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Executive Summary

Walker Aggregates commissioned Prism Economics and Analysis to conduct an assessment on the
economic benefits of constructing the Uppers Quarry, proposed to operate on a site within the City of
Niagara Falls and adjacent to the City of Thorold. At Walker Aggregates’ projected levels of production,
the quarry is estimated to remain in operation for 40 to 50 years. The project will bring numerous
economic benefits to the Niagara Region in the form of employment and increased municipal and
provincial tax revenue directed to the community, including the school system in the Niagara Region,
throughout the project’s lifespan. The construction of a new quarry in the Region will also have indirect
effects on general construction costs, as reduced transport costs for construction aggregate (sand,
gravel, crushed stone etc.) will be reflected in the cost of aggregate as a building material.

Employment

Employment estimates have been produced for site preparation and the quarry’s lifespan post-
construction. During site preparation and quarry construction, it is estimated that 84 person-
years of employment will be generated directly, and 64 person-years of employment in support
industries that manufacture materials used at Upper’s Quarry.

The project will also generate employment post-construction during the 40-50-year lifespan of
the quarry. It is estimated that 20 full-time jobs will be required in Niagara Falls and 1 in Thorold
from proximity to site, which include direct, indirect, and induced employment.

Employment will also be generated in trucking, for the transportation of the construction
aggregate. It is estimated that 9 trucking jobs will be created for the 40-50-year lifespan of
Upper’s Quarry; 7 in Niagara Falls and 2 in Thorold.

In the City of Niagara Falls, wages and salaries for employment are projected to reach
$1,770,000 annually (for construction aggregate production and trucking). In Thorold, wages
and salaries are projected at $333,000 annually.

Annual estimates of employer social contributions to pension and benefit plans are $238,000 in
Niagara and $45,000 in Thorold.

City of Niagara Falls Revenue

Property taxes will be paid to the City of Niagara Falls based on the assessed value of land,
estimated at between $31,000 and $41,000 annually depending on the distribution of land
classifications for the site.

The City will also earn revenue from construction aggregate fees amounting to an average of
$173,000 annually over the life of the project.

Niagara Region Revenue

Property tax and waste management fees for the site will be paid to the Niagara Region,
amounting to between $38,000 to $51,000 annually depending on the distribution of land
classifications for the site.

The Region will also earn revenue from construction aggregate fees amounting to an average of
$43,000 annually over the life of the project.

Indirect Benefits

Transportation costs make up a considerable portion of the price of construction aggregate. The
location of the Upper’s Quarry will be advantageous to the City of Niagara Falls given its close
proximity to urban areas and associated infrastructure projected to grow and intensify. Lower



transportation costs will therefore be reflected in the cost of construction aggregate thereby
reducing the overall cost of construction and increasing the feasibility of infrastructure projects
and residential construction. The lower construction costs could also lead to less volatility in
housing prices and municipal budgets.

Board of Education

o The City of Niagara Falls and the Niagara Region will indirectly benefit from property taxes paid
to the School Board for education. Depending on the distribution of land classification for the
site, this would provide between $17,000 and $26,000 annually.



Introduction

Prism Economics and Analysis has been commissioned by Walker Aggregates to conduct an economic
benefits study on the construction and operation of Upper’s Quarry in the City of Niagara. Upper’s
Quarry will benefit construction industries in the Region as a nearby source of construction aggregate, a
material heavily used in the construction of roads, subways, and buildings. The project will also bring
numerous economic benefits to the Niagara Region in the form of employment, increased municipal and
provincial tax revenue directed to the community, and indirect effects on the cost of construction.

This study will measure the economic benefits for the duration of the project and will generate
estimates of the following:

e Employment from site preparation and ongoing employment at the site;

e Contributions to tax revenues for the City of Niagara Falls and the Niagara Region from property
tax revenues and aggregate license fees;

e Indirect benefits to the City of Niagara Falls and the Niagara Region due to reduced
transportation costs reflected in the price of construction aggregate needed for construction
projects;

e Indirect benefits for local boards of education through provincial tax revenue.

Quarry Construction Area

Upper’s Quarry site is being proposed within the City of Niagara Falls. The proposed quarry site is 106.3
hectares, with the addition of other lands owned by Walker Properties amounting to 31.6 hectares, a
portion of which will be used for compensation planting.

In terms of overall output, the estimated lifespan of the quarry is projected to be between 40 and 50
years, with an estimated total tonnage to be extracted of between 60 and 70 million tonnes. This
analysis assumes an annual average production of roughly 1.3 million tonnes based on conservative
assumptions of total production. Annual production in aggregate can vary based on economic
considerations, external spending decisions and other factors but the maximum annual tonnage limit
proposed for the quarry is 1.8 million tonnes. This output is unrelated to other sites in the region which
may close or open over the lifetime of the project and oare outside The proposed maximum asphalt
production limit is 400,000 tonnes per year. This analysis does not include closure and rehabilitation
costs.

Employment Impact of the Proposed Upper’s Quarry

Employment will be generated during the site preparation phase, and permanent jobs will be in place
during the lifespan of the quarry.

Site Preparation

Assuming a rate of return of 10 percent on capital costs, construction expenditures for this project will
come to approximately $23 million. Direct employment generated from quarry construction is primarily
in the construction industry, while indirect employment will be generated in other support industries,
such as the manufacturing of materials and equipment used at the site.



Based on capital expenditures required for the site, it is expected that 84 person-years of direct
employment will be generated at the quarry and 64 person-years of employment in support industries
that manufacture materials and equipment used at the quarry. One “person year” is the amount of work
that could be completed by one person in a working year. Additional workers in other services like
accountants, lawyers, and marketing, are not included in this analysis as our main focus is on the
economic benefits to the City of Niagara Falls and the Niagara Region, while these office staff are not
necessarily confined to working in the Niagara Region.

Table 1: Employment Estimates Generated from Site Preparation

Employment Generated Direct Indirect
Rate (Per Million): 3.625 2.75
Total Employment: 84 64

Source: Estimates by Prism Economics and Analysis

Ongoing Employment

The construction of Upper’s Quarry will result in continuous employment in both the City of Niagara
Falls and the City of Thorold. Economic multipliers calculated from Statistics Canada’s Supply-Use tables
were applied to revenue projections, to provide estimates for employment and wages. Those multipliers
calculate Provincial impacts; a base analysis was further performed on the impact estimate at the 4-digit
NAICS level in order to define the size of regional capture of those effects. From the site production of
the aggregate and asphalt itself, it is expected that 20 jobs will be generated in Niagara Falls; 12 of which
will be created directly on-site, and 8 from support industries and increased economic activity in the
region due to employee wages. In the City of Thorold, 1 continuous job will be created in support
industries or the general job market from increased economic activity. Off-site employment in overhead
positions related to the quarry are not considered in this analysis, but typically account for between 12
and 20 percent of overall employment in the industry.

Transportation makes up a significant portion of construction aggregate costs. We estimate that 9
trucking jobs will also be created for the proposed Upper’s Quarry: seven in the Niagara Falls and two
trucking jobs created in Thorold.

Table 2: Employment Estimates Generated from Ongoing Operations

City Direct Indirect and Trucking
Induced

Niagara 12 8 7

Falls

Thorold 0 1 2

Source: Estimates by Prism Economics and Analysis



Employment Income

Estimated total direct wages and salaries amount to $5,450,000, with employer social contributions
(pension and benefit plans) of $700,000 during the period of construction.

Total direct wages and salaries for on-site operations and trucking are estimated to be $1,770,000
annually for employment in the City of Niagara Falls and $333,000 annually for employment in the City
Thorold over the full 40 to 50-year lifespan of the project. Employer social contributions over this period
are estimated at $238,000 and $45,000 annually for Niagara Falls and Thorold respectively. These
figures include employer contributions to pension funds, workers’ compensation funds, and health
insurance plans.

Tax Revenue

Upper’s Quarry will provide much needed revenue for the City of Niagara Falls, primarily in the form of
property taxes and construction aggregate license fees. Industrial land value is estimated based on an
average of comparable sites in Southern Ontario of $11,088 per acre. This would set the maximum
(high-impact) land value of the site (assuming 100% industrial) at roughly $2.9 million, although in
practice sites are valued at a mix of industrial (for the extraction area), residential (around the extraction
area), and farmland. An alternative (low-impact) scenario is presented here for comparison where the
property is designated 60% industrial and 40% residential. Note that the existence of a residential buffer
effectively removes consideration of the impact of the project on existing residential property valuations
in the area, since these are only considered for properties that are “directly and immediately
contiguous, physically touching, or sharing a common boundary line” with a newly defined industrial
zone.

Municipal property taxes

Municipal property tax rates in 2022 ranged from 1.40% for industrial land to 0.53% for residential
annually. Using the estimate of assessed value, municipal taxes paid to the City of Niagara Falls for the
site would range from between $31,000 annually in the low-impact scenario to $41,000 annually in the
high-impact scenario over the 40 to 50-year lifespan.

Aggregate License Fee

Upper’s Quarry will also contribute to City revenue through construction aggregate license fees. In 2022,
the fee is $0.213 per tonne of aggregate. Nearly two thirds (61 percent) of these fees are directed to the
local municipality, averaging $173,000 annually over the quarry’s 40 to 50-year lifespan.



Niagara Region Revenue

Upper’s Quarry will generate revenue for the Niagara Region, benefiting both the City of Thorold and
Niagara Falls through the collection of regional property taxes and license fees for the duration of the
project. Regional property tax rates in 2022 (including waste management fees) ranged from 1.74% for
industrial land to 0.66% for residential annually.

Regional Property Taxes

As stated previously, the estimated assessed value of the property is $2,912,419. This would have the
Upper’s Quarry project generating (using 2022 property tax rates) between $38,000 and $51,000
annually over a period of 40 to 50 years, depending on the distribution of industrial and residential
classification over the site lands.

Table 3: Property Tax Revenues

Recipient of Fee Baseline Scenario Low-Impact Scenario | High-Impact
Annual Tax Amount | Annual Tax Amount Scenario Annual Tax
Amount
City of Niagara Falls $3,879 $31,000 $41,000
Niagara Region $4,808 $38,000 $51,000
Education $1,114 $17,000 $26,000

Source: Estimates by Prism Economics and Analysis

Aggregate Licence Fee

Of the $0.213 per tonne of aggregate licence fee, 15 percent is directed to the Niagara Region and 61
percent to Niagara Falls. On average, $173,000 will be generated for Niagara Falls and $43,000 for the
Niagara Region annually over 40 to 50 years from the aggregate produced.

Table 4: Aggregate License Fee Revenue

License Fee Share | Total Annual Fee

Aggregate Resources Trust 3% $9,000
Niagara Falls

61% $173,000
Niagara Region

15% $43,000
Ontario

21% $60,000

Source: Estimates generated by Prism Economics and Analysis



Indirect Financial benefits for the City of Niagara Falls
and Niagara region

Geographic Location & Proximity

Transportation costs make up a large portion of the cost of construction aggregate. Based on the 2017
Supply Use tables for Ontario, transportation accounted for 11% of sand and gravel costs for the road
construction industry. Based on an analysis of data from the Canadian Freight Analysis Framework, the
estimated marginal cost in Ontario of shipping one tonne of minerals by truck an additional kilometre
was $0.08 in 2016. This matches with the results of a detailed study published by the Ontario Stone,
Sand, and Gravel Association (“OSSGA”) identified a per-trip cost of $2.77 plus $0.09 per kilometre
travelled in 2019. The nearest quarries to the City of Niagara Falls currently are between 22km and
38km away from the city centre. The proposed location for Upper’s Quarry is considerably closer, just
9km away, requiring between $1.04 to $2.32 less per ton in transportation costs to the city centre from
the next nearest source in 2016 dollars. This creates the potential to significantly lower the cost of
construction projects in the City of Niagara Falls and the Niagara Region.

Boards of Education

Property taxes generated from Upper’s Quarry will contribute indirectly to local schools in the region.
Education property tax rates in 2022 are approximately 0.88% for industrial land and 0.15% for
residential. Estimated contributions education from this project range from $17,000 annually to $26,000
annually over the 40 to 50-year project lifespan depending on the distribution of industrial and
residential classification over the site lands.
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Conclusion

Prism Economics and Analysis conducted an economic benefits study on the construction and operation
of Upper’s Quarry, a project that is proposed in the Niagara Region. The analysis generated estimates for
employment (direct and indirect), municipal tax revenues and license fees, transportation, and
provincial revenues for education.

Total project revenue estimates from the construction of the Uppers Quarry are as follows:

e City of Niagara Falls: between $31,000 and $41,000 annually over a period of 40 to 50
years
e Niagara Region: between $38,000 and $51,000 annually over a period of 40 to 50 years

Upper’s Quarry is estimated to create 84 person years of direct employment throughout construction
and provide ongoing employment totaling 30 jobs.

Indirect benefits to the City of Niagara Falls and Niagara Region include reduced transportation
distances due to the closer geographic proximity of Upper’s Quarry, and provincial taxes generated from
project that will be directed to education, including schools located in the Region.

Prepared by Prism Economics and Analysis for Walker Aggregates

Principal Author: Cheyenne Martin
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