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1.0 INTRODUCTION  
 
Gregory Thompson Consulting is a consultant to Tridon Properties Ltd. (“Tridon”), owner of 
approximately 52 hectares of land on the east side of Highway 21 in the Port Blake area of the 
Municipality of South Huron (“Site”).  It is our understanding that Tridon is proposing to develop the 
Site for residential uses, including single detached dwellings, townhouses and stacked townhouses.  
Ancillary supporting uses, including stormwater management ponds and a trail system are also 
proposed.   
 
To permit the development, Tridon is applying for an Official Plan Amendment to bring the Site into 
the settlement area and to establish residential land use designations.  Gregory Thompson Consulting 
has been retained to complete a Housing Market Study in support of the Official Plan Amendment.   
More particularly, the purpose of the Housing Market Study is to assess the need for additional 
residential land within the settlement area, in keeping with the policies in the Provincial Policy 
Statement (“PPS”), the Huron County Official Plan (“County OP”), and the Municipality of South Huron 
Official Plan (“South Huron OP”).  
 
The PPS provides that sufficient land area shall be available within settlement areas over the 25-year 
planning horizon. It is noted; however, that the County and Municipality’s current growth projections 
only extend to 2031, the established planning horizon at the time of adoption of their respective 
Official Plans. The PPS, which came into force and effect on May 1, 2020, introduces new policies 
related to planning for growth and development that requires municipalities address market-based 
demand for housing.   Policy 1.4.3 of the PPS states that “planning authorities shall provide for an 
appropriate range and mix of housing options and densities to meet projected market-based and 
affordable housing needs of current and future residents of the regional market area.”   The “regional 
market area” is defined in the PPS as an area with a high degree of social and economic interaction 
and where areas are very large and sparsely populated, a smaller, more defined area may be used.  
 
Based on the foregoing policies, the Housing Market Study includes a housing needs assessment for 
the Municipality of South Huron, Huron County and the adjacent settlement area of Grand Bend, in 
the Municipality of Lambton Shores.  The Grand Bend area is continuous with the Port Blake area and 
function as one social and economic area.  
 
Through this Study, it will be justified that the proposed settlement area expansion is necessary to 
provide market-based housing supply over the 25-year planning horizon. This report sets out to justify 
the designation of these lands to residential use within the South Huron Official Plan by providing the 
following:  
 

1. A brief overview of macro-economic and regional development conditions influencing future 
development trends within the regional market area;   

2. An assessment of demographic and housing trends; and, 
3. Long-term housing forecasts within the regional market area.  
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The results of the analysis provided herein is intended to support the inclusion of the Site within the 
Port Blake Settlement Area.  
 
 
 
Respectfully submitted, 
 
 
 
Gregory Thompson, BA (Hons Economics), MBA. 
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2.0 SITE INFORMATION    
 
The Site is located on the east side of Highway 21, in the Port Blake Planning Area of the Municipality 
of South Huron. The Site is approximately 52 hectares in size and was formerly operated as the 
Oakwood Resort Golf Course. The Site is characterized as manicured lawns, with a significant 
woodland located on the northeast corner and a drain that traverses the property.   The Site is 
currently designated as “Recreation” and “Natural Environment” in the Municipality of South Huron 
Official Plan and zoned “Recreational Use (RC3)” and “Natural Environment (NE2)” in the Municipality 
of South Huron Zoning By-law.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure A: Site   
 
The Port Blake Planning Area is located at the western reach of the Municipality of South Huron, 
along the shores of Lake Huron.  The area is predominately residential in nature, with lakeshore 
residential uses on the west side, a residential retirement community along the southern border and 
linear commercial uses along Highway 21.  The Oakwood Resort is also located on the west side of 
Highway 21. The northern reachs of the area are generally agricultural.  
 
The Port Blake Planning Area abuts the Grand Bend area in the Municipality of Lambton Shores.  
Development within Port Blake is contiguous to development in Grand Bend and the two areas 
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generally serve as one community.  The main commercial areas, including shopping, entertainment 
and services are located within Grand Bend. 

 
Figure B: Area Context  
 
2.1 Proposed Development 
 
The Owner is proposing a residential development, providing for a range and mix of residential uses 
and densities.  The residential development is proposed in two phases, with the phasing line located 
along the existing drain (Walker Drain).  Based on the Tridon prepared Concept Plan  the residential 
development could accommodate between 275 to 395 dwelling units.  To support the residential 
development, two stormwater management areas are proposed, along with park spaces and trails.  
Two vehicular access points are provided to the development from Highway 21, with each phase 
including an access. At this time, Tridon has indicated that the sales price for the proposed dwelling 
units would range between $300,000 and $800,000. 
 
The lower price range will be offered through a proposed medium density block along Highway 21. 
The medium density block will be comprised of up to 100 townhouse and stacked townhouse units.  
It is proposed that the townhouse blocks will be 2 to 3 storeys in height and will provide for sufficient 
off-street parking, amenity areas, garbage collection, mail delivery and snow removal.  Tridon  may 

Subject Site
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rental or sale the townhouse units in the medium density block, depending on market conditions.  
Regardless of tenure, the dwelling units are anticipated to be valued in and around $300,000.   
 
The remainder of the Site will be comprised of single family dwellings and a limited number of single 
storey freehold townhouses.  Lots for single detached dwellings will likely range from 12 metres to 
20 metres in width, to provide for a range in housing products and price points. Depending on lot 
frontages and ultimate configuration, the Site could accommodate between 225 and 335 single 
detached dwellings.  
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3.0 COMMUNITY BACKGROUND  
 
3.1 Municipality of South Huron  
 
The Municipality of South Huron is home to approximately 10,100 residents and includes a significant 
agricultural community, interspersed with settlement areas offering a range of supporting uses and 
housing.  The settlement area of Exeter (population 4,649) is the largest and Primary (P1) settlement 
area in the Municipality with the largest concentration of goods and services for the surrounding 
community. The Primary (P2) Settlement Areas include Crediton, Centralia, Huron Park, and Port 
Blake Planning Area and include primarily residential uses with smaller supporting commercial uses.  
It is noted that Exeter is located approximately 25 kilometres from Port Blake.  
 
The largest private employers in South Huron are: 
 

• JMR Electric: Located in Exeter, approximately 300 employees 
• Gnutti-Carlo: Auto parts manufacturer in Huron Park with 178 employees  
• Northlander Mobile Homes: located in Exeter with approximately 170 employees 
• Hayters Turkey Products: located in Dashwood, around 100 employees 
• Bluewater Recycling Association: located in Huron Park, 84 employees  
• Oakwood Resort: located near Grand Bend, employee counts seasonally affected 

 
Within South Huron, the Port Blake Planning Area is in a unique position as it abuts the southern 
boundary of the Municipality and is contiguous with the adjacent settlement area of Grand Bend 
(Municipality of Lambton Shores).   The community of Grand Bend is a popular tourist destination 
within Southwestern Ontario.  The Port Blake Planning Area is also attractive to tourists and cottages 
as it is the only area within the Municipality bordering the shores of Lake Huron, and for this reason 
experiences an influx of vacationers and cottagers during the summer months.  
 
South Huron’s main destination-oriented attractions are those surrounding Grand Bend and Port 
Blake, including the Huron Country Playhouse, Dark Horse Estate Winery, the Grand Bend Motorplex, 
the Starlite Drive-in, as well as various resorts and golf courses.  
 
3.2 Municipality of Lambton Shores  
 
The Municipality of Lambton Shores is characterized by a blend of agricultural lands, rural villages, 
and settlement areas. Lambton Shores is located in northeast Lambton County, occupying 
approximately 331 square-kilometers along the shores of Lake Huron. In Lambton Shores, urban 
settlement areas are in Grand Bend, Port Franks, Ipperwash and Kettle Point along the coastline, as 
well as Thedford, Forest, and Arkona interior to the municipality. The municipality is home to 
approximately 10,600 full time residents but experiences an influx of campers and cottagers during 
the summer months.  
 
Grand Bend is the most active center for growth within the municipality, with the proximity to Lake 
Huron and opportunities for outdoor recreation and camping. Grand Bend has a permanent 
population of nearly 2,700.3 As a popular vacation destination, there are 2,451 total dwellings within 
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Grand Bend however only 1,454 of them are occupied by permanent residents, the rest remaining as 
vacation/ secondary homes.3  As this community is desirable as a retirement destination, over 50% of 
residents are over the age of 65.3  A significant portion of the current residents are retired and do not 
comprise the local work force.  
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4.0 MACRO-ECONOMIC OUTLOOK AND REGIONAL TRENDS  
 
Over the past several years, the Ontario economy has experienced steady economic growth. In 
general, as a result of globalization, the economy in Ontario has shifted from goods-oriented 
industries to services-producing sectors. Manufacturing still remains; however, to become a more 
cost effective, industrial processes have become technology intensive and automated. The trend 
towards more knowledge-intensive and creative forms of economic activity is evident across many 
sectors within the broader and local economy. This trend includes growth in financial services, 
information technology, business services, health care and social services, government, advanced 
manufacturing, energy, information and cultural industries, education, training and research, agri-
business and tourism.4 These are identified as they key economic growth areas across the region. 
With this shift in sectors, the rate of work at home employees with no fixed place of work is also 
anticipated to increase, giving more residents the choice as to where they live in proximity to 
desirable communities and amenities rather than out of employment necessity.  
 
In Port Blake and Grand Bend, the employment base is also highly concentrated in the “creative class” 
economy. People engaged in the arts, entertainment and recreation sector form a growing 
foundation which creates the “quality of place” that attracts new residents to this urban settlement 
area and surrounding countryside.  
 
Port Blake and Grand Bend are part of Ontario’s official tourism regions. The community is host to a 
broad range of attractions including the Huron County Playhouse, Dark Horse Winery, Oakwood 
Resort, Grand Bend Motorplex, Grand Bend’s Main Beach, Pinery Provincial Park that are all draws to 
the community. Over 2 million people visit the area annually with a total visitor spending of $178 
million.5  
 
4.1 Statistical Information 
 
The statistical information presented below is based on the 2016 Government of Canada Census3 
data and further analyzed in the context of housing supply and demand. Both Municipalities of South 
Huron and Lambton Shores were analyzed, as well as Grand Bend to provide a fulsome 
characterization of the regional market area.   
 
Population  
 
In both the Municipality of South Huron and the Municipality of Lambton Shores, the population did 
not largely fluctuate between 2011 and 2016. This is not surprising, as it has been an ongoing 
challenge for rural municipalities when labour forces gravitate to larger urban centres with more 
perceived opportunities.4 The provision of an adequate number of workers in the community was the 
number one challenge identified by the Huron County Economic Development Strategy 2016-2020. 
One of the largest barriers to population increase in the region is housing availability and affordability.  
 
Grand Bend currently has a year-round population of 2,684. However, with cottagers and overnight 
visitors the community swells to an estimated 50,000 people on average at any given time in the 
summer months. Therefore, the demand on goods and services in Grand Bend fluctuates greatly 
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between seasons. In Grand Bend, the permanent population increased by 4.7% between 2011 and 
2016. Broken down by age groups, Grand Bend is largely comprised of individuals aged 65 years and 
over, making up just over 51% of the population. This ratio of retirees creates a higher demand for 
services and creates further job opportunities within the community to draw new residents looking 
for work.  
 
Housing by Type 
 
In both the Municipality of South Huron and the Municipality of Lambton shores, the housing market 
is dominated by single detached dwellings, by 79.3% and 83.2% respectively. Apartments, 
townhouses or semi-detached dwellings make up a very small portion of the available housing types 
in these regions. In both municipalities, home ownership (LS=82%, SH=74.4%) greatly outweighs 
rental figures (LS=16.8%, SH=25.6%). In Grand Bend, although there are 2,451 Private dwellings as of 
2016 consensus, only 1454 of the dwellings are occupied by permanent residents, due to a larger 
number of vacation and second homes in this community. 
 
Housing Market  
 
This statistical information was taken from Ontario Collective MLS for statistics on the real estate 
market in Grand Bend and South Huron. In a direct comparison, Grand Bend was found to be a more 
active market than South Huron. In the past 5 years, the entire Municipality of South Huron had 472 
residential home sales. Grand Bend; however, had a total of 721 sales over the past 5 years, roughly 
35% more sales volume with a quarter of the population of South Huron.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure C: (L: Grand Bend) (R: South Huron) Total Sales January 2015 to March 2020 by Sale Price.  
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As previously mentioned, Grand Bend does have a significant portion of vacation homes, due to the 
attractiveness of the amenities and sense of place of the community. Therefore, there are a higher 
percentage secondary homes in this community than in South Huron. This, in part, results in a higher 
sales activity and price point.  Grand Bend has strong and consistent sales from $300,000 to upwards 
of $700,000 over the past 5 years, however in South Huron there is a clear peak in sales over the past 
5 years between $200,000 to $300,000. The sales figures for the most recent years are broken down 
further below.  
 
Figure D and E summarize the number of sales by price range over the past 3 years including the 
current 2020 year. As a general trend, in Grand Bend it can be seen that both sales prices and number 
of listings have increased since 2018, with the largest price range being between $450,000 and 
$500,000 in 2019. In South Huron, there was an increase in sales between $300,000 and $450,000 in 
2019 and 2020 that was not present in 2018.  
 
 

 
Figure D: Grand Bend Number of Yearly Sales (2018 to 2020) by Price Range  
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Figure E: South Huron Number of Yearly Sales (2018 to 2020) by Price Range  
 
There are some higher priced homes in the Grand Bend market along the water that are upwards of 
a million dollars, skewing the average sale prices to some degree. Therefore, it is important to break 
the market data down into further subcategories. The following charts display data on sales between 
January 1, 2019 to April 30, 2020 for both Grand Bend and South Huron broken down into price 
ranges between $300,000 to $500,000 in the lower price range, and $500,000 to $800,000 price range 
proposed for this Site.    
 
$300,000- 
$500,000 

South 
Huron 

 
Grand 
Bend  
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$500,000- 
$800,000 

South 
Huron 

 
Grand 
Bend  

 
Figure F: Breakdown of Sales Prices by Range  
 
This analysis provides further understanding on the sales activity in the past 16 across both areas. In 
South Huron, 73 dwellings were sold between $300,000 to $500,000 and 115 dwellings within this 
price range were sold in Grand Bend during this same period. The average value of homes sold 
between $300,000 and $500,000 in Grand Bend and South Huron respectively were $408,675 and 
$372,216.  However, in the $500,000 to $800,000 price range there were only 10 sales within the 
whole Municipality of South Huron, compared to 82 sales in Grand Bend. Although Grand Bend has 
an overall larger market in terms of number of sales than the Municipality of South Huron, the 
difference is even greater in the higher price range of $500,000 and $800,000 for which a market 
barely exists in South Huron.  
 
Figure G and H below, summarize the average days on market of a listing in comparison to the list 
price in Grand Bend and South Huron over the past 5 years. The graphs demonstrate that over the 5-
year period both increasing listing prices and decreasing days on the market have occurred. This is 
indicative of a strong demand driven market, as listings are selling more quickly at higher prices. If 
there was a higher supply of homes this would stabilize home prices in the area and provide accessible 
housing to more residents, and price would not be driven up due to lack of supply.  
 
The analysis provided above provides evidence that there is strong demand and growth in Grand 
Bend, located immediately adjacent to Port Blake.  Furthermore, sale prices in the Grand Bend area 
exceed that of South Huron, largely drive by the access to Lake Huron and the prevalence of seasonal 
dwellings.   It is anticipated that Port Blake will experience similar demand and growth to Grand Bend, 
being integrated as one community that provides the same level of amenities and destination-
oriented amenities.   
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Figure G: Grand Bend Days on Market vs List Price Median January 2015 to January 2020 
 
 

 
Figure G: Grand Bend Days on Market vs List Price Median January 2015 to January 2020 
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New Construction 
 
The chart below demonstrates that over the past 5 years, both South Huron and Grand Bend have 
seen a steady rise in the number of new residential dwellings constructed. This is indicative of 
increasing demand in both communities. South Huron overall has a higher number of building permits 
per year than Grand Bend, indicating that the Municipality as a whole is growing at a faster rate.  
 
YEAR SOUTH HURON GRAND BEND 
2015 19 16 
2016 60 29 
2017 72 54 
2018 79 60 
2019 73 52 
AVERAGE 60.6 42.2 
 
Journey to Work  
 
During the 2016 census, it was determined that 15.9 Million Canadians commute to work, with the 
average commute time of 26 minutes. Due to the rural nature of both South Huron and Lambton 
Shores, roughly 10% of people living within these municipalities commute over 60 minutes to work. 
In Grand Bend, the number of people commuting over an hour to work is just over 15% of the working 
population.  The regional area has become a popular place for individuals from London, Sarnia and 
Waterloo Region to own either cottages or full-time homes due to the fairly short driving distance to 
these larger urban centres.  
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In the 2016 census it was found that 7,588 people from London, 13,113 people from Waterloo Region, 
and 770 from Sarnia currently commute over 60 minutes to their place of work. All 21,500 of these 
individuals could be considered potential future residents of this proposed subdivision given their 
current commuting habits, with the additional draw of nature and amenity that Grand Bend has to 
offer.  

4.2 Existing and Planned Residential Development 
 
The purpose of this Section is to provide an overview of existing and planned residential development 
in both South Huron and Grand Bend.   
 

 
Figure H: Approved Development Sites within Grand Bend  
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Figure H identifies properties in Grand Bend that have development approvals for residential 
development.  At this time, there is no land available in Port Blake for residential development.  The 
developments are as follows:  
 
1. –  Village Crossing, Grand Bend: Approved Plan of Subdivision for 27 single detached 

residential lots, serviced and over 50% sold out at this time. Full market uptake anticipated 
within the next year. 

2.    Rice Development Co: Approved Plan of Subdivision for 114 lots for single detached and 
semi-detached residential lots.  Owner is selling the final phase of 25 single detached lots and 
a multiple residential block available for development. Full market uptake anticipated within 
one to three years based on market trends.  

3.   Grand Bend Developments: Draft Approved Plan of Subdivision with a mix of commercial 
and higher density residential uses.  Development has not yet commenced; however, once 
constructed, will serve a different target market to the proposed development by Tridon 
Group.  

4.  Huron Shores Investments: 127-unit retirement home granted site plan approval. 
5.   South Bend Development: Draft Approved Plan of Subdivision for 300+/- residential lots, 

primarily single detached dwellings. Draft Approval was granted in 2008 and would have been 
included in the supply of land for the 2031 growth projections.  It is understood that 
significant environmental constraints are impeding development.  

 
Based on the summary above, there is limited supply of residential land over the long term.  The 
majority of approved residential projects will be completed and sold in the near term and the longer-
term development lands are on-site restrictions that may inhibit the units coming to the market.  

 
Development sites in South Huron are currently limited to Exeter, and are summarized as follows 
(Figure I):  

 
1.    Pinnacle Quality Homes: Draft Plan of Subdivision Approval for 15 to 21 single detached and 

27 to 45 multiple attached freehold street townhomes.  Lots currently for sale with full build-
out anticipated by 2022.  

2.      Castle Valley Development: Draft Plan of Subdivision Approval for 80 single detached 
homes.  

3.     Jeff Taylor Development: Draft Plan of Subdivision Approval for 26 single detached and 54 
multiple attached units.   

 
With existing and planned residential developments being limited to Exeter, there are no other 
opportunities for new housing in South Huron.  It is important to recognize that the housing needs 
and demands within the Municipality of South Huron are not uniform between the different primary 
settlement areas. Port Blake Planning Area as a residential community has desirable and attractive 
features than other areas within the municipality that differ from Exeter.  
 
In 2019, the Municipality of South Huron has engaged with Lambton Shores to put forth a $1.5 million 
Grand Bend Trunk Sewage line, intended to facilitate development within Grand Bend and Port Blake. 
The support for the project comes from both municipalities wanting to open up the community to 
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future developments such as new homes being added to the area. Therefore, from this joint 
municipal endeavour, the Oakwood Meadows development is consistently in line with the goals of 
both neighboring municipalities.  

 

 
Figure H: Approved Development Sites within South Huron  
 
4.3 Housing Affordability  
 
Provincial Policy, along with the County and Municipality support the provision of affordable housing.  
In a 2019 report prepared by Huron County, entitled “Status of Huron County Market Housing”, it 
was identified that since 2006 “the gap between home prices and income has increased to the point 
where the average home is priced almost 2.5 times Huron County’s median income.” 
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The 2020 PPS supports affordable housing, requiring that a minimum of 20% of all new residential 
development be affordable.  The PPS defines affordability as the housing for which the purchase 
price: 
 

• Results in annual accommodation costs which do not exceed 30 percent of gross annual 
income for low and moderate households; or 

• Housing for which the purchase price is at least 10 percent below the average purchase price 
of a resale unit in the regional market area.  

 
As discussed in the introduction to this Report, the regional market area, given the dispersion of 
population in South Huron and Huron County, is appropriately defined as Grand Bend and Port Blake.  
This general area provides for a complete community, with a range of diverse and supportive uses 
and is physically separated by approximately 25 kilometres to the next full-service community 
(Exeter).   
 
Average sale values in Grand Bend were noted as $408,675, excluding those homes above $500,000.  
The residential development proposed by Tridon will provide a range of housing that is less than 10% 
of this average purchase price, with approximately 100 units in the range of $300,000.  Therefore, 
the proposed residential development will provide for a significant proportion of affordable and 
attainable housing to the South Huron community in a desired and complete community. This will 
provide opportunities for young professional, first-time homebuyers, young families and those in the 
local workforce to enter the real estate market, which has been lacking in the supply of affordable 
housing. 
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5.0 GROWTH PROJECTIONS  
 
This Section has been prepared to provide a better understanding of the growth projections over the 
25-year planning horizon, as set-out in the 2020 PPS.  As outlined earlier in this Study, the current 
projections for South Huron extend to 2031, which is 14 years less than the new PPS policies.  With 
this planning horizon extended, there will be an inevitable increase in the lands required for 
residential development.  
 
5.1 Huron County  
 
The Huron County Official Plan provides growth projections within the County. It states that 
Settlement Areas will continue to be the focus of development activity. Primary and Secondary 
Settlement Areas will provide increased opportunities for growth through intensification, 
redevelopment, and expansion where appropriate and in conformity with the Expansion of 
Settlement Areas section of the County Official Plan.  
 

 
Figure G: Huron County Population Projections 2006-2031 
 
The table above demonstrates the projected population increase of the larger Huron County between 
2006 and 2031. It is projected that there will be a 15.5% increase in population in South Huron 
specifically over this time period. As this projection is only until the year 2031, we can project that 
the increase will be similar or even greater if expanded to the 2045 horizon.  If growth occurred in a 
linear manner, the population in 2045 would be approximately 12,527 people.  
 
5.2 Municipality of South Huron  
 
The primary settlement areas (PI and PII) of Exeter, Crediton, Centralia and Huron Park parts of the 
Port Blake Planning Area will continue to be the focus of development activity in South Huron over 
the long-term.  Up to this point, new development in Port Blake has been limited, given the OP 
policies that only permit small infilling until municipal services are extended and a secondary plan is 
completed for the area.  The lack of available land in the Port Blake Planning Area for development 
has resulted in pent-up demand for housing.   
 
With the average issuance of building permits at 60.6 dwelling units, the current supply of draft 
approved developments in South Huron will provide less than a 5-year housing supply.    Additional 
designated land for residential purposes will be required to 2045 and furthermore, Port Blake 
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Planning Area is distinct and separate from the growth experienced in Exeter, given its proximity to 
Lake Huron and Grand Bend.  The availability of additional land in this particular area will respond to 
market-based demand in the regional market area that is currently not visible in the building permit 
activity figures.   
 
5.3 Municipality of Lambton Shores  
 
Despite the fact that the permanent population of Lambton Shores has remained relatively 
unchanged since 2001, the number of dwellings over the same time frame has increased by 706 
dwelling units or 61 per year. From the Municipal Official Plan for Lambton shores they project that 
if the trend continues from 2014 to 2034 the number of dwelling units in the Municipality should 
increase by approximately 1,220 dwelling units. As the new 2020 PPS projects a 25-year planning 
horizon until 2045, assuming current trends continuing, an additional 671 units will be required from 
previous projections. 
 
The Lambton Shores Official plan projects that by the year 2034, similar to the past, more than 25% 
of Lambton Shores’ population is expected to live in Forest, around 20% in Grand Bend and the 
surrounding area and less than 10% each in Arkona and Thedford. The remaining 40%, approximately, 
will live in the Agricultural Area, Port Franks-Northville, Ipperwash, West Bosanquet and small rural 
crossroads located throughout the Municipality.  This translates to approximately 380 dwelling units 
being required in Grand Bend to 2045.  Without South Bend Development coming online, there will 
be a shortage of housing supply to meet forecasted demand.  
 
Two important population trends, particularly important to the Grand Bend and Port Blake area are 
aging population and localized increases in permanent population. Currently, Grand Bend’s 
population is approximately 50% seasonal and 50% permanent. The Official Plan is based on the 
assumption that, over the next 20 years, the permanent population will increase to around 60% when 
many seasonal residents and visitors are expected to retire in Grand Bend. However, many of these 
retirees may also be “snowbirds” who escape to “sunnier climes” in the winter and, as a result, are 
not year-round residents. Most of the major developments currently planned in Grand Bend consist 
of smaller houses suitable for the “snowbird” lifestyle. Permanent residents are also expected to 
increase in Ipperwash, Port Franks- Northville and West Bosanquet, but not as significantly as in 
Grand Bend. Forest, Arkona and Thedford are all year-round settlement areas with no significant 
seasonal populations. 
 
5.4 Growth Drivers 
 
The rate and distribution of growth throughout Southwestern Ontario and the Greater Golden 
Horseshoe (G.G.H) is of key significance to South Huron and Lambton Shores. As more mature areas 
are gradually built out, increasing outward growth pressure is placed on outlying municipalities. For 
this region, the outward growth pressure is anticipated to be most heavily felt from the larger urban 
centres of London and Waterloo Region given Grand Bend’s attractiveness as a retirement 
destination and proximity to outdoor recreation, arts and culture. New residential development 
within the region will continue to be concentrated in low-density housing forms, largely driven by 
demand from new families, empty-nesters and seniors. However, demand for new housing is also 
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forecasted to be comprised of some medium and high-density units largely driven by the aging 
population base as well as the continued upward pressure on local housing prices.  
 
With these pressures of more people entering the traditionally affordable housing markets of 
Woodstock, Kitchener-Waterloo and London, land values and housing prices have significantly 
increased. As the affect ripples out, now the surrounding communities around these centres are 
seeing rising housing demand. With increasing population in these communities comes increased 
demand on local goods and services, as well as increased labour forces with a wealth of knowledge 
and skill of the new residents entering the community. This is how growth expands, and the most 
attractive communities with a balance of amenities versus affordability will attract the newest 
residents. However, as these communities grow, land becomes less available and more expensive, 
rendering these communities less affordable which was their original attraction. That is why medium 
and higher density developments can be successful once the community is established with a 
balanced offering of goods, services and job opportunities for a substantially and steadily growing 
population.  
 
Another factor to consider is the adage “if you build it, they will come.” With such a historically small 
market of available land for development in Port Blake and Grand Bend, the historical housing 
demand analysis and growth projections miss this market.   
 
Other historically rural markets in Southwestern Ontario have experienced dramatic recent new 
residential success. Communities surrounding London such as Ilderton, Lucan, Thorndale, and 
Delaware have all seen large scale new residential development with strong sales in these 
unprecedented markets. For example, in Ilderton, a town of roughly 1,850 residents, two large new 
developments are currently underway; Timberwalk with 180 single family homes and several multi-
residential blocks, and a newer development Clear Skies with over 200 single family lots as well as 
multi-residential blocks. In Lucan, a town of 4,700 residents, the Olde Clover Village Development has 
89 lots with two medium density blocks. The demand for these sites was not easily apparent before 
the supply became available. Kilworth and Komoka have had tremendous success for their proximity 
but relative affordability compared to London markets. Komoka-Kilworth are now seeing 
unprecedented medium density and even mid-rise construction that will add more diversity to these 
communities. Blyth is another community, even more rural than the aforementioned, that has 
recently supported large scale successful residential development due to their success in building a 
desirable and attractive sense of community. An approved residential site in Wingham of 450 units 
will increase the current population of the town of just under 3,000 residents by nearly one third, a 
bold endeavor for a community that has never seen such growth. These are all examples of areas 
whose historical data do not reflect the success of future growth, which largely address pent up 
demand and the need for a range and mix of housing types.  
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6.0 CONCLUSION  

Gregory Thompson Consulting has completed the Housing Market Study to understand the housing 
needs within the regional market area of Grand Bend and Port Blake to address policies in the PPS, 
County OP and South Huron OP for settlement area expansions.   
 
This Study has concluded that: 
 

1. The provision of affordable housing in the regional market area is a significant issue 
and barrier to home ownership for a segment of the population; 

2. The proposed development by Tridon  will provide new residential housing that is 10% 
below the current resale value of homes in the regional market, providing for an 
affordable housing base; 

3. The growth projections in both Huron County and Lambton Shores illustrate a growing 
market; however, the amount of land designated to accommodate future growth has 
only been forecasted to 2031.  Additional projections were considered as part of this 
Study to 2045, illustrated need for additional housing supply; 

4. The PPS provides that municipalities shall provide for market-based housing and it is 
the opinion of Gregory Thompson Consulting that the Port Blake area has a significant 
amount of pent-up demand for housing given its geographical location.  The market-
based demand for housing in Port Blake cannot be identified through building permit 
data or growth projections, as the supply does not exist;  

5. Growing pressures in surrounding urban centres will continue to add extra demand 
and pressure on outward municipalities, including South Huron;  

6. The significant increase in the knowledge base industry and telecommuting, workers 
are able to live further away from job market hubs.  This provides additional housing 
pressure, as workers view Port Blake as a desirable place to live along the shores of 
Lake Huron; and, 

7. Additional designated residential land within the settlement area is required in Port 
Blake to meet market-based demand and housing needs to 2045.  
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