
 

South Huron Regional Market Area Assessment  pg. 1 

Tridon Group Limited, August 2020 

NBLC Docket #20-3381 

  

 

 

 

Memorandum  

To: 

 

 

 

Tridon Group Limited 

Attn: Don de Jong, Principal 

609 William Street, Suite #200 

London, Ontario N6B 3G1 

From: N. Barry Lyon Consultants Limited 

Date: August 18th, 2020   

RE: South Huron - Regional Market Area Assessment 

1.0 Introduction  

N. Barry Lyon Consultants Limited (‘NBLC’) has been retained by Tridon Group Limited (‘Tridon’) 

to provide an assessment of the Regional Market Area for a property located at 70786 Bluewater 

Highway in the community of Port Blake, which is in the municipality of South Huron (herein referred 

to as the ‘subject site’).  

While the subject site is located within the Municipality of South Huron and Huron County, it is 

immediately north of the community of Grand Bend, which is within the municipality of Lambton 

Shores and Lambton County (Figure 1). This southerly portion of South Huron (‘Port Blake’), while 

part of a separate municipality and county, is contiguous in market, physical, and social context to the 

community of Grand Bend, forming a natural continuation of the Grand Bend community. In the eyes 

of most residents, Port Blake is part of the Grand Bend community.  

Tridon is applying for an Official Plan Amendment to bring the subject site into South Huron’s 

Settlement Area and to establish residential permissions for the property.  To support this application, 

Tridon has commissioned a housing market analysis1 to assess the housing market, the need for 

additional residential land within the settlement area, and the policies of the Provincial Policy 

Statement (‘PPS’), the Huron County Official Plan (‘County OP’), and the South Huron Official Plan 

 

1 Gregory Thompson Consulting (May 2020).  Huron County and Lambton Shores Housing Market Research Study. 
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(‘South Huron OP’).  The housing market analysis was based on the Regional Market Area, which 

Gregory Thompson Consulting assumed included Lambton Shores.  Staff from South Huron have 

requested that additional materials be produced to justify this definition of the Regional Market Area, 

which does not match the definition in the South Huron OP.  The analysis in this document explores 

this topic and provides market and economic evidence to support our conclusions.   

Figure 1 – Subject Site Relative to Grand Bend 

 

2.0 Defining Regional Market Area 

Several definitions exist for the term Regional Market Area. In the South Huron OP, a Regional 

Market Area is defined as:   

▪ An area, generally broader than a municipality, that has a high degree of social and economic 

interaction. Huron County is considered the Regional Market Area for the purpose of applying 

this definition. 

The Provincial Policy Statement (2020) provides a more ambiguous definition of the Regional Market 

Area, which is as follows: 

▪ Refers to an area that has a high degree of social and economic interaction. The upper or single-

tier municipality, or planning area, will normally serve as the regional market area. However, 
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where a regional market area extends significantly beyond these boundaries, then the regional 

market area may be based on the larger market area. Where regional market areas are very large 

and sparsely populated, a smaller area, if defined in an official plan, may be utilized. 

While the South Huron OP definition restricts the Regional Market Area to only Huron County, the 

PPS definition offers the opportunity to consider South Huron within the Regional Market Area of 

Huron County, but also Grand Bend due to the strong social and economic connections between Grand 

Bend and Port Blake.   

In the eyes of residents, a Regional Market Area would primarily be defined by social and economic 

connections, similar to how the PPS defines the term. When a household is evaluating where to 

purchase a new home, a variety of commercial and social factors are taken into consideration, whereas 

formal municipal boundaries are often ignored and/or unidentified by residents. In our experience, 

new home purchasers, as well as renter households, put the highest emphasis on their proximity to the 

following amenities when choosing a place to live: 

▪ Retail Services – Grocers, Pharmacists, LCBO, Hardware Stores, Restaurants, Banks, etc. 

▪ Community Services – Canada Post, Public Libraries, Community Centres/Recreation Centres 

▪ Health Services – Health Care Services and Emergency Services 

▪ Schools – Elementary and Post-Secondary Schools 

▪ Employment Opportunities – reasonable commuting distance from jobs 

Given this, it is likely that most residents of the Port Blake area would view themselves as part of the 

Grand Bend Regional Market Area, as many of these key amenities are located within the community 

of Grand Bend, which is explored in the following section.      

3.0 The Port Blake and Grand Bend Communities 

There are several small communities that function as a centre of commercial/community activity for 

residents in the broader Huron / Lambton County area (Figure 2). These communities are scattered 

throughout the two counties and accommodate most of the residential and commercial activity in the 

area.   

Figure 2 shows the location of these small communities relative to the subject site and provides the 

distance / travel time by automobile between the subject site and these communities. As shown, Grand 

Bend is by far the most proximate community to the subject site. Therefore, most residents near the 

subject site would consider themselves a part of the Grand Bend community given that the majority 

of their commercial, community, and social connections would be within Grand Bend. 
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Figure 2 – Subject Site and Surrounding Population Centres 

 

Looking closer, nearly all the key amenities that are considered by home purchasers are present in 

Grand Bend. Potential residents of the subject site would, therefore, rely on the Grand Bend 

community much more than any community located in the municipality of South Huron. Specifically, 

Grand Bend is home to the following key amenities that help characterize a Regional Market Area: 

▪ Two major grocers (No Frills & Sobeys) and two pharmacies; 

▪ An elementary school (Grand Bend Public School) and Public Library; 

▪ Canada Post; 

▪ TD Bank; 

▪ The Grand Bend Area Community Health Centre;  

▪ Multiple restaurants and shops;   

▪ A Rona Hardware Store; and, 

▪ An LCBO. 

As Figure 3 illustrates, nearly all these features are within a two-minute drive of the subject site, albeit 

within Grand Bend, whereas similar amenities are well over 15-20 minutes by automobile in other 

areas of Huron County.  There are also multiple restaurants and shops within Grand Bend along 

Ontario Street and Main Street, which are not labelled in Figure 3.  Grand Bend is therefore the most 

likely location for future residents of the subject site to shop and interact on a daily basis.  Residents 

would travel throughout Huron and Lambton County, as well as the rest of southwestern Ontario, for 

other services and amenities not found in Grand Bend.   
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Figure 3 – Key Commercial / Community Amenities Relative to Subject Site 

 

4.0 Socioeconomic Context 

Broadly speaking, the community of Grand Bend can best be characterized as a seasonal community 

that has attracted a substantial number of retirees in recent years. As such, the socioeconomic character 

of Grand Bend is best defined by the following: 

▪ Higher proportion of seniors and an above-average age profile. 

▪ Smaller households and a lack of children. 

▪ Low economic participation rates due to retired households. 

Assessing the socioeconomic characteristics of the Port Blake area, it appears to be closer in character 

to Grand Bend than to South Huron. The following section draws out in greater detail the various 

socioeconomic characteristics of Grand Bend, Port Blake, South Huron, and Huron County. For the 

purpose of this analysis, we have looked at 2016 Canadian Census data at the dissemination area 

(‘DA’) level for both Grand Bend and the Port Blake area.2  South Huron and Huron County are 

assessed at the Census Subdivision and Census Division level, respectively.     

 

2 For the purpose of this analysis Grand Bend consists of 35380243 (DA), 35380244 (DA) and 35380245 (DA), while 

the Port Blake Area consists of 35400208 (DA) and 35400209 (DA). 

Other restaurants and 

shops 



 

South Huron Regional Market Area Assessment  pg. 6 

Tridon Group Limited, August 2020 

NBLC Docket #20-3381 

Seniors and Age Profile 

Having attracted many retirees, the age profile of Grand Bend is quite old, with an average age of 55 

years. In Port Blake, the average age was even older at 63 years of age. Conversely, the average age 

of Huron County was only 44 years of age, while South Huron was 46.  

Moreover, 59% of residents in Port Blake were senior citizens (65+), compared to only 23% in Huron 

County and 25% in South Huron. Seniors accounted for 40% of Grand Bend’s population (Figure 4). 

Figure 4 – Population Distribution by Age, 2016 

 

 

Household and Census Families 

Further speaking to the characterization of Grand Bend as a senior-heavy community is the make-up 

of households and census families. Census families with children account for only 27% of total census 

families in Grand Bend and only 15% of total census families in Port Blake. By comparison, nearly 

half of all census families in both Huron County and South Huron had children. 

Port Blake and Grand Bend also have a smaller household size overall, at 2.3 and 2.4 respectively, 

whereas the average household size in South Huron and Huron County is much higher given the 

prevalence for families with children across Huron County.  These factors will influence the housing 

needs but also the social interaction of residents in Port Blake and Grand Bend.   

Table 1 

Census Families with Children, 2016 

Community 
Census Families 

Total % With Children % Without Children Avg. Size 

Grand Bend 635 27% 73% 2.4 

Port Blake 395 15% 85% 2.3 

South Huron 2,945 48% 52% 2.8 

Huron County 17,090 49% 51% 2.9 

Source: Statistics Canada 
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Economic Participation 

Economic participation rates were very low in Port Blake with only 37% of residents aged 15 and 

older participating in the labour force. This low participation rate was closer to Grand Bend at 48% 

than South Huron at 62% or Huron County at 64%, largely due to the age profile of these communities.  

Figure 5 – Labour Force Participation Rates, 2016 

 
Source: Statistics Canada 

Commuting Patterns 

Commuting patterns also play an important role in characterizing a Regional Market Area. Notably, 

72% of residents in Huron County commute to a regular place of employment within the County (40% 

within the same municipality, 32% to a different municipality within the same County).  A similar 

trend is observed in South Huron.   

In Port Blake, the opposite trend is observed, where approximately 60% of residents are commuting 

to work within a separate County altogether.  While Statistics Canada does not provide place of 

employment at this fine of a geographic level, it is possible that a sizable number of these Port Blake 

residents are employed in the Grand Bend community or other areas of Lambton County, given its 

proximity.  

Table 2 

Residents Place of Usual Employment, 2016       

Place of Employment 
Place of Residence 

Grand Bend Port Blake South Huron Huron County 

Same Municipality1 37% 25% 52% 40% 

Different Municipality / Same County2 3% 15% 18% 32% 

Outside County 59% 60% 30% 27% 

1=Lower-tier municipality (South Huron / Lambton Shores). 2=Upper-tier municipality (Huron County / Lambton County) 

Source: Statistics Canada 
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A similar trend is also observed in Grand Bend, where nearly 60% of residents commute to outside of 

the County for work.  

Household Incomes & Shelter Costs 

While income data at the DA level tends to have considerable variation, given the very small sample 

size, income data at the municipal level shows that Lambton Shores and South Huron are quite 

comparable. As of 2015, both individual and household incomes were slightly higher in Lambton 

Shores than in South Huron, however variation is minimal (Table 3). 

Table 3 

Income Data, by Municipality, 2015 

  South Huron Lambton Shores Huron County 

Median Household Income $64,267 $67,264 $65,944 

Median One-Person HH Income $31,808 $34,608 $33,034 

Median Two-or-More Person HH Income $81,624 $83,653 $82,084 

Median Individual Income $33,385 $34,159 $33,305 

Source: Statistics Canada 
 

Median monthly shelter costs for ownership households are also quite similar across both Lambton 

Shores ($814) and South Huron ($903). Again, while the sample size is limited, monthly shelter costs 

are similar for Port Blake ($830) and Grand Bend ($818).  

5.0 Housing Market  

As a community with many seasonal residents, Port Blake’s housing market is much closer in 

character to Grand Bend’s housing market than to other communities in Huron County. Based on our 

assessment, a few key characteristics provide strong evidence for this. 

Housing Stock 

The seasonal character of both Grand Bend and Port Blake is evident in the housing stock in both 

communities. Both communities generally include many older and smaller, cottage-type bungalows 

on relatively small lots, which for the most part have been used as seasonal or part-time residences 

(Figure 6). Traditionally, these homes have been inexpensive, and despite recent price appreciation, 

can generally be found for less than $500,000, although pricing is largely dependent on their level of 

upkeep. 

At the same time, both Port Blake and the Grand Bend also have an abundance of new custom-built 

homes, developed over the past two decades, particularly near the waterfront area. Like many seasonal 

communities, older cottage-type residences have been bought by wealthy part-time/seasonal residents 

and replaced with large custom homes, typically with price tags exceeding $1 million. For example, 
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as of August 2020, there were 14 homes in Grand Bend and 3 homes in Port Blake listed for more 

than $1 million. 

Figure 6 – Typical Cottage-Type Residences (top) & New Custom Homes (bottom) in Grand Bend / Port Blake 

 

 
 

Conversely, outside of the Port Blake Area, the municipality of South Huron does not have any 

communities that attract many seasonal or part-time residents. The housing stock in South Huron 

reflects this, with very few older cottage-type bungalows or large custom-built modern homes such as 

those found in Grand Bend and Port Blake. The only listing in August 2020 in South Huron more than 

$1 million was a 50-acre horse farm. Generally, the homes found in South Huron are either older two-

storey farmhouses, two-storey century homes on large lots, or 1980s style bungalows. 

Figure 7 – Typical 1970s/1980s Bungalow (left) & Two-Storey Century Home (right) in South Huron – Exeter 
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This differentiation is at least partially reflected in the age of the housing stock. As shown in Figure 

8, South Huron has a larger share of older homes (<1960s), while both Port Blake and Grand Bend 

have a larger share of new homes (>2000).  

In our view, these housing stock characterises further suggest that Port Blake and Grand Bend are part 

of the same Regional Market Area.  For persons looking to purchase in Port Blake, it is much more 

likely that they would also consider homes in Grand Bend (and vice versa) as opposed to elsewhere 

in South Huron or even Huron County.  This is because the homes in Grand Bend and Port Blake are 

similar and therefore more likely to be meet their needs/preferences, but also because the character 

and amenities of Grand Bend and Port Blake are more similar relative to other areas of Huron County.   

Figure 8 – Housing Stock by Year of Construction, 2016 

 

Usual Residents and Tenure 

The Port Blake and Grand Bend housing markets are also similar in that they both have an above-

average number of dwellings that are not occupied by usual residents. In Port Blake, 78% of private 

dwellings are occupied by a usual resident, while in Grand Bend only 54% of private dwellings are 

occupied by a usual resident. This is reflective of the seasonal character of both communities. In Huron 

County and South Huron, 85% and 91% of private dwellings are occupied by usual residents, 

respectively. This is just below the province-wide share of 92%.  

Additionally, both Port Blake and Grand Bend also have a very small proportion of renter households, 

who only account for 6% and 18% of total households, respectively. In Huron County, while 

ownership is still the predominant form of tenure, renter households account for a greater share of 

total households at 22%. In South Huron, renter households account for 26% of households. 

Housing Values 

As of 2016 census, the average reported home value for a home in Grand Bend was $446,011, while 

in Port Blake the average reported home value was $295,842. The lower value for the Port Blake area 

is likely due to the presence of the Grand Cove land-lease community, where homes have lower values 

due to the leasehold ownership structure. 
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More importantly, at the DA level, census reported housing values tend to have considerable variation 

given the very small sample size and are not considered overly significant. Comparing average 

reported home values at the municipal level, we see that while the average reported home values in 

Lambton Shores ($318,518) are only slightly higher than in South Huron ($282,143). For Huron 

County as a whole, the average reported housing value is $287,632.  

6.0 Conclusion 

In the eyes of residents and most homebuyers, the Port Blake area is part of the Grand Bend 

community, despite its location in a separate municipality and county. Residents of the Port Blake 

area would have a greater number of social and economic connections to Grand Bend (Lambton 

Shores) than they would to anywhere else in Huron County, relying primarily on the community of 

Grand Bend for community and commercial amenities.  

The connections between these two communities are also evident when examining the socioeconomic 

characterization of both areas - both Port Blake and Grand Bend are characterized as having an older 

population and as a seasonal community.  In addition, both communities have similar housing stock, 

with an abundance of older cottage-type residences and new large custom-built residences. 

For these reasons, it is our view that Port Blake is closer in character to Grand Bend than to South 

Huron or Huron County. In our opinion, it is therefore reasonable to assume that Grand Bend and Port 

Blake are part of the same Regional Market Area, as assumed in Tridon’s housing market analysis 

conducted by Gregory Thompson Consulting. This view is also in line with the PPS definition that a 

Regional Market Area can extend beyond municipal boundaries, assuming there is a high degree of 

social and economic connections, which is clearly the case in this situation.   

The primary issue moving forward is that other areas of South Huron are likely more similar in context 

to the rest of Huron County than Grand Bend.  Therefore, amending the definition in the South Huron 

OP must be undertaken carefully, either as a site-specific amendment or with language similar to the 

below example (edits in red): 

▪ An area, generally broader than a municipality, that has a high degree of social and economic 

interaction. Huron County is considered the Regional Market Area for the purpose of applying 

this definition, aside from Port Blake where the Grand Bend community can also be assessed.   

 

Disclaimer: The conclusions contained in this analysis have been prepared based on both primary and secondary 

data sources. NBLC makes every effort to ensure the data is correct but cannot guarantee its accuracy. It is also 

important to note that it is not possible to fully document all factors or account for all changes that may occur in 

the future and influence the viability of any development. NBLC, therefore, assumes no responsibility for losses 

sustained as a result of implementing any recommendation provided in this analysis. 
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This report has been prepared solely for the purposes outlined herein and is not to be relied upon, or used for any 

other purposes, or by any other party without the prior written authorization from N. Barry Lyon Consultants 

Limited. 
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