tourism scenario of 
1,167,000 visits per year to the larger region associated with this scenario. 
 
For scenario 2B, where agricultural output on the land area that excludes the Subject Lands does not change 
from current output, we use the Durham region average output per acre of $1,099 (using all farmland), as 
reported by the 2016 Agriculture Census.  Using the same ratio as above (3.125) indicates that the farmed 
area outside of the Subject Lands is 14,237 acres42.  This results in a value of $15.6 million on these acres, 
which when added to the output on the Subject Lands of $24.9 million (Table 5.1) gives a gross output of 
$40.5 million. Tourism in scenario 2B is similar to that in scenario 1 at 700,230 annual visits. 

                                                
40

 Revenues per acre are estimated for livestock based on estimated livestock products sold based on animal numbers 
and then divided by the acreage assigned to these operations. 
41

 This overall land area was provided to us by Land Over Landings Inc. 
42

 This acreage is derived by multiplying 6,700 acres of Subject Lands by 3.125 and then deducting out the 6,700 acres 
(or multiplying 6,700 by 2.125). 
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Scenario # 3 – 20-Year Leases with no Termination Clause on Half the Subject Lands and 30-Year 
Renewable Leases with no Termination Clause on the Remaining Half of the Lands 
 
Annual gross output decreases in this scenario – from $24.9 million to $21.1 million, as shown in Table 5.2.   
With minimum 20-year leases, acreage devoted to vegetable production is comparable to the acreage level 
in scenario # 1, with annual gross output of $10.7 million, 50% of total output. Fruit and vegetable 
production together represent 70% of total annual agricultural output on the Lands in this scenario. 
 
Table 5.2 Projected Annual Agricultural Product Output on the Lands – Scenario # 3 
 

Item Acreage Revenues/Acre Gross Output 

Activity acres $/acre $1,000  

Fresh market vegetables 1,400 $6,000 $8,400 
Sweet corn 700 $1,500 $1,050 
Organic vegetables 50 $25,000 $1,250 
Apple Orchards 350 $8,000 $2,800 
Strawberries 75 $15,000 $1,125 
Raspberries 25 $10,000 $250 
Beef Cattle 250 $500 $125 
Hay 50 $350 $18 
Dairy 175 $7,200 $1,260 
Sheep 50 $2,040 $102 
Eggs 30 $43,200 $1,296 
Chicken 20 $69,750 $1,395 
Riding Stable 100 

 
  

Corn 1,142 $815 $930 
Soybeans 1,142 $561 $640 
Wheat 1,142 $438 $500 

Total 6,700 $2,946 $21,141 

 
 
The shortened planning time horizon on 50% of the Lands limits the amount of longer term investment.  Our 
scenario assumes that the investments in orchards, strawberry and raspberry operations are 50% less than 
in scenario 1.  This reduction also applies to livestock and poultry operations with 50% fewer investments in 
this type of farming.  With longer-term investments reduced, the associated acreage (as used in scenario # 1) 
is placed into cash crop production such as corn, soybeans and wheat.  This acreage increases by just over 
1,000 acres in total. 
 
In this scenario, additional investments in agri-tourism would occur, based on a portion of the Subject Lands 
having 30-year leases. The level of tourism is associated with the configuration of land use and contract 
modalities.  We anticipate annual volume of 466,800 visits in the scenario using the Low Tourism scenario (in 
Table 3.1). 
 
Scenario # 4 – 10-Year Leases with no Termination Clause on all of the Subject Lands 
 
In scenario # 4, vegetable production and associated output of $10.7 million remains, there is limited 
livestock and poultry production due to the reduced number of planning years for any investment, and there 
is an associated lack of certainty.  This is reflected in no investment in apple production, with beef 
production and sheep farming (with lamb crops) limited to only 60 acres (using existing barns that require 
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minimal upgrades), as shown in Table 5.3.  The next best use of the acreage not used for these longer term 
investments is cash crop production, which increases to 4,341 acres, accounting for 65% of the cropland 
base in the Lands.  At the same time, fruit and vegetable production generates 82% of the annual output on 
fewer acres. 
 
Table 5.3 Projected Annual Agricultural Product Output on the Lands – Scenario # 4 
 

Item Acreage Revenues/Acre Gross Output 

Activity acres $/acre $1,000  

Fresh market vegetables 1,400 $6,000 $8,400 
Sweet corn 700 $1,500 $1,050 
Organic vegetables 50 $25,000 $1,250 
Apple Orchards 0 

 
$0 

Strawberries 75 $15,000 $1,125 
Raspberries 25 $10,000 $250 
Beef Cattle 50 $500 $25 
Hay 50 $350 $18 
Dairy 0 

 
  

Sheep 10 $2,040 $20 
Eggs 0 

 
  

Chicken 0 
 

  
Riding Stable 0 

 
  

Corn 1,447 $815 $1,179 
Soybeans 1,447 $561 $812 
Wheat 1,447 $438 $634 

Total 6,700 $1,994 $14,762 

 
With the rights associated with these 10-year leases, some agri-tourism can occur; for instance, pick-your-
own operations for small fruits such as strawberries.  A 10-year lease, with no fear of termination during the 
lease period, can allow for investments in other destination-type activities. With the ability to invest in some 
agri-tourism operations such as vegetable stands and pick-your-own strawberry operations, we estimate 
that up to 150,000 visits will be made to the Lands in this scenario.   
 
Scenario # 5 – 10-Year Leases with a Termination Clause on all of the Subject Lands 
 
As in scenario # 4, investments are not expected to occur in apple orchards, additional berry production, and 
any animal agriculture aside from some beef production that utilizes existing barn assets for shelter.  Some 
investment is expected to occur in tiling a portion of the land base and some other general land 
improvements.  The bulk of the acreage will remain in corn, soybean, and wheat production with its 5,781 
acres accounting for 86% of all acreage, and just over 50% of the value of farm output (Table 5.4 on the 
following page). 
 
In this scenario there is minimal incremental investment in agri-tourism, with limited possibilities in pick-
your-own operations for vegetables and some berries with a short establishment period.  Notwithstanding 
the nature of the leases, and associated risks, certain entrepreneurs are expected to see the business 
opportunity and invest in some agri-tourism (e.g., some pick-your own strawberries, on farm retail sales of 
fruit and vegetables) and we project an annual flow of 50,000 visits.  
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Table 5.4 Projected Annual Agricultural Product Output on the Lands – Scenario # 5 
 

Item Acreage Revenues/Acre Gross Output 

Activity acres $/acre $1,000  

Fresh market vegetables 300 $6,000 $1,800 
Sweet corn 500 $1,500 $750 
Organic vegetables 10 $25,000 $250 
Apple Orchards 0 

 
$0 

Strawberries 10 $15,000 $150 
Raspberries 0 $10,000 $0 
Beef Cattle 50 $500 $25 
Hay 50 $350 $18 
Dairy 0 

 
  

Sheep 0 
 

  
Eggs 0 

 
  

Chicken 0 
 

  
Riding Stable 0 

 
  

Corn 1,927 $815 $1,570 
Soybeans 1,927 $561 $1,081 
Wheat 1,927 $438 $844 

Total 6,700 $968 $6,487 

 
 
Scenario # 6 – Economic Impact of Permanent Loss of Agricultural Use and Natural Habitat with an Airport 
and Associated Development on the Subject Lands 
There is no agricultural output or tourism on the Subject Lands with this scenario. 
 
 
To assist the reader, Table 5.5 provides a short identifying descriptor for each of the above scenarios.  These 
descriptors will be used in subsequent Chapters when referring to a scenario. 
 

Table 5.5 Identifying Descriptors for the Scenarios 
 

Descriptor Scenario 

S1 - 30R Scenario # 1 – 30-Year Renewable Leases with no Termination Clause on all of the Subject Lands 

S1 - 30R + T Scenario # 1A – Incremental Impact of Tourism  

S1 - 30R + C Scenario # 1B – Incremental Impact of Carbon Sequestration  

S1 - 30R + I Scenario # 1C – Incremental Impact of the Research/Incubation Centres 

  Scenario # 2 – The Subject Lands Form Part of a Larger “Farmland Cluster” with 30-Year Renewable 
Leases  

S2 - Cl A Scenario # 2A – Higher Output on Other Farmland  

S2 - Cl B Scenario # 2B – Current Output Maintained on Other Farmland 

S3 - 30R + 20NT Scenario # 3 – 20-Year Leases with no Termination Clause on Half the Lands and 30-Year 
Renewable Leases with no Termination Clause on the Remaining Half of the Subject Lands 

S4 - 10NT Scenario # 4 – 10-Year Leases with no Termination Clause on all of the Subject Lands 

S5 - 10T Scenario # 5 – 10-Year Leases with a Termination Clause on all of the Subject Lands 

 Scenario # 6 – Economic Impact of Permanent Loss of Agricultural Use and Natural Habitat with an 
Airport and Associated Development on the Subject Lands 
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6.0 Economic Impacts of Scenario # 1 – 30-Year Renewable Leases  
 

6.1 A Focus on Scenario # 1 with 30-Year Renewable Leases 
 
In this chapter, we present the estimated economic impact associated with scenario # 1 (as outlined in the 
preceding Chapter) that reflects the vision of the Subject Lands being in permanent agriculture. The 
economic contributions due to agriculture and to tourism are quantified.  This Chapter is devoted to scenario 
# 1 since it reflects our vision of what could occur on the Subject Lands if they could be farmed with 30-year 
renewable leases. 
 

6.2 About Impact Analysis 
 
The approach used in this analysis is based on a hybrid integration of (i) input-output analysis; (ii) location 
theory; and, (iii) relevant segments of typical macroeconomic models.  The analysis uses standard economic 
impact methodology and concepts.  
 
The impact model used, however, is a special and proprietary application of a regional impact model (RIM: 
Canada) developed by Econometric Research Limited (ERL). It is a special model in that it captures the 
economic impact of different activities at the local level and the provincial level. The local impacts are a 
special feature of the ERL model that few other systems can duplicate. The model has been applied to the 
study of the economic impact of several food processing and agricultural activities in Canada and abroad. 
 
The economic impact is summarized through measures, for the York-Durham Region and for Ontario, such as 
(1) overall economic activity (Gross Provincial Product or Turn-Over) in the province, (2) employment, (3) 
expenditures on wages and salaries, (4) provincial GDP (comparable to value added), (5) taxes received by 
each level of government, and (6) imports of goods and services.  Annex 3 provides detailed tables of the 
associated economic impact. 
 
A dollar spent on agricultural production within the Lands circulates and re-circulates within the economy, 
multiplying the effect of the original expenditures on overall economic activity. This process is referred to as 
the economic multiplier effect and it operates at several levels: 
 

 The initial expenditures on equipment, materials, labour, and other inputs, which are generally 
referred to as the direct costs of operation - the initial (direct) effects; 

 Subsequent purchases by suppliers of materials and services to sustain the original and 
derivative expenditures - the indirect effects; and 

 The induced effects that emerge when households and workers in the sectors stimulated by 
initial and indirect expenditures spend their additional incomes on consumer goods and services. 

 
The output and employment impacts were allocated over the standard 33 sectors of Statistics Canada's 
Input-Output model for the Ontario economy. 
 
Several economic activities and functions define the relationship of the Subject Lands to the economic and 
social systems of the region. These include agriculture, tourism, carbon sequestration and 
Research/Incubation Centres. We begin with the presentation of the economic impacts of agriculture to 
both the province and the local region, followed by the tourism impacts, the Research/Incubation Centres’ 
impacts and the economic contributions of carbon sequestration services. 
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6.3  Economic Impact Associated with Farming on the Subject Lands 
 
The current level of overall economic activity of $7.0 million (See Figure 2.3) per annum due to agriculture 
on the Subject Lands increases in scenario #1 by many multiples, to $48.0 million across the province and to 
$33.3 million within the York-Durham Region.  
 
Table 6.1 summarizes43 the economic impact results associated with the study’s primary objective, as 
encompassed in scenario #1 (labelled as S1-30R in Table 5.5). The economic impact associated with only 
agricultural production is provided in the first and second column of Table 6.1, where the first column 
applies to economic impact within the York-Durham Region and the second column to economic impact 
across the province of Ontario.   
 
Table 6.1 Annual Economic Impacts of the Lands in Permanent Agriculture – S1 - 30R 
 

 

Source: Econometrics Research Limited and JRG Consulting Group 
 
The volume of agricultural output on these 6,700 acres of $25.1 million generates total economic activity 
within the region of $33.3 million (first column) and up to $48.0 million across the province.  The level of 
economic activity for the province is significantly higher than within the region due to the larger indirect and 
induced economic activity and to the larger share of inputs supplied from within the province as compared 
to being supplied within the region.   
 
The output multiplier of 1.92 (for the Ontario-wide impact) indicates that every dollar of agricultural output 
on the Subject Lands (total of $25.1 million) generates a multiple of 1.92 of overall economic activity, which 
is the $48.0 million in total output (i.e., overall economic activity). 
 
This level of economic activity requires 450 FTE jobs within the region and 612 across the province.  The 
associated wages and salaries are $20.6 million across Ontario ($14.5 million in the region).  Wages and 
salaries are an important component of value added (or provincial GDP), with GDP at $20.5 million in the 
region and $29.6 across the province.  Provincial GDP (also a measure of value added) represents net output 
generated by the initial agricultural expenditure. It is typically the sum of wages, rent, interest, depreciation, 
and profits.  

                                                
43

 In the following Table 6.1 and Figure 6.1 only the total of the direct, indirect and induced effects is reported.  The 
values associated with each of these effects are provided in Annex 3.0. 

Item Units

Agri - 

Regional 

impact

Agri - 

Ontario 

Impact

Tourism - 

Regional 

Impact

Tourism - 

Ontario 

Impact

Agriculture 

& Tourism - 

Regional

Agriculture 

& Tourism - 

Ontario

Output $ million $25.1 $25.1 $78.4 $78.4 $103.5 $103.5

Economic Activity (Total Output) $ million $33.3 $48.0 $97.1 $173.3 $130.4 $221.2

Multiplier 1.33 1.92 1.24 2.21 1.26 1.26

Employment FTE 450 612 1,009 1,440 1,459 2,052

Wages and Salary $ million $14.5 $20.6 $32.3 $48.4 $46.8 $69.0

Valued Added (Provincial GDP) $ million $20.5 $29.6 $46.7 $73.5 $67.2 $103.1

Multiplier 0.82 1.18 0.60 0.94 0.65 1.00

Taxes (Total) $ million $8.7 $12.3 $20.0 $31.2 $28.6 $43.5

  Municipal taxes $ million $1.1 $1.6 $2.5 $3.9 $3.6 $5.5

  Provincial taxes $ million $3.5 $4.9 $8.0 $12.5 $11.5 $17.4

  Federal taxes $ million $4.1 $5.8 $9.4 $14.7 $13.5 $20.5

Imports $ million $3.4 $6.9 $11.1 $21.7 $14.5 $28.6
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The GDP multiplier for the province (at 1.18) indicates that for every dollar of farm output, GDP within the 
province increases by another $0.18.  The Ontario-wide GDP multiplier is higher than within the region (at 
0.82) due to the many economic linkages (fewer leakages) that occur at a more aggregate level across the 
province. Tax revenues received by government due to this level of economic activity are $8.7 million within 
the region and $12.3 million across the province. 
 
Figure 6.1 provides a summary view of the economic impact across Ontario associated with the annual 
agricultural output of the Lands when these Lands are in permanent agriculture.  The annual output of just 
over $25 million results in an overall province wide economic activity of $48 million, which results in 612 
jobs, employment earnings of $20.6 million, provincial GDP of $29.6 million, and tax revenues received by all 
levels of government of $12.3 million. 
 
Figure 6.1 Ontario-Wide Economic Impacts – Farm Output (S1-30R)  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
This level of economic activity compares extremely well to the current levels (as shown in Figure 2.3).  As a 
result, with these Lands in permanent agriculture the number of jobs increases from 55 jobs across the 
province to 612 jobs, an eleven-fold increase.  Similarly taxes received by government increases by $10.7 
million (from $1.6 to $12.3 million). 
 

6.4 Economic Impact Associated with Tourism on the Subject Lands  
 
The tourism potential is dependent on having a vibrant agricultural sector on the Subject Lands and provides 
another large contribution to the economy.  A vibrant and diverse agricultural sector is a prerequisite for the 
tourism spending, which is shown in the third and fourth columns in Table 6.1, where the tourism spending 
by visitors within the Lands adds an additional $78.4 million.  As explained in section 3.4, spending on agri-
tourism, such as a pick-your-own operation, is excluded from tourism expenditures in order to avoid any 
double counting of the field value of the crops being purchased by visitors.   
 

S1 – 30R Initial 
Expenditures 
$25.1 million 

Value Added 
(GDP)  

$29.6 million 

Wages & Salaries 
$20.6 million 

Full Time Jobs 
612 

Taxes Collected 
$12.3 million 

Economic Activity 
$48.0 million 
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The Ontario-wide economic impacts associated with tourism on these Lands are summarized in Figure 6.2.  
Spending by visitors to the Lands of $78.4 million (based on 700,230 visits as shown in Table 3.1) generates a 
total of $173.3 million in economic activity, with an associated gross output multiplier of 2.21.  This 
multiplier is larger than the agricultural output multiplier (of 1.92) because of differences in the linkages in 
upstream economic activities.  
 
Figure 6.2 Ontario-Wide Economic Impacts – Tourism  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
This level of economic activity requires 1,440 jobs across the province to sustain this level of output, which 
results in $48.4 million in employment income.  Within the York-Durham Region the number of jobs is just 
over 1,000 (see the third column in Table 6.1 above). 
 
The province wide level of output associated with this vision creates $73.5 million of GDP, (with a GDP 
multiplier of 0.94).  Tourism on the Subject Lands generates more provincial gross output and GDP (value 
added) than the value of farm products shipped out of the region – compare the $73.5 million in GDP 
sustained by tourism expenditures to the $29.6 million associated with agricultural output. Tax receipts are 
$31.2 million with this level of tourism activity on the Lands. 
 
The within-region effects can be compared to the province wide effects by comparing column 3 to column 4 
in Table 6.1. 
 

6.5 Economic Impact Associated with Agriculture Plus Tourism on the Subject Lands 
 
The combined economic impacts of farming on the Subject Lands, and the resulting tourism made possible 
by the farming implied in scenario #1, result in initial expenditures of $103.5 million by the farming 
community on the Lands, and within the York-Durham Region by visitors to the Lands.  As shown in the fifth 
and sixth columns of Table 6.1 the resulting economic activity within the region is $130.4 million (multiplier 
of 1.26) and $221.2 million across Ontario (multiplier of 2.14).  Across the province the resulting contribution 
of this spending on jobs (2,052), wages and salaries ($69.0 million), GDP ($103.1 million) and on tax revenues 
($43.5 million) is also illustrated in Figure 6.3 (on the following page). 
 

S1 – 30R - T Initial 
Expenditures 
$78.4 million 

Value Added 
(GDP)  

$73.5 million 

Wages & Salaries 
$48.4 million 

Full Time Jobs 
1,440 

Taxes Collected 
$31.2 million 

Economic Activity 
$173.3 million 
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Figure 6.3 Ontario-Wide Economic Impact – Agriculture Plus Tourism   
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Scenario #1 transforms the Subject Lands from being an economic desert with few province wide jobs and 
low overall economic activity (of $7.0 million) to a vibrant farming and tourism area with $221.2 million in 
annual economic activity.  When the Subject Lands are farmed with 30-year leases, compared to current 
lease arrangements, the following can occur: 
 

 Economic activity increases more than 30-fold (from $7.0 million to $221.2 million); 
 Employment increases almost 40-fold (from 55 FTE jobs to 2,052 FTE jobs); 
 Provincial GDP increases 28-fold (from $3.7 million to $103.1 million); 
 Taxes collected by all levels of government increase 27-fold (from $1.6 million to $43.5 million). 

 
The measures of economic impact arise from agricultural activities that are compatible with the area’s 
natural capital and the Subject Lands proximity to the large population base of the GTA. 
 

6.6 The Economic Impact of a Research and Innovation Centre and a Farming Incubation 
Centre on the Lands 
 
An element of the vision within scenario # 1 is a Research and Innovation Centre for knowledge based 
agricultural production and a Farming Incubation Centre for growing the sector.  The Innovation Centre 
would be designed to have a focus on key areas requiring research results such as best management 
practices for carbon sequestration and retention in the soil’s organic matter, and best practices and 
management techniques for organic crops, non-traditional world crops and livestock farming.  The Farming 
Incubation Centre would assist entrepreneurs interested in beginning new and different organic farming 
operations.  
 
The combined Research/Incubation Centres have estimated annual expenditures of $7.0 million, with 38% of 
these expenditures on wages and salaries associated with 25 employees.44  The resulting economic impacts 

                                                
44

 The expenditure profile of the combined Centres is based on similar spending patterns at other centres, such as the 
Innovation Centre at McMaster University and the Vinelands Innovation Centre. 

S1 – 30R+T Initial 
Expenditures 

$103.5 million 

Value Added 
(GDP)  

$103.1 million 

Wages & Salaries 
$69.0 million 

Full Time Jobs 
2,051 

Taxes Collected 
$43.5 million 

Economic Activity 
$221.2 million 
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are summarized in Table 6.2, where overall output in the York-Durham Region increases by $9.3 million and 
across Ontario by $16.5 million due to the annual expenditures of the combined Centres.45 
 
Table 6.2 Annual Economic Impacts of the Research/Incubation Centres on the Lands 
 

Item Units 
Regional 
Impact 

Ontario 
Impact 

Expenditures $ million $7.0 $7.0 

Economic Activity (Total Output) $ million $9.3 $16.5 

Multiplier 
 

1.33 2.35 

Employment FTE 43 98 

Wages and Salary $ million $3.5 $6.0 

Valued Added (Provincial GDP) $ million $5.0 $8.6 

Multiplier 
 

0.72 1.22 

Taxes (Total) $ million $2.2 $3.7 

Imports $ million $1.0 $1.9 

Source: Econometrics Research Limited and JRG Consulting Group 
 
Total employment, based on indirect and induced effect is 43 jobs within the region and 98 across the 
province.  The annual expenditures of the centre (of $7.0 million) provide all levels of government with $3.7 
million in tax revenues.   
 
The benefits and associated outputs of the Research and Innovation Centre and the Farming Incubation 
Centre can include (1) more organic farming on the Subject Lands, (2) new entrants into farming supplying 
food into local market channels, (3) best farming practices for enhanced carbon sequestration into the soil, 
(4) attracting knowledge workers into the region and (5) anchoring a new node in the new economy. 
 
The Research and Innovation Centre would require an estimated $10 million to construct and furnish. The 
construction costs will create impacts but these are temporary and are not recurrent. On-going maintenance 
of the Centres is included in the annual expenditures 
 
Based on this capital expenditure, a temporary gross output impact of $23.6 million will be made in Ontario 
of which $13.4 million will be in the York-Durham Region. GDP of Ontario will temporarily increase by $10.8 
million of which $5.7 million will be in York-Durham.  During the construction phase, Ontario employment 
will temporarily increase by 131 person-years, of which 56 person-years will be in York-Durham Region. 
 

6.7 Economic Impact Associated With Spending on Infrastructure  
 
The economic output associated with the Subject Lands in this scenario requires spending on necessary 
infrastructure upgrades (e.g., land tiling, capital spending on apple orchards, some fencing, installation of 
new buildings, upgrading of existing houses and building of new homes, upgrading laneways and some 
roads, etc.).  These expenditures are not recurring; however they do have a one-time impact that should not 
be over-looked.  Our estimate of the associated economic impact based on the need to invest $57.7 million 
is provided in Table 6.3 (on the following page). 
 

                                                
45

 These annual impacts can be added to the economic impact associated with farming and tourism in the area, with no 
fear of any double counting. 
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Table 6.3 Economic Impacts of Infrastructure Rehabilitation on the Lands 
 

Item Units 
Regional 
Impact 

Ontario 
Impact 

Infrastructure Development Expenditures $ million $57.7 $57.7 

Economic Activity (Total Output) $ million $61.5 $136.3 

Multiplier 
 

1.07 2.36 

Employment FTE 621 1,180 

Wages and Salary $ million $24.3 $47.0 

Valued Added (Provincial GDP) $ million $33.0 $62.1 

Multiplier 
 

0.57 1.08 

Taxes (Total) $ million $13.9 $25.8 

Imports $ million $7.6 $18.2 

Source: Econometrics Research Limited and JRG Consulting Group 
 
Within the York-Durham Region, this infrastructure upgrade is estimated to create 621 jobs during the 
upgrade period and 1,180 jobs across the province.  Economic activity throughout the province is boosted by 
$136.3 million and by $61.5 million within the region while the infrastructure rehabilitation occurs. 
 

6.8 Economic Impacts Associated With Carbon Sequestration  
 
Ontario and other Canadian jurisdictions have imposed a price on carbon emissions with the objective of 
reducing their carbon footprints and contributions to climate change. The current price determined by the 
Cap and Trade system is around $20 per metric tonne. The Subject Lands in permanent agriculture can act as 
a carbon sink and sequester carbon to the tune of 0.68 metric tonnes per acre.46 
 
Our analysis results in a total land area of 8,844 acres (excluding roads, etc.) with a total farm area of 7,739 
acres, of which a total of 6,700 acres is cropland. Using the total farm land would result in 5,263 tonnes of 
carbon being sequestered, whereas only 4,556 tonnes would be sequestered if the cropped area is used. At 
$20 dollars per tonne of carbon, the avoided cost is $105,250 when total farm area is used and $91,120 
when the cropped area is used. The higher the carbon price is, the higher the avoided costs, and the greater 
the impacts.  
 
These savings are generated annually. They are treated as income that could be spent on other commodities 
rather than being used for paying for carbon generated.  This extra income is a cost saving to society. The 
resulting impact on the economy is presented in Table 6.4 (on the following page). 
 
Economic activity in Ontario would increase annually by $222,000 and by $160,000 in the region. Wages and 
salaries are increased by $74,000 in Ontario of which $56,000 is in the region. Ontario GDP will annually 
increase by $107,000 and the region’s GDP will annually increase by $81,000. A total of 2 person-years of 
employment will be sustained in Ontario and 1.4 person-years in the region. 
 
 
 
 

                                                
46

 Ontario data. The United Nations Food and Agriculture Organization (FAO) put this number at 0.67 metric tonnes per 
acre.  
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Table 6.4 Economic Impacts Associated with Carbon Sequestration on the Lands 
 

Item Units 
Regional 
Impact 

Ontario 
Impact 

Cost Saving Due to Sequestration $1,000  $105.0 $105.0 
Economic Activity (Total Output) $1,000  $160.0 $222.0 
Multiplier 

 
1.52 2.11 

Employment FTE 1.4 2.0 
Wages and Salary $1,000  $56.0 $74.0 
Valued Added (Provincial GDP) $1,000  $81.0 $107.0 
Multiplier 

 
0.77 1.01 

Taxes (Total) $1,000  $36.0 $47.0 
Imports $1,000  $16.0 $26.0 

Source: Econometrics Research Limited and JRG Consulting Group 
 
 
The Lands were expropriated 45 years ago. If we were to look at the accumulated avoided losses at a 4% 
interest rate, the Lands would have accumulated, in 2016 prices, a total of $12.7 million in cost savings from 
carbon sequestration. Maximum sequestration is allied to best agricultural conservation practices and 
protection of natural capital. 
 

6.9 Overall Economic Impact 
 
The overall economic impact throughout Ontario based on realizing the outcome characterized in our 
scenario # 1 is summarized in Figure 6.3.  The annual values in Figure 6.3 include the contribution made by 
farming, tourism, the Research/Incubation Centres and our valuation of carbon sequestration. 
 
A prime consideration is how to move from what is possible on the Subject Lands to implementing the vision 
associated with scenario # 1.  This is the focus of the next Chapter, after which we provide the economic 
impact associated with the other scenarios. 
 
Figure 6.3 Ontario-Wide Economic Impacts – All Annual Elements (S1-30R) 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

S1 – 30R+T+C Initial 
Expenditures 

$110.6 million 

Value Added 
(GDP)  

$117.1 million 

Wages & Salaries 
$75.1 million 

Full Time Jobs 
2,151 

Taxes Collected 
$47.2 million 

Economic Activity 
$237.9 million 
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7.0 Implementing the Vision  
 

7.1 Introduction  
 
The vision and associated economic benefits that flow from achieving it do not automatically materialize.  A 
period of time is required, that could extend to a generation, to allow for the investments to bear their 
fruits, for the transformation of how the Subject Lands are farmed to be effected and for the new activities 
that could occur on these Lands to take shape. 
 
An implementation strategy is required to achieve the potential benefits of an alternative use of the Subject 
Lands.  The envisioned economic and aesthetic benefits would arise based on a logic that begins with 
farming practices and output that varies from what exists today – from a corn, soybean, and wheat cash crop 
economy to one that is diversified, has market gardens, is part of the local food economy, and supplies 
ready-to-eat foods (e.g., apples, vegetables) as well as locally prepared foods (e.g., jams, pies) for residents 
of the GTA. With such changes in land use patterns on the Subject Lands, the resource base and 
infrastructure once in place would attract visitors into the area to participate in on-farm activities (e.g., pick-
your-own), enjoy nature and the country landscapes, and engage in other activities on the Lands from horse-
back riding to exploring trails and enjoying rural cuisine and special events.  
 

7.2 Land Tenure and the Public’s Custodianship of the Subject Lands 
 
The vision of keeping the Subject Lands in permanent agriculture is predicated on a fundamental change of 
land use, granted by the federal government, and based on 30-year renewable leases.  Such a tenure 
arrangement provides for the necessary certainty over a long enough planning horizon in order to ensure 
that any investment has a long enough pay-back period to make it worthwhile.  As noted previously, the pay-
back period for an apple orchard is in the neighbourhood of 30 years, and the amortization period for a 
modern barn is 30 to 40 years, depending on use. 
 
A second element is the identification of what agency should become responsible for custodianship 
(trusteeship) for the Subject Lands. With the Subject Lands being in permanent agriculture, it is likely that 
custodianship will move from Transport Canada to another public body.  A candidate is Parks Canada, which 
is already responsible for the RNUP that borders the Subject Lands to the west and the north, and which has 
agriculture as one of its main responsibilities.  The custodian will be an integral part of the implementation 
strategy and its execution. Ideally, local governments would collaborate with the custodian to ensure 
maximum benefit for the local economies, given the decision to place the Subject Lands into permanent 
agriculture. 
 
In addition to the custodian, other local groups should be championing the desired outcomes associated 
with the change in land tenure.  These could include local federations of agriculture as well as other interest 
and advocacy groups. Local engagement and community efforts have proven to be crucial inputs into the 
success of rural areas in tapping into the vibrancy and dynamism of Metropolitan Zones. The examples and 
experiences of the Niagara Region and Prince Edward County in Ontario and Edmonton Countryside in 
Alberta are success stories to be emulated where the resource bases (grapes in Niagara and Prince Edward 
County and pristine nature around Edmonton) have been leveraged to sustain steady flows of tourists and 
visitors spending substantial new monies in these areas that would not have been spent without the 
involvement and efforts of community groups, local efforts, coordinated marketing plans and harmonized 
scheduled events.  
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7.3 Implementation Begins with Communication of What is Possible 
 
The first component of the implementation strategy is communication to various audiences of the change in 
land tenure on the Subject Lands and the possibilities that exist with such change.  Potential audiences are 
wide and varied.  One common message should be the opportunity to lease land, versus the need to buy 
land, and the length of tenure. 
 
Various farm organizations (general and commodity) within the province are a target audience that should 
be informed of the new opportunity.  Some commodity organizations have new entrants to farming 
programs, and the potential to lease land would provide the new entrants with an opportunity to begin 
farming without the high capital costs associated with land purchases.  Articles and stories in the farm press 
is another means of informing a wider audience of the potential opportunities on the Subject Lands. Another 
potential audience includes engaging the colleges and universities with programs in agriculture and tourism 
to make graduates aware of potential business and employment opportunities upon graduation. 
 
Biking, walking, and trail clubs, Audubon societies and naturalists are the main sources of potential visitors. 
The proximity of the Lands to the large urban centres in the GTA makes them a major attraction and a 
destination for many repeat visits from close-by communities. Historical and cultural organizations should 
also be informed of the changes forthcoming on the Subject Lands and the opportunities that exist. Families 
with young children should be targeted for short visits to nearby farms with many associated activities. The 
success of Whittamore farms is a case in point. Thousands of families search for a venue to visit with the kids 
on weekends and holidays. There have been over 300,000 visits to these farms despite their limited offerings 
and programs. Thousands more could be attracted with new programs, activities and events. 
 
Press coverage through local news outlets (newspaper, radio, television) and use of social media should also 
be tapped to make as large an audience as possible aware of the opportunities on the Lands. Equally helpful 
here is to coordinate with the schools in the GTA for enticing field trips and special education programs 
about agriculture, food, culture and nature.  Working with other organizations, such as the Greenbelt 
Foundation and Sustain Ontario, should also be considered as part of this awareness campaign. 
 

7.4 A Potential Implementation Strategy for Transforming How the Lands are Farmed 
 
Given that agri-tourism is dependent on a 
transformation of the type of farming that occurs on 
the Subject Lands, the implementation strategy must 
begin with agriculture.   
 
The first component of the strategy is to develop a 
master plan of what parcels of land (on the Subject 
Lands) are most suited to what types of farming.  For 
example, some parcels are most suitable for vegetable 
production and market gardening, while other parcels 
may be best suited for cattle grazing.    This master 
plan should not be developed in isolation, but rather 
with inputs from various interested parties, including 
agricultural organizations, cultural and heritage 
organizations, outdoor clubs (e.g., naturalists, 
Audubon clubs, walking trail groups, cycling clubs, etc.) 
and boards of education. Following this plan, 

https://www.instagram.com/p/Bacf0x2j1hX/?taken-by=landoverlandings
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discussions are required with current farmland lease holders as to whether, over a given time frame, they 
have an interest in changing the type of farming on specific parcels of Lands. 
 
A second component is to develop an inventory of those who might be interested in entering into long term 
leases to pursue specific types of agriculture.  For example, the inventory should be specific in terms of (1) 
apple production, (2) fresh market vegetable production, (3) organic vegetable production, (4) milk 
production, (5) poultry, (6) small fruits, (7) pick-your own operations and on-farm retail sales, etc.  With this 
inventory the custodian can begin the process of seeking entrepreneurs with interests that align with the 
master plan for the Subject Lands.47 
 
To effect the desired change in land use patterns, the custodian will need to meet with current lease holders 
and discuss how their parcels of leased lands are affected by the master plan.  For example, some 
leaseholders with parcels that are currently in cash crops but that are ideally suited for fresh market 
vegetable production will need to change how the land is farmed.  If the current lease holder has no interest, 
an entrepreneur on the inventory list48 wanting to be in vegetable production should be given access to the 
distinct parcel of land. The cash crop farmer who lost the lease rights should be given preferential treatment 
on leasing lands that are mostly suited to cash crop production.49 What counts here is a well-designed 
strategy for inclusive participation when drawing up the plan and putting it into effect. 
 
One element of the strategy should be assisting beginning farmers through the Farming Incubation Centre 
established on the Subject Lands.  This Centre can assist new farmers interested in market garden 
production, as well assist established cash crop farmers who want to diversify into other crops, such as those 
that can support local food networks and initiatives. 
 

7.5 A Potential Implementation Strategy for Agri-Tourism and Tourism in General 
 
A diverse farming sector that not only produces food but that can also help attract visitors to the region is 
the first step towards the realization of the agri-tourism component of the vision.  Agriculture is the anchor 
base strategy for attracting visitors from the local base of the GTA and the tourism base to the region. While 
agriculture is only a part of the tourism strategy, it is a crucial and fundamental element of this strategy. 
Pick-your-own programs, special events on the farms, local cuisine demonstrations and tasting, visiting 
farming families for a day or more, tractor rides, horseback riding, working beside a farmer, organizing tours 
of the farms and lectures on the farm for students in the area and beyond have all proven to be feasible, 
money-generating activities for many farming communities, particularly those in close proximity to urban 
centres. 
 
These events need sponsors, planning and coordination among many segments of the community and other 
neighbouring communities. Agricultural societies; tourism planners; economic development officers; local, 
provincial and federal government personnel; and many more groups with interest in reviving and 
rejuvenating the local community need to be brought together and invited to contribute to a strategic vision 
and implementation strategy. There is also a particular need for coordination among neighbouring 
communities. The experience of Edmonton’s countryside where several communities came together to 

                                                
47

 A consideration is to have interested parties indicate the per-acre lease rate that they are willing to pay. 
48

 Ideally, the operator chosen should be an experienced vegetable producer.  Or, the selection process should begin 
with the most qualified.  The exception would be for land use set aside for incubation and beginning farmers. 
49

 The custodian will need to develop a lease rate policy.  This policy could have varying lease rates based on the 
productive capacity of the soil and its production potential.  For example, lands suitable for only cattle grazing can have 
a lease rate that is much lower than the lease rate on lands which can support a productive fruit or vegetable 
operation. 
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formulate a tourism plan is a shining example of what coordinated local effort, joint programs, one common 
calendar and joint marketing can achieve. 
 
Agri-tourism is only one tourism attractor node; a few more attractors need to be explored and exploited. 
We have already mentioned leveraging the region’s natural capital endowments of trails, birds, butterflies, 
and beautiful scenery. There are already many groups that frequent the area for cycling, hiking and rural 
food tasting. A much larger crowd can be attracted if one can tap into the network that connects these clubs 
from local and not so distant areas. Equally relevant is tapping into the Visiting Family and Friends segment 
of tourism and the flow-through segment (passersby) with careful and strategic signage and programs.   
 
The educational sector is also a major source of visits that can and must be explored. Developing general 
educational themes, as well as cultural and historical narratives of the region are major inputs for realizing 
the education-tourism potential.  
 
A vision is only good if it guides action and is put into place. The transformation of the region is feasible and 
the rewards are high and realistic. The challenge is to mobilize the local community and the communities 
around it to work together for their common good. 
 
The custodian is a major agency for change. It should be seen as not simply managing the land area but also 
managing all the potential that can be actualized. 
 

 

  

https://www.instagram.com/p/BZiyNoYDrXD/?taken-by=landoverlandings
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8.0 Economic Impacts of Scenarios # 2 to # 6 
 

8.1 Overview 
 
In Chapter 6.0 we presented the economic impacts of Scenario # 1 (30-year renewable leases with no 
termination clause), the option best suited to preserving the natural capital of the Subject Lands and the one 
that most closely tallies with our vision for the Lands. In this Chapter, we look at the estimated economic 
impacts of the five other scenarios studied, and compare them with the current economic output of the 
Lands under 1-year leases. 
 
We begin with Scenario # 5 (S5 - 10T), which is the plan, starting in 2018, to switch to 10-year leases (with 
the federal right to terminate a lease).  We then move to discuss Scenarios #2, #3 and #4, all of which 
provide more certainty than Scenario #5 in terms of planning and investment on the Subject Lands.  Scenario 
# 6 has no farming on the Subject Lands and the loss of natural habitat. Annex 3 provides more detailed 
tables of the associated economic impacts. 
 
An overview of the economic impacts by scenario is provided in Figure 8.1, where the scenarios are ranked 
based on overall impacts (the right-hand side of the Figure),  the type of economic impact is shown (in the 
front of the Figure) and the dollar magnitude (on the left-hand side).  The economic impacts shown are for 
the combined effects of farming and tourism.   
 
 
Figure 8.1 Province Wide Economic Impacts due to Agriculture Plus Tourism on the Subject Lands – 

Comparing the Five Scenarios 
 

 
Source:  Econometrics Research Limited and JRG Consulting Group  
 
As anticipated, scenario # 5 (S5 – 10T), which is where tenants will soon have 10-year leases with 
termination clauses, has the lowest economic impact, with scenario # 1 (S1- 30R) the largest impact, when 
the analysis is limited to the Subject Lands.  Scenario # 2 (S2 – ClA & S2 – ClB) with the larger farmland 
cluster has the greatest impact, due to the larger economic base for the economic impact assessment.   
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8.2 The Economic Impacts Associated with Agricultural Output by Scenario 
 
The results presented in Table 8.1 summarize the economic impacts realized within the York-Durham Region 
that are associated with the agricultural output of each of the scenarios. The economic impacts associated 
with the current configuration of farm output are shown in the first column for comparison.  
 
Scenario # 5, which is based on the recent decision by Transport Canada to move to 10-year leases, with a 
right of termination, has an increase in overall economic activity, from $4.4 million (in Figure 2.2) to $8.1 
million within the York-Durham Region (See the last column in Table 8.1).   
 
Table 8.1 York-Durham Region Annual Economic Impact – Farm Output (all scenarios)  
 

Item Units Current  Scenario 

   S1-30R S2-ClA S2-ClB S3-
30R+20NT 

S4-
10NT 

S5-10T 

Agricultural Output $ million $3.8 $25.0 $78.3 $40.6 $21.2 $14.8 $6.5 
Economic Activity (Total Output) $ million $4.4 $33.3 $105.2 $54.1 $27.9 $19.3 $8.1 
Multiplier 

 
1.17 1.33 1.33 1.33 1.31 1.31 1.24 

Employment FTE 32 450 1,408 731 362 269 85 
Wages and Salary $ million $1.2 $14.5 $45.4 $23.6 $11.7 $8.6 $2.9 
Valued Added (Provincial GDP) $ million $2.3 $20.6 $64.3 $33.7 $16.9 $12.4 $4.7 
Multiplier 

 
0.62 0.82 0.82 0.82 0.80 0.84 0.72 

Taxes (Total) $ million $1.0 $8.7 $27.1 $14.1 $7.2 $5.2 $2.0 
Imports $ million $0.4 $3.4 $10.8 $5.6 $2.8 $2.0 $0.1 

Source:  Econometrics Research Limited and JRG Consulting Group 
 
This higher level is directly related to the type and value of agricultural production that can occur with 10-
year leases, such as investing in vegetable production on some acreage versus cash crops (corn, soybeans 
and wheat).  With the higher levels of economic activity (in S5-10T), the associated number of jobs within 
the region increases from 32 to 85, and tax receipts to all levels of government increase from $1.0 to $2.0 
million. 
 
When moving to 10-year leases with no termination clause, which allows for certainty in terms of a 10-year 
planning horizon (S4-10NT), the value of production increases considerably to $14.8 million (compared to 
$6.5 million in S5-10T).  
 
With scenario # 3 (S3 - 30R +20NT) where a portion of the Subject Lands is farmed with 30-year renewable 
leases and the remainder with 20-years leases (with no termination clause), agricultural output increases by 
40% compared to S4-10NT.  This higher output by type of farming is shown in Table 5.2, and results in more 
employment within the region (at 362 FTE jobs) and higher GDP – an increase within the region to $16.9 
million, from $12.4 million (in S4 – 10NT) and significantly higher than the $2.3 million associated with the 
current situation (Figure 2.2). 
 
Scenario S2-ClA is where the Lands are a part of a 30,000 acre farmland cluster.  With this land area in 
farming, it is 3.125 as large as the Lands and the annual economic output and associated economic impacts 
are greater by the same amount. These impacts include total economic activity of $105.2 million and value 
added of $64.3 million. Total employment associated with this scenario is 1,408 person-years with wages 
and salaries exceeding $45.4 million. For Scenario S2-ClB, where agriculture output on the other land area 
(excluding the Subject Lands) does not change from current output, the total agricultural output is estimated 
at $15.6 million on these areas. When output on the Subject Lands of $24.9 million is added (Table 5.1), 
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direct gross output rises to $40.6 million. The economic impacts associated with this scenario include $54.1 
million of total economic activity, of which $33.7 million is the value added impact. Total wages and salaries 
exceed $23.6 million and total employment generated under this scenario is 731 person-years. 
 
The magnitude of impact increases at the Ontario-wide level as shown in Table 8.2.  For example, with 
scenario # 3 (S3-30R+20NT) where 50% of the Lands are on 30-year renewable leases (with no termination 
clause) and the remainder on 20-year leases (with no termination), the $21.2 million of farm output results 
in overall economic activity across Ontario worth $40.7 million, with $27.9 million of that activity occurring 
within the York-Durham Region (as reported in Table 8.1). 
 
Table 8.2 Ontario-Wide Economic Annual Impact – Farm Output (all scenarios)  
 

Item Units Current  Scenario 

   S1-30R S2-ClA S2-ClB S3-
30R+20NT 

S4-
10NT 

S5-10T 

Agricultural Output $ million $3.8 $25.0 $78.3 $40.6 $21.2 $14.8 $6.5 
Economic Activity (Total Output) $ million $7.0 $48.0 $150.0 $77.9 $40.7 $27.4 $12.0 
Multiplier 

 
1.86 1.92 1.92 1.92 1.92 1.85 1.86 

Employment FTE 55 612 1,911 992 502 359 125 
Wages and Salary $ million $2.1 $20.6 $64.3 $33.4 $17.0 $12.1 $4.4 
Valued Added (Provincial GDP) $ million $3.7 $29.6 $92.5 $48.0 $24.8 $17.6 $7.0 
Multiplier 

 
0.98 1.18 1.18 1.18 1.17 1.19 1.08 

Taxes (Total) $ million $1.6 $12.3 $38.4 $20.0 $10.3 $7.4 $3.0 
Imports $ million $0.9 $6.9 $21.5 $11.2 $5.8 $4.0 $1.7 

Source:  Econometrics Research Limited and JRG Consulting Group 
 
Figure 8.2 provides a summary comparative view of the economic impacts across Ontario for each of the five 
scenarios.  The scenarios that apply to only the Subject Lands are scenarios S1-30R, S3-30R+20NT, S4-10NT 
and S5-10T. 
 
Figure 8.2 Province Wide Economic Impacts due to Agriculture on the Subject Lands – Comparing the 

Five Scenarios 
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8.3 The Economic Impacts Associated with Tourism by Scenario 
 
Tourism with its base in agri-food tourism has a much larger economic impact than the output from farming.  
For example, using scenario # 3, the value of farm output is $21.2 million (see Table 8.2 above), while the 
annual tourism spending due to the rejuvenation of the Lands is estimated to be $52.3 million (Table 8.3).   
 
Table 8.3 York-Durham Region Annual Economic Impact – Tourism (all scenarios)  
 

Item Units  Scenario 

    S1-30R S2-ClA S2-ClB S3-
30R+20NT 

S4-10NT S5-10T 

Tourism Expenditure $ million $78.4 $130.6 $78.4 $52.3 $16.4 $5.4 

Economic Activity (Total Output) $ million $97.1 $161.7 $97.1 $64.8 $20.5 $6.8 

Multiplier 
 

1.24 1.24 1.24 1.24 1.25 1.25 

Employment FTE 1,009 1,681 1,009 674 214 71 

Wages and Salary $ million $32.3 $53.8 $32.3 $21.6 $6.8 $2.3 

Valued Added (Provincial GDP) $ million $46.7 $77.7 $46.7 $31.2 $9.9 $3.3 

Multiplier 
 

0.60 0.60 0.60 0.60 0.60 0.61 

Taxes (Total) $ million $20.0 $33.3 $20.0 $13.3 $4.2 $1.4 

Imports $ million $11.1 $18.5 $11.1 $7.4 $2.3 $0.8 

Source:  Econometrics Research Limited and JRG Consulting Group 
 
 
Accordingly, the economic activity within the region is larger – $64.8 million (Table 8.3) – than it is for 
agriculture alone, at $27.9 million (Table 8.1). Likewise, tourism’s impact across the province – $115.6 million 
(Table 8.4) – is far greater than that of agriculture alone, at $40.7 million (Table 8.2). Similarly, with Scenario 
#3, annual tourism spending requires 962 jobs across the province to sustain the level of output (Table 8.4); 
while the value for agriculture alone is 502 FTE jobs (Table 8.2). 
 
 
Table 8.4 Ontario-Wide Annual Economic Impact – Tourism (all scenarios) 
 

Item Units  Scenario 

    S1-30R S2-ClA S2-ClB S3-
30R+20NT 

S4-10NT S5-10T 

Tourism Expenditure $ million $78.4 $130.6 $78.4 $52.3 $16.4 $5.4 

Economic Activity (Total Output) $ million $173.3 $288.4 $173.3 $115.6 $36.1 $11.9 

Multiplier 
 

2.21 2.21 2.21 2.21 2.20 2.20 

Employment FTE 1,440 2,398 1,440 962 302 100 

Wages and Salary $ million $48.4 $80.6 $48.4 $32.3 $10.1 $3.3 

Valued Added (Provincial GDP) $ million $73.5 $122.3 $73.5 $49.1 $15.4 $5.1 

Multiplier 
 

0.94 0.94 0.94 0.94 0.94 0.94 

Taxes (Total) $ million $31.2 $51.9 $31.2 $20.8 $6.5 $2.2 

Imports $ million $21.7 $36.1 $21.7 $14.5 $4.5 $1.5 

Source:  Econometrics Research Limited and JRG Consulting Group 
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8.4 The Economic Impacts Associated with Agricultural Production Plus Tourism by Scenario 
 
The combined agriculture and tourism annual economic impacts associated with each of the scenarios is 
reported in Table 8.5 for the region and in Table 8.6 for the province.   
 
Table 8.5 York-Durham Region Annual Economic Impact – Agriculture Plus Tourism (all scenarios)  
 

Item Units Current  Scenario 

      
S1-30R S2-ClA S2-ClB S3-

30R+20NT 
S4-

10NT 
S5-10T 

Expenditure $ million $3.8 $103.4 $208.9 $119.1 $73.5 $31.2 $11.9 

Economic Activity (Total Output) $ million $4.4 $130.4 $265.8 $151.2 $92.7 $39.8 $14.9 

Multiplier 
 

1.17 1.26 1.27 1.27 1.26 1.28 1.25 

Employment FTE 32 1,459 3,089 1,739 1,036 483 156 

Wages and Salary $ million $1.2 $46.8 $99.2 $55.9 $33.3 $15.4 $5.2 

Valued Added (Provincial GDP) $ million $2.3 $67.3 $142.0 $80.0 $48.1 $22.3 $8.0 

Multiplier 
 

0.62 0.65 0.68 0.67 0.65 0.72 0.67 

Taxes (Total) $ million $1.0 $28.7 $60.4 $34.0 $20.5 $9.4 $3.4 

Imports $ million $0.4 $14.5 $29.3 $16.7 $10.2 $4.3 $0.9 

Source:  Econometrics Research Limited and JRG Consulting Group 
 
Returning to jobs associated with S3-30R+20NT, the total number of jobs required to sustain the level of 
annual spending by the farm sector and by visitors (tourists) is 1,036 within the York-Durham Region (Table 
8.5) and 1,464 FTE jobs across Ontario (Table 8.6).  Across Ontario, with S4-10NT (10-year leases with no 
termination clause), the job count decreases to 661 (Table 8.6), and with S5-10T (termination rights on 10-
year leases), the job count decreases to 225. The largest economic impacts are associated with S2-ClA, with 
an employment impact of 3,089 in the York-Durham Region and 4,309 across Ontario. 
 
 
Table 8.6 Ontario-Wide Annual Economic Impact – Agriculture Plus Tourism (all scenarios) 
 

Item Units Current  Scenario 

      
S1-30R S2-ClA S2-ClB S3-

30R+20N
T 

S4-10NT S5-10T 

Expenditure $ million $3.8 $103.4 $208.9 $119.1 $73.5 $31.2 $11.9 

Economic Activity (Total Output) $ million $7.0 $221.3 $438.4 $251.1 $156.3 $63.5 $23.9 

Multiplier 
 

1.86 2.14 2.10 2.11 2.12 2.04 2.01 

Employment FTE 55 2,052 4,309 2,432 1,464 661 225 

Wages and Salary $ million $2.1 $69.0 $144.9 $81.8 $49.3 $22.2 $7.7 

Valued Added (Provincial GDP) $ million $3.7 $103.1 $214.8 $121.5 $73.9 $33.0 $12.1 

Multiplier 
 

0.98 1.00 1.03 1.02 1.00 1.06 1.02 

Taxes (Total) $ million $1.6 $43.5 $90.3 $51.1 $31.1 $13.9 $5.2 

Imports $ million $0.9 $28.6 $57.6 $32.9 $20.3 $8.5 $3.2 

Source:  Econometrics Research Limited and JRG Consulting Group 
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8.5 The Economic Impacts Due to Investing in Infrastructure on the Lands by Scenario 
 
Rejuvenation of the Subject Lands requires investments in infrastructure.  These capital expenditures are 
one-time expenditures, with the economic impact in the York-Durham Region (Table 8.7) and in Ontario 
(Table 8.8) occurring as these expenditures occur; they are not recurring each year as with the farm output 
and tourism annual expenditures. 
 
Table 8.7 York-Durham Region Economic Impact – Investment in Infrastructure (all scenarios) 
 

Item Units Scenario 

    S1-30R S3-30R+20NT S4-10NT S5-10T 

Infrastructure Development Expenditures $ million $57.7 $41.8 $12.1 $5.2 
Economic Activity (Total Output) $ million $61.5 $45.8 $13.5 $6.1 
Multiplier 

 
1.07 1.09 1.11 1.18 

Employment FTE 621 433 116 51 
Wages and Salary $ million $24.3 $17.5 $4.9 $2.2 
Valued Added (Provincial GDP) $ million $33.0 $23.7 $6.6 $3.0 
Multiplier 

 
0.57 0.57 0.55 0.57 

Taxes (Total) $ million $13.9 $10.1 $2.8 $1.3 
Imports $ million $7.6 $5.6 $1.6 $0.7 

Source:  Econometrics Research Limited and JRG Consulting Group 
 
Table 8.8 Ontario-Wide Economic Impact – Investment in Infrastructure (all scenarios) 
 

Item Units Scenario 

    S1-30R S3-
30R+20NT 

S4-10NT S5-10T 

Infrastructure Development Expenditures $ million $57.7 $41.8 $12.1 $5.2 
Economic Activity (Total Output) $ million $136.3 $98.7 $28.1 $12.3 
Multiplier 

 
2.36 2.36 2.32 2.36 

Employment FTE 1,180 825 220 95 
Wages and Salary $ million $47.0 $33.9 $9.6 $4.3 
Valued Added (Provincial GDP) $ million $62.1 $44.9 $12.7 $5.6 
Multiplier 

 
1.08 1.07 1.05 1.08 

Taxes (Total) $ million $25.8 $18.8 $5.4 $2.4 
Imports $ million $18.2 $13.1 $3.7 $1.6 

Source:  Econometrics Research Limited and JRG Consulting Group 
 
With S5-10T (10-year leases with termination rights), the investment level is low, at $5.2 million (such as on 
some land tiling expenditures).  With S4-10NT (10-year leases with no termination clause), investment levels 
increase to $12.1 million, where in addition to tiling, investments are made in berry production for example.  
With S3-30R+20NT (some of the Lands in 20-year leases, and some in 30-year leases), the economic climate 
allows for investments in apple orchards, and animal agriculture on parts of the Lands, with investment 
expenditures increasing to $41.8 million.  In S1-30R, the longer planning certainty extends to farm 
operations across all of the lands with the resulting higher investment level (of $57.7 million).  
 
The investment level associated with S3-30R+20NT provides for 433 temporary jobs within York-Durham and 
825 temporary jobs across the province. 
 



52 
 

Figure 8.3 provides a comparative view of the economic impact of infrastructure spending across Ontario for 
the four scenarios that involve the Subject Lands. 
 
Figure 8.3 Province Wide Economic Impacts due to Expenditure on Infrastructure on the Subject Lands 

– Comparing Four Scenarios 
 

 
 
 

8.6 Economic Impacts of Permanent Loss of Agricultural Use and Natural Habitat - Scenario # 6 
 
This last scenario is based on the premise that the Subject Lands would no longer be in agriculture and will 
have no natural habitat.  This could occur with developments that transform the area into an industrial area, 
a commercial area, a housing development or an airport.  In such a scenario there will be permanent losses:   
 

 The loss in economic activity and resulting economic impact from agricultural use and related 
tourism triggered by whichever scenarios (S1-30R, S3-30R+20NT, S4-10NT, S5-10T) unfold; 

 The loss of all benefits resulting from the Research/Incubation Centres on the Subject Lands; 

 The loss of the Subject Lands’ annual carbon sequestration impact; 

 The loss in the value of the eco-services provided by the Subject Lands. 

 
The loss of eco-services is not inconsequential. There are an estimated 1,105 acres on the Subject Lands that 
are not used for farming, such as wetlands, woodlots, streams, etc., that provide amenities and/or eco-
services.  Based on research conducted by the David Suzuki Foundation, the value of these services totals 
$6.1 million per annum (Table 8.9 on the following page).  This value will be lost each year if the Subject 
Lands are transformed from the use patterns implied in each of the other scenarios. 
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The losses can exceed $237 million in economic activity across the province each year, plus the value of eco-
services which is valued at $6.1 million per annum (see Table 8.9). This combined annual loss of possibly 
$240 million per year will be a permanent loss to society.  
 
Table 8.9 Value of Eco-Services and Amenities on Subject Lands When Not Used for Farming 
 

Item Units Values 

Land for amenities/eco-services acres 1,105 
Land for amenities/eco-services hectares 446.8 

Flood control $/ha/year $4,038 
Water filtration $/ha/year $474 
Water treatment $/ha/year $3,017 
Habitat $/ha/year $5,831 
Recreation and Aesthetics $/ha/year $335 

Total Above $/ha/year $13,695 

Annual Value $ million $6.1 
Source; Calculations using report prepared by David Suzuki Foundation, “Ontario’s Wealth, Canada’s Future, 
Appreciating the Value of the Greenbelt’s Eco-Services”, (2008) 
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9.0 Beyond Economics:  Why the Subject Lands Are Valuable 
 
Our analysis, to this point, has focused on attributes of the Subject Lands that can be quantified, including 
the attributes of agricultural production due to soil quality and temperate climate, and the attribute of 
proximity to the urban GTA, which makes the Lands an attractive destination for day trips. 
 
However, the value of the Subject Lands is far greater than the economic contributions they make as a result 
of these attributes. Economics alone offer a truncated and distorted picture and cannot do justice to the 
Lands’ worth to present-day communities or their value to future generations. 
 
The Lands are at the intersection of nature, culture, agriculture and history. They are a place of natural 
wetlands and green spaces. They are a carbon sink. They remain a major source of food. They contain many 
historical sites, including early settlements and sacred grounds of First Nations. 
 
The quantitative impacts displayed in prior Chapters are substantive; but remain a subset of the total 
impacts and values associated with the Subject Lands. There are many qualitative impacts that will be 
sustained by the area if kept in permanent agriculture. Many environmental benefits will accrue upon the 
expansion of local food production. These benefits may be in terms of some reduction in GHGs, savings in 
water use, improvements in air quality due to reduction of air pollutants and energy savings from a closer 
match between production and consumption of food. Add to this the enormous benefits that arise from the 
preservation of natural capital. The latter is the basis of sustainable development where future generations 
are allowed to enjoy the same services and amenities 
this natural capital provides to the present 
generation. The Subject Lands are also a carbon sink 
that can sequester carbon that otherwise will remain 
in the atmosphere contributing to global warming and 
climate change.  
 
It is generally accepted that the enjoyment and 
appreciation of nature, culture, and historical sites 
cannot be assigned a precise dollar value. There is no 
amount of money that will reflect accurately this 
utility. But failing to assign a precise dollar value to 
these amenities and services does not mean that their 
values are not high and extremely important. There is 
also the realization that no firm dollar figure can be 
accurately placed on the contributions of green 
spaces to health and productivity.  
 
In recent years, researchers have been looking into 
the potential benefits of green space and vegetation on improvement in public health.  They have found that 
employees with an outside view of plants or those able to access natural areas by taking short trips, 
experience less job pressure and greater job satisfaction than workers viewing man-made objects or having 
no outside view. They also report fewer headaches and other ailments than workers without such a view.50 
There is now physical evidence that green spaces reduce stress. People who use trails were found to have 
less cortisone secretions than those that do not. It has been scientifically established that nature increases 

                                                
50

 Pioneer Thinking; http://www.pioneerthinking.com/landscape.html 

https://www.instagram.com/p/BE3nEBpqVsl/?taken-by=landoverlandings
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worker productivity. Psychologists have found that access to plants and green spaces provides a sense of 
rest and allows workers to be more productive.51 
 
It would be useful, and quite relevant, to estimate the 
many economic impacts of green spaces. This is 
rather difficult as many of these benefits are not 
precisely quantifiable. Notwithstanding the difficulties 
of quantification, green spaces afforded by the 
Subject Lands are a significant non-quantifiable 
benefit. 
   
While the value of cultural industries has traditionally 
been seen only in cultural and social terms, the rise of 
the services sector is changing this traditional 
perception so that cultural production is increasingly 
being seen as a core activity in the new economy. 
However, this activity too, is very difficult to quantify. 
 
There are an estimated 1,105 acres on the Lands not 
used for farming, such as wetlands, woodlots, 
streams, etc., that provide amenities and/or eco-
services.  As discussed in Chapter 8.0, based on research conducted by the David Suzuki Foundation, the 
value of these services totals $6.1 million per annum (Table 8.9).  This value will be lost each year if the 
Subject Lands are transformed from the use patterns implied in scenarios S1 -30R to S5 – 10T.  This value 
underestimates the contributions of the Subject Lands to aesthetics, recreation, culture, heritage and as a 
habitat for endangered species, as these services are not fully accounted for.  
 
The above discussion is only a reminder of the many non-monetary contributions the Subject Lands can 
make to sustaining natural amenities and healthy living. They are priceless and no less important than all of 
the economic values the Subject Lands sustain in the region and in Ontario. Furthermore, keeping the 
Subject Lands in permanent agriculture preserves culture and heritage: this is land with a long history, 
harbouring evidence of First Nations settlements, early European immigrants, and generations of those who 
subsequently lived on these Lands and worked the soil.  
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 Virginia Cooperative Extension: Nutrient Management; http://www.ext.vt.edu/pubs/turf/430-400/430-400.html 

https://www.instagram.com/p/BE1Dru9KVvL/?taken-by=landoverlandings
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10.0 Concluding Remarks 
 
Over the last four decades, 6,700 acres on the Subject Lands have been farmed using 1-year leases.  A 1-year 
lease does not provide enough time for a pay-back on any investment which maintains and/or improves the 
farmland.  The consequence has been that the Subject Lands are primarily used to grow cash crops such as 
corn, soybeans and wheat. This use is in stark contrast to what the farmland produced prior to expropriation 
by the federal government in 1972, and represents a failure to take advantage of the best land use 
opportunities offered by the Subject Lands given their natural capital and proximity to the urban GTA. Due to 
the uncertainty and absence of investments on the Subject Lands, today the area can be described as an 
economic waste land.  
 
The longer term planning horizon offered by a 30-year renewable lease should allow for investments in the 
type of farming that can occur on the Subject Lands, which can substantially increase agricultural output and 
associated economic activity. Agricultural output could easily increase over six-fold and employment 
opportunities could increase many-fold, transforming the region from an economic wasteland to a vibrant 
community. All governments would capture more tax revenues from the new vibrant economy.  
 
The impacts mentioned above result from only the farm output that would be possible with such longer-
term, renewable leases.  Given the natural capital of the Subject Lands and their proximity to the urban GTA, 
with a more diversified farming base, the agri-tourism and overall tourism potential will surpass the 
contributions of a rejuvenated farm sector (on the Subject Lands).  Annual expenditures by the farm sector 
and by visitors to the Lands would increase from the present $3.7 million to $103.5 million. Households in 
the area would see a major income increase, property values would increase and all levels of government 
would see major increases in their revenues. The above are annual contributions to the economy.  An 
estimated one-time investment expenditure of $57.7 million is required to rejuvenate the Lands. This 
investment would include land tiling, planting apple orchards and berry crops, constructing new buildings, 
drilling new wells, upgrading laneways and some roadways.  This non-recurring capital expenditure has an 
associated impact of 1,180 full-time equivalent jobs, expenditures on wages and salaries of $47.0 million and 
an overall temporary boost to economic activity in the province of $136.3 million. 
 
In addition to these economic impacts that can be realized, the Subject Lands are well suited to having a 
Research and Innovation Centre with a focus on farm management practices, carbon sequestration and 
adaption to climate change. There can be an adjoining Farming Incubation Centre for entrepreneurs wanting 
to begin farming, have market gardens to supply local food channels, and/or specialize in organic crop 
production. There are other benefits that can be considered, including the annual value of carbon 
sequestration on these Lands of $105,000 per annum and the amenities and eco-services provided by the 
natural habitat on the area not farmed of $6.1 million each year. 
 
In our analysis we assessed the economic impact of some scenarios including the Lands as part of a larger 
farmland cluster, which includes the Rouge National Urban Park and other nearby farmlands. Those 
scenarios ranged from one in which the Lands are partly farmed under 30-year renewable leases and partly 
under 20-year leases, all the way down to one in which the Lands are no longer in agriculture, including the 
loss of all natural habitat. 
 
The Subject Lands are at the intersection of nature, culture, agriculture and history. It is the combination of 
these factors that gives them their worth and value. Focusing on the economic aspect alone presents a 
truncated and distorted picture of their contributions. Their environmental, historical, cultural and natural 
attributes bestow value on these Lands far in excess of their economic worth. 
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It is our considered judgement based on evidence that there are significant quantitative and qualitative 
benefits to be realized in the York-Durham Region and across the province by enabling the Subject Lands to 
be in permanent agriculture, through the use of 30-year renewable lease arrangements with farmers and 
entrepreneurs who share the vision of what is possible and feasible on the Subject Lands. 
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