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Executive Summary

The primary objective of this commercial study is to provide a long-term vision for the

Mu n i c i plesigriatedyc@ranercial lands as part of the Official Plan (O.P.) Review A core
component of this study is a review of the amount of commercial land that currently exists, as
well as identifying the amount of commercial development that would be required to serve
future population and employment growth. Ensuring the quantity and suitability of commercial
land is an important factor in not only servicing the needs of residents, but also current and
future businesses.

A major provincial policy objective in the P.P.S., 2020 is that Municipalities ensure that land is
available to accommodate a range and mix of land use over a 25year horizon.* Designated
commercial lands are an important source in accommodating employment in Strathroy -

Caradoc, as approximately 20% of the Municipalt y ® s e mpl oyment i s accommoda
designated for commercial use. Over the next 25-years, it is anticipated that 19% of the
Municipality®s employment will be accommodated on

downtown and other designated commercial lands). The built:form and type of commercial

employment over the next 25-years is anticipated to evolve based on changes in consumer

behaviours and key disruptors, such as e-commerce and technology. Further, a major thrust in

provincial policy, such as the P.P.S., 2020 is to encourage more mixed-use developments that

support complete communities® principles of encou
employment density and establishing a sense of place. Striking a balance in supporting mixed-

use development and ensuring an adequate supply of commercial lands will be a key challenge

for the Municipality going forward, especially with increasing pressure to accommodate

residential development.

Detailed commercial space inventory of vacant and occupied space was completed for the
Strathroy and Mount Brydges Urban Settlement Areas in March 2021 to understand the existing
commercial conditions. As of March 2021, the urban settlements have approximately 1,009,000
sq.ft. (93,700 sq.m) of occupied commercial space and about 80,000 sq.ft. (7,400 sgq.m) of
vacant retail space. Overall, there is approximately 54 sq.ft. of commercial space per resident in
Strathroy and 33 sq.ft. of commercial space per resident in Mount Brydges. The commercial
space per resident in Strathroy is consider high relative to other markets in southern Ontario of
comparable size (range from 30 sq.ft. to 65 sq.ft.), while the commercial space per resident in
Mount Brydges is considered low. Generally, commercial space per capita is influenced by the
ability of the urban area to reduce outflow of local retail spending (leakage) and its ability to
capture sales from beyond the urban area (referred to as inflow). The high per capita in
Strathroy is largely due to its role in serving the extended trade area with a greater selection of
grocery stores and discount stores retailers (e.g., Dollarama, Giant Tiger and Walmart). Mount
Brydges low commercial space per resident is largely due to a combination of a large leakage of

P.P.S., 2020, policy 1.1.2.
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local spending outside the community and limited draw of retail spending from customers
outside the local area.

The Municipality®s ur ban settl ement s Vaeancyg rataof abountdvianat d
March 2021 which is considered healthy in a balanced market. Vacant spaceis largely
concentred in the downtown core of Strathroy. Kenwick Mall is a major source of vacant space
in the downtown core of Strathroy with approximately 35,000 sq.ft./3,300 sq.m of vacant
commercial building space. It is estimated that the Kenwick Mall contains just under half the
downtown vacant space.? It is important to note since the time of the inventory, the Kenwick Mall
has been under new ownership and undergone renovations. Nine vacant storefronts comprise
the balance of the vacant commercial space in the downtown.

To understand the commercial demand within Strathroy and Mount Brydges, a trade area was
delineated. The delineated trade area represents the extent of the farthest distance the majority
of consumers are willing to travel to purchase retail goods and services. The size of the trade
area depends on the mix of goods and services offered in the area, its proximity to competing
markets, trade area barriers, mobility, and traffic flow. Generally, there are two types of trade
areas: convenience and destination/comparison-based trade areas. The latter trade area is
more expansive and competitive, while the former is more localized and serves the everyday
needs of the local customer and drive-by motorist. The existing commercial base of the
Municipality is primarily convenience based. The trade area of the Strathroy Urban Settlement
Area includes the following municipalities:

1 Municipality of Southwest Middlesex;

Village of Newbury;

Municipality of Adelaide Metcalfe;

Municipality of North Middlesex;

Township of Brooke-Alvinston (Lambton County); and
Township of Warwick (Lambton County).

=A =4 =8 =4 A

The trade area of Mount Brydges includes only the urban settlement area of Mount Brydges.

Within the trade area, Watson completed an inventory of the exising (built and vacant)
commercial building space. It is estimated the Strathroy and Mount Brydges represent
approximately 57% of the commercial space within the trade area. It is important to note that the
City of London is a major competitor within Strathroy-Caradoc and is not included in the market
area inventory. The City of London is considered primarily as retail destination for local residents
and not consider a major source for the inflow of retail sales to Strathroy and Mount Brydges.
The markets identified in the trade area contribute towards the demand potential for commercial
space in Strathroy. It is estimated that the population of the Strathroy Trade Area (Primary and
Secondary Trade Areas) will reach a population of approximately 61,400 by 2046, an increase of
14,600 over the 2021 to 2046 period, representing an annual average population growth rate of

2 Data as of March 2021.

aver a
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1.4%. As previously discussed, the Mount Brydges Trade Area includes only the Mount
Brydges Urban Settlement Area.

A review of vacant designated commercial lands within the Strathroy and Mount Brydges was
completed. The Strathroy Urban Settlement Area has approximately 29 ha of vacant designated
commercial lands, while the Mount Brydges Urban Settlement has approximately 3 ha of vacant
designated commercial lands. In addition to vacant commercial lands, there are significant
opportunities for commercial intensification on underutilized commercial sites, in particular the
Kenwick Mall site in Strathroy.

Over the next 25-years, it is anticipated that the Strathroy Urban Settlement Area has the
potential to support an additional 350,000 sq.ft. (32,500 sg.m) G.L.A of commercial space by
2046. A large component will include local-serving retail uses at approximately 73% of the
commercial space. The other 27% of commercial space demand is anticipated to comprise
Non-Food Store Retail, referred to as GAFO. This retail category is a comparisorrbased retalil
use. The Urban Settlement Area of Mount Brydges has the potential to support an additional
78,000 sq.ft. (72,000 sg.m) G.L.A. of commercial space by 2046. A large component will include
local-serving retail uses at approximately 85% of the commercial space. The other 15% of
commercial space demand is anticipated to comprise Non-Food Store Retail, referred to as
GAFO. Further details are provided in Appendix F.

Based on review of supply and demand, Strathroy has a surplus of designated commercial lands

of approximately 16 ha, while the Mount Brydges Urban Settlement Area has a sufficient supply

of commercial land. Going forward it is anticipated that the demand for retail big-box retail such

as those found in the Strathr oy®snmercewBigihexnd wi | |
users are at least 20,000 sq.ft. (1,900 sq.m) and are generally conprised of three categories 2

general merchandise retailers (e.g., Walmart and Canadian Tire), food store retailers and large
specialty retailers-kitékbesfedet 8eas SBapt agdr JYoys
the next 25-years, commercial growth in Strathroy and Mount Brydges is anticipated to be

largely concentrated in small (less than 20,000 sq.ft./1,900 sg.m.) commercial and institutional

uses (e.g., restaurants, health/medtal offices, small office uses and daycare centres), as well as

a moderate amount of commercial space that may require big-box retail space, including food

store use and non-food store retail use (including discount retailers, similar to Winners and

Dollarama).

A series of policy recommendations were provided in this report that build upon the existing
principles of the Strathroy-Caradoc R.C.S.and the existing provincial and County of Middlesex
policy frameworks. Each strategic recommendation outlines the current issues and
opportunities associated with it, as well as policy or process-based actions for the Municipality of
Strathroy-Caradoc to consider in its land-use and economic development planning activities.

Given the rise of e-commerce and other disruptors anticipated over the forecast horizon, policy
enhancement s t o t h e skwmmeérdgal spuature willb@required to ensure that the
Municipality's commercial base grows with population.

The policy recommendations include the following:

Vi
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1 Allow Commercial Areas to evolve into mixed -use sites while protect ing
commercial space fo rthe long -term

o In order to ensure mixed-use developments on designated commercial sites
support complete community principles and maintain an adequate mix of non-
residential uses, the Municipality should consider the review of a proposed
mixed-use development on designated commercial lands as part of a
Comprehensive Review and/or as part of a Commercial Functional Study
prepared by applicant.

1 Ensure that Mount Brydges ca n accommodate commercial demand given a
sufficient supply of des ignated commercial land

0 The Municipality should protect designated existing and vacant designated
commercial lands in Mount Brydges.

9 Protect and enhance the function of the downtown core of Strathroy

o Maintain O.P. policies that protect the commerce function of the downtown core
by requiring ground -floor retail uses to be occupied by commercial uses and
directing residential above commercial uses.

0 Building on the Downtown Master Plan, 2020, consider identifying the Kenwick
Mall site, as a special policy area that allows for a gradual transition of uses that
complement the downtown core, including the opportunity to increase people
and jobs density on site, allow for a greater intensity of residential uses that
support the downtown and opportunities for parking.

1 Consider removing the minimum size threshold for free -standing retail outlets and
the number of retail outlets in areas designated commercial in south end of
Strathroy

0 Municipalities have traditionally used minimum/maximum size threshold as an
approach to control big-box and category-killer growth and protect downtown
areas, by directing commercial uses that cannot be accommodated in the
downtown to arterial road locations. This approach is losing relevance, especially
in the context of Strathroy, as commercial growth is largely to be comprised of
smaller retail uses. It is important to recognize that the downtown does not have
the capacity to accommodate commercial growth anticipated. Best Practices in
planning for commercial development is to create a vibrant commercial structure
that includes a connected structure of nodes and corridors that supports
communities through the urban area.

o In order to ensure that vitality of commercial areas, the Municipality should
consider removing the zoning-bylaw requirement of minimum size commercial
floor area and number of retail outlet thresholds for free-standing retail uses.

9 Protect and direct commercial development in the established commercial nodes
and corridors

o Develop O.P. policies that establish identify existing commercial nodes and
corridors.

o . Provide policies that protect Commercial Areas, as well as Employment Areas by
directing major retail uses (20,000 sq.ft./1,900 sg.m) to Commercial Areas.

vii
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Further, commercial uses within Employment Areas should include supportive
commercial uses, such as hotels/motels, restaurants, fitness centres, office uses
and commercial uses that cannot be accommodated in commercial areas due to
storage requirements (e.g., pool and spa sales, building material sales, equipment
sales and rental, etc).

o Commercial development in residential areas should include small-scale
commercial uses that have a minimal impact on the function of the commercial
structure.

1 Undertake regular and ongoing monitoring of Commercial Area land suppl y and
demand

o Develop asystem for tracking and monitoring commercial land supply and
demand data, in accordance with the County of Middlesex O.P. policy on
monitoring (policy 4.2) and building on baseline data provided in this R.C.S., to
assist with longer-term planning and land-needs forecasting.

o0 Track development enquires and potential issues with the O.P. policies to ensure
the effectiveness of the O.P. in commercial development which can be reviewed
at the next O.P. review.

0 Undertake a comprehensive update to the R.C.S. ewery five years at minimum.

viii
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1

Introduction

The Municipality of Strathroy-Caradoc identified the need to prepare a Regional Commercial
Systems Study (R.C.S.)as a part of the Official Plan (O.P.) Review. A key objective of the study
is to assessthe anticipated commercial market demand in the Municipality over a 25-year
horizon (i.e., 2046) and identify corresponding commercial land needs over the forecast period.
The R.C.S. includes the following:

1

=

A review of macro-trends and issues affecting retailing in Canada, including e-
commerce, blurring of retail channels, shifts in demographics and changes in buying
preferences;

A review of complementary land uses within mixed-use lands and commercial blocks;
The share of Strathroy-C a r a d forec@ssemployment that is anticipated on commercial
designated lands (downtown and commercial land uses);

A review of the commercial space within the regional market area (i.e., City of London
and surrounding urban areas);

A review of commercial space metrics in selected comparable markets;

A detailed inventory of commercial space within Strathroy-Caradoc by commercial use;
A gap analysis to identify commercial uses underrepresented within the local and
regional area and the market potential to accommodate these uses over the forecast
horizon; and

A review of the commercial policy framework and policy directions.
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2 Policy Context

The process of preparing the Municipality®s new O
(C.R.), in accordance with section 26 of the Planning Act. The O.P. must be consistent with the

P.P.S., a provincial document that includes policy direction on matters of provincial interest

related to land-use planning and development. The O.P. update is also an opportunity to ensure

that O.P. policies continue to address evolving local priorities and changing community needs.

Commercial land policies and regulations, and other guiding documents, play a key role in
guiding development activity. The following provides a summary of the relevant provincial and
local regulatory and policy framework that relates to commercial areas and commercial lands.
These policies provide a framework for the analysis and policy directions outlined in Chapter 9.

2.1 Provincial Context

The Provincial Policy Statement, 2020 (P.P.S., 2@0) provides high-level policy direction for
planning and regulating the development and use of land in Ontario. All decisions that affect
land-use planning for municipalities across Ontario must be consistent with the P.P.S., 2020. A
few key over-arching policy directions are summarized below.

The policies in section 1 of the P.P.S., 2020, Building Strong Healthy Communities, provide
guidance for facilitating efficientlandus e and devel opment policies to s
healthy and resilientc o mmuni ti es, ° and protect the environmen
communities. Other policies in section 1 of the P.P.S., 2020 encourage the promotion of

economic growth, diversification of the economic base, and employment opportunities in rural

areas (Policy 1.1.4.1 f).

Facilitating economic development is outlined in Policy 1.3 of the P.P.S., 2020 ard provides

direction for a range of employment opportunities to ensure a diversified economic base. The

pol i ci es &dlitating theacgnditions for economic investment by identifying strategic

sites for investment, monitoring availability and suitability of employment sites, including market-

ready sites, and seeking to addr es s3c)pbhemlcies al bar
of section 1.3.2 on Employment Areas state that planning authorities should provide an

appropriate mix and range of employment, and opportunities for a diversified economic base.

2.2 Official Plan for Middlesex County

The County® ©.P. was adopted by the Council in September 19972 and gives the following
provisions for guiding commercial development within the County:

In the Middlesex County O.P. (Policy 2.3.8), urban and settlement (community) areas are
identified as the preferred growth areas, having a role as the primary locations for commercial
development.

3 Amended by O.P. Amendment No. 2, July 11, 2006.
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The County identifies Strathroy and Mount Brydges as settlement areas in Strathroy-Caradoc.
In addition to where growth should be directed and planned for, the County® ©.P. alsooutlines
the importance of preserving and protecting the large agricultural economic base, while also
diversifying and attracting new opportunities (Policy 2.3.4).

The County also provides specifics on what it means to protect, preserve, and plan for
employment growthanddiver si f yi ng t hoeicl@aseu ot exanple, the policies
focus on:

0 Locating commercial uses along arterial county roads;

o0 Monitoring the supply of commercial and employment land to ensure that there is
sufficient supply;

o Ensuring that commercial areas are serviced by modern infrastructure systems
like roadways, rail line and telecommunication networks;

o Encouraging local municipalities for developing policies for commercial uses
such as downtown commercial, highway commercial, shopping centre
commercial (where appropriate), neighbourhood commercial and other
commercial uses, as necessary;and

o Diversifying agricultural uses by allowing for farm-related industrial and
commercial uses in accordance with section 3.3.5 of the O.P.

2.3 Mu nicipality of Strathro  y-Caradoc Official Plan

The Municipality of Strathroy-Caradoc consists of five settlement areas, i.e., Strathroy, Mount
Brydges, Melbourne, Campbellvale and Delaware West Of these, Strathroy and Mount Brydges
are considered Urban Settlement Areas and are estimated to accommodate most of the growth.
The Settlement Area of Strathroy is fully serviced and Mt. Brydges is partially serviced (full
services only in certain locations). Melbourne is a partially serviced community by a municipal
water supply system and does not have potential to accommodate significant growth. Future
residential development is restricted for the remaining communities.

Commercial uses are outlined in section 3.3.2 of the O.P. for Strathroy and 4.3.2 for the Mount
Brydges area. In addition, the Downtown Core is the predominant retail centre for Strathroy -
Caradoc and the policies defining the area are detailed in section 3.3.1 of the O.P. These areas
are identified in the O.P. in Schedule B.

Downtown Core

Primary uses within the Downtown Core designation include establishments essentially engaged
in the buying and selling of goods and the offering of services, e.g., retail stores, banks,
restaurants, offices, service shops, business and professional offices, pesonal service
establishments, accommodation, and entertainment facilities. In addition, there are certain
secondary uses permitted such as institutional and cultural uses, parkland and recreational
uses, small-scale, low-impact industrial uses, and residential uses.
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As per section 3.3.1.7, the O.P. recognizes the importance of re-positioning the downtown core
in terms of fulfilling a more multi-functional role for the area as the main centre of the
Municipality.

Commercial 2 Strathroy

As per section 3.3.2 of the O.P, the major concentration of commercial development outside the
Downtown Core in Strathroy lies along Caradoc Street in the south end of the Urban Settlement
Area of Strathroy. Elsewhere, commercial development has been more limited, occurring at
various locations along Albert Street, Metcalfe Street and at the corner of Victoria Street and
Pannell Lane in the north end of the Strathroy Urban Settlement Area. A significant corridor of
commercial development has and continues to develop along Centre Road between Pamell
Lane and Highway 402 north of the municipal boundary in the neighbouring Township of
Adelaide Metcalfe. Within the Strathroy area, large-scale commercial development is to be
directed south of Carroll Street on Adelaide Road, between Adelaide Road and Saxton Road. A
major, new commercial area, known as Strathroy Crossing, issituated south of Carroll Street in
the south end of the Urban Settlement Area.

Primary uses permitted within the designation include commercial uses envisaged to cater to
customers arriving by motor vehicles as opposed to the focus on walkability which is a key
design element in the Downtown Core area. In addition, there are multiple secondary uses such
as multi-use shopping centres/malls, residential uses, institutional uses and small-scale industrial
uses which are permitted in the designation. As per section 3.3.2.1 of the O.P,a detailed list of
permissible uses shall be a part of the zoning by-law. The O.P. further provides for the
preparation of improvement plans for Caradoc Street and Metcalfe Street, as shown on
Schedule C of the O.P., focusing on elements such as streetscape, traffic, pedestrian amenities,
utilities, and signage.

In addition to the commercial and downtown designated areas, certain Special Policy Areas
identified in Schedule B of the O.P. also permit commercial uses in addition to their Industrial
designation. These include Special Policy Area No. 22 779 Wright Street and Special Policy
Area No. 32 Second Street at Adair Boulevard“. Special Policy Area No0.32 OPA 9 allows for a
specific commercial use, utility trailer sales.

Finally, a small commercial site has been identified in the North Meadows Secondary Plan on a
parcel southwest of the intersection of Second Street and Adair Boulevard. The commercial site
is intended to act as small retail and commercial service amenity area for local residents. The
commercial site is located adjacent to Special Policy Area No. 3 (to the north) which permits
industrial and commercial uses and is in proximity to institutional uses (to the northeast).

4 The Special Policy Areas have not been included in the Commercial Land Inventory to avoid double
counting as those parcels form a part of the Employment Land Inventory. Furthermore, a provision for
some commercial uses on Employment Lands has been made as a part of the Municipality of Strathroy-
Caradoc Official Plan Review - Employment Land Study.
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Collectively, the uses surrounding Second Street and Adair Boulevard have the potential to
create a community hub for local residents.

Commercial 2 Mount Brydges

As per section 4.3.2 of the O.P., areas designated for continued and future commercial uses
comprise the established commercial core of Mount Brydges lying generally along Adelaide
Road (County Road No. 81) between Regent Street in the north and King Street in the south
and 3 ha commercial node comprising of undeveloped lands lying on the westerly side of
Adelaide Road south of Parkhouse Drive. These areasare shown in Schedule F of the O.P.
These uses include commercial core (defined in section 4.3.2.2 of the O.P. as the established
commercial areas in the settlement) and peripheral commercial (located at the main entrances
of the Mount Brydges settlement area).

Primary uses permissible within the designation include general merchandise, specialty
merchandise, food, auto-related uses, offices and service uses, as well as nstitutional uses and
residential uses integrated with commercial uses. Further, other non-commercial uses
considered compatible with commercial development may also be permitted within the
designation.
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3 Emerging Tr ends in the Retall
Sector

The following chapter provides a brief overview of macro trends in employ ment, and a review of
national and provincial retail trends.

3.1 Labour Trends in Population -Related Employment Sectors in
Ontario

Population-related employment (P.R.E) sectors accommodate a broad range of employment
sectors that primarily support the local and regional population base. A proportion of
neighbourhood-serving population-related uses, such as home businesses, schools, and
neighbourhood retail stores, can locate on residentially designated lands, subject to planning
policies addressing their site-specific suitability. The majority of P.R.E. jobs, however, are
accommodated in residential mixed-use, commercial, and institutional designations.

Figure 3-1 summarizes employment growth trends within P.R.E. sectorsover the past two
decades (i.e. 2001 to 2020) in the Province of Ontario®> While Figure 3-1 summarizes annual
labour force data at the provincial level, similar trends were observed at the local level in
Strathroy-Caradoc based on a comparison of Statistics Canada census data between 2001 and
2016.° As shown in Figure 3-1, employment within the retail trade sector has remained
relatively stable over the period, while office-related and health care and social assistance have
grown and become larger components of the employment base in Ontario. The expansion of
these sectors has resulted in an increase of health-care practices and a rise in the number of
office tenants within shopping centres and retail plazas, locations that provide convenience to
their clients. These sectors typically can accommodate up to 30% or 40% of the gross leasable
area (G.L.A) space of a retail site. Other than office-based sectors, all sectors have
experienced a decline in labour force between 2019 and 2020 as a result of the coronavirus
disease (COVID-19) pandemic. This decline has been most evident in the accommodation and
food services sector which had generally remained steady since 2001.

5 Annual Statistics Canada labour force data that provides annual labour force data at this detailed level is
only available at the provincial level. Statisics Canada labour force data at the Census Metropolitan Area
(CMA) level does not disaggregate Retail Trade and Wholesale Trade as one employment sector
category.

5 Employment in Health Care and Social Assistance in Strathroy-Caradoc increased by 76% between
2001 and 2016, while Office-Related sectors increased by 18% and Retail Trade decreased by -5% over
the same period.
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Figure 3-1: Labour Force Employment by Population-Related Sectors in Ontario, 2001 to 2020

3.2 Changes in Consumer Behav iours and Commercial D isruptors

Figure 3-2 illustrates the monthly e-commerce retail sales since 2016. Since that time, e
commerce sales have increased significantly; between January 2016 and January 2021, there
has been an increase of 322% in overall retail eecommerce sales. The COVID-19 lockdown
which involved the temporary closure of stores in the second quarter of 2020, resulted in a
significant increase in e-commerce spending. May 2020 represented the largest single-month
increase in e-commerce spending in Canada. Retail ecommerce sales have risen steadily, with
the proportion of online sales to total retail trade rising from 2.4% in 2016 to 6.3% percent in
2020.” Since May 2020, there has been subsequent temporary lockdowns. It is anticipated that
e-commerce levels will eventually drop with the gradual re-opening of stores, restaurants and
other service commercial uses in Canada post the COVID-19 pandemic.® Further, the digital
impact of retail sales is even greater with mobile purchasing platforms (e.g., uberEats, Skip the

" Derived from Statistics Canada. Table 20-10-0072-01 Retail e-commerce sales.
8 Adapted from Retail Insider article, Retail ECommerce Explodes in Canada Amid COVID-19 Pandemic,
prepared by Mario Toneguzzi, July 29, 2020.
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Dishes) that support retail sales of local retailers by providing alternative platforms for
purchasing products and services.
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Source: Derived from Statistics Canada, Canadian Monthly E-=Commerce sales, January 2016 to January 2021 by
Watson & Associates Economists Ltd., 2021.

Figure 3-2: Monthly Canadian E-commerce Sales in Canada, January 2016 to January 2021

Figure 3-3 provides a summary of e-commerce sales by retail store type. As summarized, non
store retailers, businesses without a bricks-and-mortar retail store (e.g., Wayfair and Amazon),
represent approximately 60% of retail e-commerce sales. The remaining 40% of retail e-
commerce sales comprise retailers that operate bricks-and-mortar retail stores. Food services
and clothing and accessories retailers represent the largest share of e-commerce sales among
those operating bricks-and-mortar retail stores, while the remaining retail store categories
represent a quarter of the e-commerce sales in Canada?’

° Data obtained from Statistics Canada, Table 20-10-0065 Retail Trade and Table 21-10-0232-01 Food
Services and Drinking Places, 2019.
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Places, Table 2110-0232-01 Food services and drinking places, &éommerce sales 2019 by Watson &
Associates Economists Ltd., 2021.

Figure 3-3: Share of Canadian Ecommerce Sales by Retail Store Type, 2019
National Commercial Trends

There have been some major retail trends influencing the commercial landscape across the
country, which generally will influence the demand for retail and commercial space within the
Municipality of Strathroy-Caradoc. These trends are discussed below.
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Retailers are embr acin-nigmeé heetcainicepwhiodh jjusdl ves
technologies in controlling product inventory and applying scheduling techniques to provide the
same product assortment with less real-estate square footage.

While sales per square foot (sq.ft.)° has been a typical measuring metric for store performance,
retailers are now also evaluating store performance based on meeting other corporate
objectives, including enabling e-commerce sales or creating a showroom for brand
experiences.?

The rise of e-commerce has influenced the demand for retalil
square footage, in particular the demand for retail goods. While e-
commerce has been capturing market share from goods-based
retailers,'* growth in service-based retailers'? continues as they
provide social experiences and other services that cannot be
purchased remotely. Further, mobile delivery platforms, such as
Skip the Dishes and uberEats are exending the customer reach
of food service establishments, including adding convenience for
food service establishments that do not offer their own delivery
service. Service-based retailers typically have smaller footprints
than goods-based retailers and, therefore, have greater flexibility
for intensification areas. These service-based retailers are driving
the intensification of retail plazas, power centres and shopping
centre sites across Canada by adding retail space to parking lots
and occupying vacant retail space previously inhabited by goods-  p;,,.r0mo Automated Pizza Oven,
based retailers. Queen Street, Downtown Elmvale.

4
7
0
0
0

As previously discussed, technology, specifically e-commerce, is providing opportunities for
retail and service establishments to better reach customers. In addition, technology is also
providing opportunities for innovation in retail platforms. Beyond bricks -and-mortar retail
buildings, retailers and service providers are also investing in selfserve kiosks and providing

®The ~backroom® storage c¢ omp ogalesratea, cah comprise@d%ad20% aft or e, t h
the G.L.A. of a commercial rental unit (C.R.U.). Improvements in inventory management can reduce the

storage floor space requirements.

11 Goods-based retailers are retailers that sell merchandise for consumption outside the store (i.e.,

household). Typically, the merchandise is groceries and durable goods.

12 Service-based retailers include retailers that sell services (e.g., travel agercy, hair salon and dry

cleaner), commercial businesses that provide accommodations and entertainment (e.g., bowling alley,

escape room, and cinema) and establishments that prepare food and drink items (restaurant and bar) that

are consumed on site or for immediate consumption.
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retail platforms on wheels, such as trucks converted to libraries to reach customers and provide
access to library resources and staff assistance.

The automation of retail stores is anticipated to have an impact on the function of bricks-and-
mortar retail stores, blurring the lines between warehousing and retail. National retailers are
utilizing technology used in warehousing to improve profitability, including using robotics to
track inventory and automating transactions. The key objectives of increasing automation in a
retail store are to increase profitability of the retail and enhance convenience for customers.

Convenience is typically tied to the
dominant mode of traffic to the store
and is focused on reducing the time a
customer spends at the store.
Walmart Canada for example recently
renovated an existing Scarborough
store with a 22,000 sq.ft. (2,000 sgq.m)
fully automated fulfillment centre
where customers drive up to

automated kiosks that can serve more
than five customers at a time. Walmart Automated Retail Store, Sherman, Texas. Similar
operation planned for select locations in Canada.
Image Source: Multi-Channel Merchant News

The majority of CanadgLamdian ding, Sobeys, and Loblaw), awhich r s
have traditi eéomaxl°l v edeadn erbsi, g fstare mototyges that rangesird
size from 5,000 to 20,000 sq.ft. (460sg.m to 1,860 sq.m). The small-store prototype is about
serving a more defined targeted demographic from a smaller local trading area and pursuing
infill opportunities that may have been overlooked in the past. The small-store footprint provides
developers with greater flexibility in incorporating retail into mixed -use developments and small
infill retail sites.

With the exit of large retailers from Canada within the past decade (e.g., Sears, Target, and
Future Shop), retail property owners are redeveloping or breaking up big-box retail buildings
into multiple retail units. Further, over the past few years, retailers have been rationalizing retalil
networks which has led to some store closures and downsizing ofleaseds pace t o a
si zed®° fia, aspdrspacetis baing subdivided).

As the retail base is evolving, the retailbuilt forms of mature retail areas are becoming less
desirable and require new building forms and a new tenant mix. As aresult, municipalities and
developers across Canada are exploring opportunities for the redevelopment of aging retail sites
to other uses (i.e., mixed use) or other retail development concepts.
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Farmgate retail businesses are market outlets on agriculture land where farmers sell agricultural
and craft products directly to the consumer, local restaurants and caterers. Farmgate retail can
range from a produce stand to an all-season store.
Farmgate retail has become an increasingly important
component of rural tourism and commerce, especially within

Middlesex County. Farmgate provides an opportunity for ‘T?Z

\f)Slegers
urban residents to connect with farmers, while providing an \ AR QI’SI
opportunity for farmers to supplement income with another n.greens
revenue stream that contributes towards the long-term wwws"‘ge_'sg'““‘""‘
sustainability of farming. Provincial policies support this Mon - Fii 9.0 509

. Sat 9:00-1:00
type of activity. The P.P.S.,2020 supports on-farm
diversified uses which allow farms to explore options for
generating income to help support agriculture for the long Farmgate business are an important
term.’® Zoning by-laws accommodating this form of rural commerce function in the rural area.

. Farmgate businesses are not included
commerce range across Middlesex County. The in the commercial built space inventory.
Municipality of Strathroy-Caradoc® goning by-law generally
permits small-scale farmgate retail with some conditions. The Strathroy-Caradoc by-law permits
seasonal fruit and vegetable stands in the Agriculture Zone with a maximum floor area of 50
sg.m and a requirement that the stand must be operated by individuals residing on the lot and
only one employee that is not a resident shall be employed at the stand.**

3.3 National Commercial Outlook

Since the early 2000s, retail growth in Canada has primarily focused on infilling existing retail
sites thr-bogh rébbail pads (smaller retaiboers with
retailers) in power centres, expansions of regional shopping centres and retail growth oriented
towards serving the local needs of a neighbourhood. National and regional retail trends suggest
that retail growth will continue through infilling efforts on existing retail sites, with an emphasis
on retail uses focused on local serving uses (e.g., food store, pharmacy), experiences (e.g., food
services, escape rooms and bars), services (e.g., tutoring centres, dry cleaning, daycare, hair
salon and medical/dental o f f i c e si)n anud t i teayrfagoams evithao ekcommerce
platforms (e.g., Dollarama, HomeSense and Winners) These retail uses tend to have a smaller
retail footprint ranging from 1,500 sq.ft. (140 sg.m) up to 40,000 sq.ft. (3,700 sg.m) which
provides more flexibility in accommodating mixed-use or intensification environments.

The anticipated population growth of Strathroy-Caradoc will continue to support demand for
new local-serving retail, as consumers do not want to travel far to buy these products.
Accommodating local-serving retail uses that contribute towards building walkable communities

13 Provincial Policy Statement, 2020.
14 The Municipality of Strathroy-Caradoc® goning by-law, By-law 43-08, Consolidated November 2020,
General Agriculture, p. 18.2.
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should be a key objective in planning for intensification as well as greenfield areas Despite the
population growth anticipated, other retail uses that are more comparison based (e.g., general
merchandise, apparel, furniture and electronics) are expected to grow at a slower pace due to
Strathroy-C a r a d praximity to the City of London and national retail trends.

As previously discussed, e-commerce and automation of retail stores is anticipated have an
impact on the function of bricks-and-mortar retail stores, blurring the lines between warehousing
and retail. Planning for retail uses will require a need to focus not only on the type of use, buta
review of any secondary functions such as warehousing.

3.4 Key Retail Terms

The following provides a summary of key retail terms discussed herein.

1 Service -based retailers include retailers that sell services (e.g., travel agency, hair
salon and dry cleaner), commercial businesses that provide accommodations and
entertainment (e.g., bowling alley, escape room, and cinema) and establishments that
prepare food and drink items (restaurant and bar) that are consumed on site or for
immediate consumption.

9 Personal Services is a sub-set of service-based retailers and includes commercial
services operating with a storefront and open to the public, and include the following:
dry cleaners, hair/nail salons, spas, travel agencies, laundry services, weight loss
centres, tattoo parlours, and tanning salons. Personal services are generally considered
local serving uses.

1 Finance, Insurance and Real Estate (FIRE) and Business Services is a sub-set of
service-based retailers and includes commercial services operating with a storefront and
open to the public. These uses are typically founded in the downtown core, retail plazas
and small-scale office buildings in the Municipality of Strathroy-Caradoc, typically on
lands designated for commercial use. The commercial inventory prepared for this study
includes all office uses on designated commercial lands.

1 Goods-based retailers are retailers that sell merchandise for consumption outside the
store (i.e., household). Typically, the merchandise is groceries and durable goods.

9 Local-serving retail u ses accommodate the immediate retail and service needs of the
local population. Typically, these uses are frequently visited, and customers are less
likely to drive a far distance to compare prices. Local-serving retail uses are generally
comprised of service-based retailers and select goods-based retailers, including grocery
stores, liquor stores and drug stores.

1 Comparison -based retail uses attract customers from a far distance where customers
compare prices and selection at comparable retail stores. Often the savings on the
product and access to a greater selection off-set the cost and time of travel. Examples of
comparison-based serving uses include retailers that provide general merchandise,
apparel, furniture, automotive sales, building supplies and electronics. Comparison-
based serving uses are comprised of goods-based retailers.

13
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9 Gross Leasable Area (G .L.A.) is the floor area available for the exclusive use of a retalil
tenant. G.L.A. excludes common areas, elevators and sairways.

Finance, Insurance and Real Estate (FIRE) and Business Services are often accommodated in retail buildings.

Further definitions of terms are provided in Appendix A.

14
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4 Strathroy -Caradoc Retail Market
Profile

4.1 Retall Trade Area

The commercial sector is comprised of a range of businesses that offer services and goods to
customers locally and regionally in a bricks-and-mortar location. As previously discussed, the
commercial sector includes office and retail uses. Within the commercial sector, the

Muni ci p al badeis@tnted aldngadrtérial roads, and the location characteristics of
these retail corridors make them highly accessible to the surrounding population base. The
Mu n i c ispxdsting tetail@etwork was developed based on a reliance on auto-oriented travel
by its consumers.

The Strathroy downtown area represents the only retail area that encourages pedestrian activity
within the Municipality. The visitation base and patronage of local retail and services within a
downtown area are typically comprised of the local population and employees from within a 10-
minute walk radius, in addition to residents from beyond the local area (which forms a greater
part of the visitors due to the large number of FIRE and Business service uses prevalent in the
Downtown Area) and tourists. Generally, the share of expenditures of the population and
employment base in the local area, versus persons from beyond the local area, depends on the
density and demographics of the local area and the relative strength of the downtown in
attracting visitors. In small town markets such as Strathroy, where population density is low
within the downtown area, there is a greater reliance in attracting tourism and the local
population of the Urban Settlement Area.

Given the need to rely on customers from beyond the local area, convenient parking facilities
are still required for downtown areas. Successful small-town markets accommodate parking
facilities at strategic locations and encourage cross-shopping (shopping at multiple stores) that
is pedestrian oriented through place-making and urban design principles. The Municipality of
Strathroy-Caradoc Downtown Master Plan (2020) provides a plan for the downtown that
supports these principles, including planning for a unified and accessible mid-block parking
system, establishing gateways and improvements to the streetscape, create attractive public
spaces to facilitate public events.’® Further, the Downtown Master Plan (2020) considers the
Kenwick Mall site as the largest opportunity for the downtown. The plan envisions the
redevelopment of the Kenwick Mall site as a focusfor intensive mixed-use development
containing residential uses. Parking is envisioned to be contained in the interior of the block with
a combination of surface parking and some parking structures. The redevelopment potential of

15 Municipality of Strathroy-Caradoc, Downtown Strathroy Master Plan prepared by Re:public Urbanism,
October 2020.
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the Kenwick Mall has the potential to enhance the downtown core by improving access to the
downtown and increasing the population density of the downtown core.

The commercial demand analysis in this report assumes a stronger and more vibrant downtown.

The delineation of a trade area is the initial step in determining the market demand for
commercial space in an area. The delineated trade area represents the extent of the farthest
distance the majority of consumers are willing to travel to purchase retail goods and services.
The size of the trade area depends on the mix of goods and services offered in the area, its
proximity to competing markets, trade area barriers, mobility, and traffic flow. Generally, there
are two types of trade areas: convenience and destination/comparison-based trade areas. The
latter trade area is more expansive and competitive, while the former is more localized and
serves the everyday needs of the local customer and drive-by motorist. The existing
commercial base of the Municipality is primarily convenience based. Provided below is a
summary of the trade area delineation of the Strathroy Urban Settlement Area and the Mount
Brydges Urban Settlement Area.

Watson utilized ping cellular phone data from a third-party provider.*® Cellular pings are signals
that are made periodically from cell phones to nearby cell towers. Each ping includes the cell
phone®s uni gu e rtoaheternet IP address)( Thirdiparty data providers are able
to supply privacy-compliant customer data that identifies the number of unique visitors to a
given retail site, including the frequency of visits over a time period and the origin of the visitor
by postal code. Ping cellular data has become a common data source in understanding
customer origins in the retail industry, replacing licence plate surveys.

Strathroy Urban Settlement Area

The ping cellular data provided interesting insights into the patterns of visitors to Strathroy-
Caradoc. The map in Figure 4-1a provides an illustration of people who visited Strathroy at least
twice annually over the course of a six-year period (January 2014 to January 2020) based on
the evening location of the mobile device (typically the home). Data was compiled based on the
Adelaide-Carroll Road commercial corridor in Strathroy, specifically the area within the Strathroy
Crossing and Walmart commercial development area. This survey area was selected based on
the mix of local and regional serving retail uses, including a liquor store (LCBO), dollar store
(Dollarama) and big-box retailers (Walmart and Canadian Tire). The data by the third-party
provider screens out on-site employees and vehicular traffic. The sample represents over 8,100
visits and 82% of the sample is based on visits observed over the January 2017 and January
2020 period (18% prior to 2017). The survey data indicates that most visitors in this sample also
visited other | ocal retailers outside the survey
Restaurant, Real Canadian Superstore and Tim Hortons. As illustrated on the map, Strathroy

16 uM Inc., data obtained from Vista Explorer application, January 2014 to January 2020.
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attracts visitors from across Middlesex County, Lambton County and the City of London. The
municipalities adjacent to Strathroy-Caradoc to the north and west are estimated to form the

trade area of the Strathroy Urban Settlement Area, the area where Strathroy draws the

largest

concentration of customers. Based on the ping cellular data, the trade area of the Strathroy

Urban Settlement Area includes the following municipalities:

1 Municipality of Southwest Middlesex;

1 Village of Newbury;
1 Municipality of Adelaide Metcalfe;
1 Municipality of North Middlesex;
1 Township of Brooke-Alvinston (Lambton County); and
1 Township of Warwick (Lambton County).
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Figure 4-1b provides a summary of the survey sample based on the share of visits by customer
origin. As summarized, approximately 48% of the visitors to the survey area are residents of the
delineated Strathroy Trade Area. The share of visits from residents who live within the Strathroy
Urban Settlement Area represents a quarter of the visitors to the survey area. It is important to
recognize that while the local visitors only represent a quarter of visits to the area, these visitors
are estimated to have a higher weighting in terms of expenditures at the local stores. Local
residents generally shop more often at local stores, shop at a wider range of local stores and
make larger purchases. It is estimated that Strathroy residents would represent most of the
sales to Strathroy stores. Within the food store retail use, which is the retail use with the highest
penetration of local retail sales, itis estimated that approximately 72% of food store retail sales
are from Strathroy residents, while the extended trade area would represent 18% of the sales. It
is estimated the remaining sales are from customers outside the trade area at 10%."’

Approximately 52% of the visits to the survey area were people from beyond the trade area, in
particular residents from the City of London (13%). St r at hr oy®s | ocati on
(Highway 402) and having one of the few exits with commercial services on the highway are
considered primary reasons for the high portion of visits from outside the local area.

17 Due to COVID-19 restrictions, a customer survey on spending patterns was not conducted.
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Strathroy Urban Settlement Area

Mun. of Strathroy-Caradoc - Rural _ 5%
Municipality of North Middlesex _ 4%
Township of Adelaide Metcalfe - 3%

Mt. Brydges Urban Settlement Area - 3%

Home Location of Visitors

Other Areas

City of London

Municipality of Southwest Middlesex - 3%

Township of Warwick - 3%

Municipality of Brooke Alvinston - 2%
Village of Newbury I <1%

I 22%
I 13%
Municipality of Middlesex Centre [N 4%
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ctHA [ 3%
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Chippewas of the Thames First Nation 42 . 1%
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Share of Visitors, Strathroy Survey Area
Note: Based on a sample of 8,173 visitors. Data includes visitors who have made two or more annual visits over the

Soruce: Derived from uM Inc. mobile ping data by Watson & Associates Economists Ltd.

Figure 4-1b: Strathroy Trade Areaa n d
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The share of employed residents commuting to other municipalities has an influence on the
shopping patterns of residents. Generally, municipalities with a large share of outflow
commuters experience a leakage of retail spending due to the opportunities for employees to
shop near work or along their commute. Conversely, municipalities with a large share of inflow
commuters generally benefit from an influx of retail spending from employees that reside
outside the municipality. In addition to understanding the residence of visitors, the mobile ping
data also identifies where the visitors typically spend most of the day. This data suggests the
workplace of the visitor. Based on the mobile ping data, it is estimated that 33% of the visitors
work (or spend the day) in the Strathroy Urban Settlement Area, while 20% of visitors work in
the City of London and 5% work in the Mount Brydges Urban Settlement Area. The remaining
43% of visitors primarily work west of the City of London. This is generally consistent with
Statistics Canada 2016 Census commuting data. It is estimated that more than half (53%) of
those employed in the labour force in Strathroy-Caradoc commute outside the Municipality on a

30%
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daily basis.® As a result, Strathroy has a very large portion of residents who are influenced by
commercial shopping options near their place of work.

Mount Brydges Urban Settlement Area

The map in Figure 4-2a provides an illustration of people who visited Mount Brydges at least
twice annually over the course of a six-year period (January 2014 to January 2020), based on
the evening location of the mobile device (typically the home). Data was compiled based on the
Mount Brydges Food Market and the east side of Adelaide Road from Glendon Drive to
Parkhouse Road The sample represents 7,950 visits (an estimated 990 visitors with the
average visitor making eight trips). While the sample size is comparable to the Strathroy survey
(8,100 visits), the Mount Brydges survey sample includes data that is more evenly distributed
across the six-year period.

As illustrated on the map, the trade area of Mount Brydges is smaller than Strathroy. Itis
estimated that the trade area includes the Mount Brydges Urban Settlement Area. As
summarized in Figure 4-2b, residents from the rest of the Municipality of Strathroy-Caradoc
represent 25% of the visits to the Mount Brydges survey area. MountBrydges ® | ocati on on
regional highway between the City of London and the Strathroy Urban Settlement Area acts as
an intercept retail location, providing convenient access to commuters on the way to and from
work. Mount Brydges provides a group of local-serving retail uses that are conveniently
clustered along a major arterial road (Adelaide Road), including bank branches, a post office,
drug stores, a food store with alcohol sales, gas staion and a fast-food outlet (Tim Hortons).
Beyond the Municipality of Strathroy-Caradoc, Mount Brydges primarily attracts visitors from the
City of London and other municipalities in Middlesex County. It is estimated that only 12% of the
visits are from residents from outside Middlesex County and the City of London (compared to
39% in the Strathroy survey area).

PR Yo

Retail Uses, Mount Brydges.

Retail Uses, Mount Brydges.

18 Statistics Canada, 2016 Census.
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Mount Brydges Urban Settlement Area

Komoka/Kilworth (Mun. of Middlesex Centre)

Home Location of Visitors

Delaware (Mun. of Middlesex Centre)

Municipality of Adelaide Metcalfe

Middlesex Centre - Rural l 2%
Chippewas of the Thames First Nation 42 I 1%

0% 10% 20% 30% 40%

Share of Visitors, Mount Brydges Survey Area
Note: Based on a sample of 7,948 visitors. Data includes visitors who have made two or more annual visits over the
January 2014 to January 2020 period.
Soruce: Derived from uM Inc. mobile ping data by Watson & Associates Economists Ltd.

Figure 4-2b: Mount Brydges Trade Area, Visits by Origin, January 2014 to January 2020.

As previously discussed, the trade area has been delineated for the Strathroy Urban Settlement
and includes the Townships of Brooke Alvinston and Warwick in Lambton County and the
Municipalities of North Middlesex and Southwest Middlesex, the Township of Adelaide Metcalfe
and the Village of Newbury in Middlesex County. The trade area delineation also considers the
proximity to surrounding urban areas which primarily include local-serving retail uses. Itis
estimated that the Strathroy Urban Settlement Trade Area competes with the City of London for
local expenditures of residents, in particular purchases made at goods-based retailers (general
merchandise, apparel, furniture, electronics and home improvement). In addition, Strathroy
completes with the City of London in accommodating the local retail needs of residents in the
extended trade area, in retail categories of grocery, pharmacy, food services, health services
and personal services. Overall, the Strathroy Trade Area is estimated to have a significant
outflow of retail spending of local residents to the City of London in retail categories related to
goods-based retailers. On the other hand, Strathroy benefits as a service centre to motorists
travelling on Highway 402 which supports the food services category.

As previously discussed, the Mount Brydges Trade Area delineation includes only the Mount
Brydges Urban Settlement Area. It is estimated that residents within Mount Brydges make most
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of their purchases outside the Mount Brydges Urban Settlement Area. The outflow of retail
spending from Mount Brydges residents to the City of London comprises a wider range of retail
categories compared to the Strathroy residents.

Figure 4-3 provides an overview of large commercial areas in the City of London. In addition to
retail areas, the City of London has a number of hotels and accommodation facilities which are

mainly concentrated in the downtown core along Dundas Street and Wellington Road. The City
of London accommodates a large retail base and provides goods-based retailers that attract
customers from the regional area. Strathroy is approximately 18 minutes (25 km) from the City

of London (Hyde Park Road and Fanshawe Road Westand Mount Brydges is 11 minutes (13
km) from the City of London (Westwood Centre).
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Figure 4-3: City of London - Large Commercial Areas

Figure 4-4 provides a map of the surrounding commercial competition, *°* while Figure 4-5
provides a summary of the estimated retail and commercial services space and drive-time

194t should be noted that an inventory of commercial space within the Chippewas of the Thames First
Nation community was not conducted due to limited data availability.
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distances to Strathroy and Mount Brydges. These markets are generally within a 30-minute
drive from Strathroy and Mount Brydges. Further, market areas included in the figure below are
not necessarily markets that are frequently visited by residents of Strathroy-Caradoc, but rather
are markets where residents of those markets may visit Strathroy and/or Mount Brydges for
retail and commercial services. It is important to note that the commercial G.L.A.includes
vacant and occupied built commercial space as of March 2021. Proposed and potential
commercial development is not included in the inventory.
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Figure 4-4: Map of Municipality of Strathroy-Caradoc and Surrounding Area Regional Commercial Context

As summarized in Figure 4-5, it is estimated that the surrounding markets, excluding the City of
London, comprise approximately 801,000 sq.ft. of occupied and vacant retail space (40% of the
commercial space in the market area). These markets are generally comprised of a smaller
base of local-serving retail uses within a limited downtown area and arterial commercial strip
and serve a small local trading area. Grocery stores (up to 15,000 sq.ft.), farm
equipment/automotive dealers (up to 10,000 sq.ft.) and hardware stores (up to 50,000 sq.ft.)
represent the largest retail uses in these small markets. Grocery stores within the extended
trade area include Foodland, No Frills and independent banners. Home Hardware and Rona are
the predominant hardware store in the extended trade area and is typically accommodated on
large sites for on-site storage. Retail vacant space within the extended trade area is largely
comprised of older buildings in the downtown core. Based on a review of the downtown cores
of these markets it appears there are several retail storefronts that have been converted to
residential uses (these uses are not included in the inventory).
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Melbourne, a small setiement area that is within two municipal jurisdictions (Municipality of
Strathroy-Caradoc and Municipality of Southwest Middlesex) has approximately 18,000 sq.ft.
(1,700 sg.m.) of commercial space. Melbourne has a small food store, a convenience outlet and
a farm equipment sales outlet. Just outside the settlement area there is a small sevice centre
(310 Melbourne Rd.) with a restaurant and gas station Commercial space outside the settlement
area is not included in the inventory in Figure 4-5.

Commercia

Surrounding Market Area

2021

Population
Estimate!

| Gross
Leasable

Floor Area

(G.L.A)
Sq.ft.2

G.LA asa

Percentag

e of Market
Area %

Drive
Analysis to
Strathroy®

Drive
Analysis to
Mount
Brydges?®

égrr:l‘r’:)a/ Kilworth (Mun. of Middlesex 6,000 197,000 10% 20 Minutes | 10 Minutes
Watford (Township of Warwick) 3,900 158,000 8% 20 Minutes | 25 Minutes
Glencoe (Mun. of Southwest Middlesex) 2,200 140,000 7% 20 Minutes | 15 Minutes
Parkhill (Mun. of North Middlesex) 1,800 118,000 6% 15 Minutes | 30 Minutes
Newbury (Village of Newbury) <1,000 76,000 4% 30 Minutes | 25 Minutes
Alvinston (Mun. of Brooke-Alvinston) <1,000 45,000 2% 20 Minutes | 30 Minutes
Ailsa Craig (Mun. of North Middlesex) <1,000 38,000 2% 15 Minutes | 25 Minutes
Delaware (Mun. of Middlesex Centre) 1,600 29,000 1% 15 Minutes | 5 Minutes
Total Surrounding Market Areas 801,000 40%

Centre Road Commercial Corridor o . .
Townshio of Adelaide Metcalfe n/a 111,000 12% <5 Minutes | 10 Minutes
Municipality of Strathroy-Caradoc

Strathroy 16,900 986,000 52% - 10 Minutes
Mount Brydges 2,900 102,000 5% 10 Minutes -
Melbourne <1,000 18,000 1% 15 Minutes | 10 Minutes
Total Municipality of Strathroy-Caradoc 1,106,000 58%

Total 1,907,000 100%

1 Based on estimates by Watson & Associates Economists Ltd. Includes undercount.

2 The measurement of Gross Leasable Area is an estimate for the surrounding market areas based on Google
Earth Imagery. Commercial space includes vacant and occupied space. A wide range of commercial uses are
included: traditional retail uses, food services, service commercial and automotive uses (fuel station and

automotive dealerships).

3 Drive-Time analysis is an approximate drive-time based on information derived from Google Maps. Drive-times

have been rounded to 5-minute increments.

Note: Only relevant small settlement areas with retail uses totalling at least 15,000 sq.ft. are included, such as

those within the Municipality of Strathroy-Caradoc and in proximity to the Municipality.
Source;- Watson & Associates Economists Ltd.

Figure 4-5: Municipality of Strathroy-Caradoc and Surrounding Area Regional Commercial Context
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In addition to the surrounding markets, there are
approximately 111,000 sq.ft. (10,300 sq.m) of occupied
commercial G.L.A. within the Township of Adelaide

Met cal f e ®sdCoemercial€orilior a While this
commercial space is situated within the Municipality of
Adelaide Metcalfe, the commercial uses function as part
of the local retail system of the Strathroy Urban
Settlement, as this corridor is adjacent to the urban area
of Strathroy to the east and south. The Centre Road
Commercial Road is also adjacent to the Highway
402/Highway 81 Interchange. Commercial uses within
this corridor include automotive dealerships (two
locations), home building store (two locations),
restaurants (two locations), several gas stations and a
hotel (Strathroy Motor Inn). A large hotel (Holiday Inn
Express), a convenience store, two fastfood restaurant
(Wendy®s Restaurant and un
station are under construction within the Centre Road
Commercial Corridor.

Adelaide Metcalfe Centre Road Commercial
Corridor

According to the Township of Adelaide Metcalfe Official
Plan, the intent of the Centre Road Commercial Corridor:

~ i scorcemtrate these uses in one area to provide an attractive, fully-serviced
commercial node sufficiently separated from agricultural, residential and downtown
commercial uses. The lands comprising the Commercial Corridor form a gateway
feature, extending along Centre Road from Provincial Highway 402 south to Pannell Lane
at the municipal boundary of Strathroy-Caradoc. 2°

Further, according to the Township of Adelaide Metcalfe O.P., permitted uses within the Centre
Road Commercial Corridor include destination-oriented uses to serve the travelling public,
including automotive, farm and construction of equipment, building supply, home improvement,
hardware outlets and other large format free-standing retail and similar uses as permitted within
the zoning by-law. Commercial plazas and smallscale free-standing retail and offices are not
permitted within the Commercial Corridor. In addition to commercial uses, a limited range of
light industrial uses are permitted including small-scale warehousing and wholesaling. New
industrial uses that engage in on-site manufacturing or processing are not permitted.

Given the amount of vacant designated commercial land (discussed later in Chapter 5) within
the Commercial Corridor and proximity to the highway interchange, it is anticipated that this
corridor will continue to capture a portion of Strath r oy ® s r e tohautomotive-driented i a

20 Township'of Adelaide Metcalfe Official Plan, May 2021 Consolidation, policy 3.3.4., p.28.
2 |bid.
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uses (gas stations, dealerships, fastfood restaurants and equipment sales), accommaodations
and building supply stores. It is important to note that the vacant lands within this area are not
fully-serviced (water/wastewater) as discussed later in Chapter 5.

Figure 4-6 provides a map of the designated land area of the Centre Road Commercial Corridor
from the Township of Adelaide Metcalfe Official Plan.
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Source: Township of Adelaide Metcalfe Official Plan, Schedule 2-A.

Figure 4-6: Township of Adelaide Metcalfe Centre Road Commercial Corridor

As previously discussed, the City of London offers a number of accommodation facilities, the
largest concentration within the London Census Metropolitan Area (C.M.A.). Within the market
area (as previously defined in Figure 4-4), there are only five small accommodation facilities
(less than 40 rooms) that serve visitors to the local area In total the accommodation facilities
supply up to 62 rooms, as summarized in Figure 4-7. Within the Strathroy Urban Settlement,
there is only one accommodation facility, a boutique inn located in downtown Strathroy with
eight rooms above a fine dining restaurant (Clock Tower Inn). A large accommodation facility is
under construction within the Adelaide Metcalfe Centre Road Commercial Corridor with
approximately 90 rooms.
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Demand for accommaodation space is driven not only by tourism, but also supports industrial and
office employment sectors, in particular the construction and utilities sectors.

Accommodation Facility Address

. North of Highway 402
Countryside Motel 3343 Egremont Dr. (Adelaide Metcalfe) 11,000 15
Centre Rd. Commercial

Strathroy Motor Inn 28540 Centre Rd. Corridor (Adelaide Metcalfe) 17,800 33
Clock Tower Inn 71 Frank St. Downtown Strathroy 4,000 8
Texas Longhorn Ranch 1745 Melwood Dr. Rural (Adelaide Metcalfe) unknown 2

. . Downtown Parkhill
Main Street Motel 234 Main St. (North Middlesex) 3,000 5
Total 35,800 63
Under Construction

. Centre Rd. Commercial
Holiday Inn Express 28610 Centre Rd. Corridor (Adelaide Metcalfe) 56,000 90

Source: Watson & Associates Economists Ltd.

Figure 4-7: Accommodation Space within the Market Area

Figure 4-8 provides a summary of the regional commercial space on a per capita basis based on
occupied space. Commercial space per capita, the measurement of commercial built space
relative to population (commercial space/population), ranges from 18 sq.ft. per resident in
Delaware to 62 sq.ft. per resident in Parkhill and Glencoe. Generally, commercial space per
capita is influenced by the ability of the urban area to reduce outflow of local retail spending
(leakage) and its ability to capture sales from beyond the urban area (referred to as inflow).
Mount Brydges is estimated to have 33 sq.ft. per resident which is comparable with
Komoka/Kilworth. It is important to recognize the Komoka/Kilworth has a largercommercial
base than Mount Brydges. The commercial space per residential metric is comparing retail
space relative to population base. The commercial space per capita in Strathroy is estimated at
54 sq.ft. per resident. Comparable markets (in terms of population size) to Strathroy in southern
Ontario range from 30 sq.ft. to 65 sq.ft. per resident. Strathroy has a per capita that is
considered high. The high per capitais largely dueto St r at hole o ge®/mg the extended
trade area with a greater selection of grocery stores and discount stores retailers (e.g.,
Dollarama, Giant Tiger and Walmart).
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Parkhill (Mun. of North Middlesex) 62

Glencoe (Mun. of Southwest Middlesex) 62

Watford (Township of Warwick) _ 38

Urban Areas

Komoka/Kilworth (Mun. of Middlesex Centre)

Delaware (Mun. of Middlesex Centre) - 18

20 40 60 80
Commerical Space Per Resident

o

Source: Watson & Associates Economists Ltd.

Figure 4-8: Regional Comparison of Commercial Space per Capita, 2021

Figure 4-9a provides a summary of the trade area population components of the Strathroy
Urban Settlement Area Trade Area.?? As summarized in Figure 4-9a, a forecast has been
provided from 2021 to 2046 to be consistent with the growth horizon in the O.P. Review.

It is estimated that the population of the Strathroy Trade Area (Primary and Secondary Trade
Areas) will reach a population of approximately 61,400 by 2046, an increase of 14,600 over the
2021 to 2046 period, representing an annual average population growth rate of 1.4%. As
previously discussed, the Mount Brydges Trade Area includes only the Mount Brydges Urban
Settlement Area.

22 The forecast population for areas within Middlesex County was derived from the County Growth
Allocation Study conducted in 2020 by Watson & Associates Economists Ltd. For Lambton County, the
estimated population has been derived from the population projection report of 2017 and background
work used to prepare the development charges study forecasts for the Township of Warwick.
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Period 2021-2046
Strathroy Urban Area 16,900 24,300 7,400
Mount Brydges Urban Area 2,900 7,100 4,200
Rural Area 4,300 4,000 -300
e
Brooke Alvinston 2,600 2,500 -100
Warwick 3,800 5,300 1,500
North Middlesex 6,600 7,200 600
Southwest Middlesex 6,000 6,600 600
Adelaide Metcalfe 3,200 3,700 500
Newbury 500 700 200
I(Esﬁtrz?ﬁre:y'l'srgggngr;?l Trade Area) 22l B R

Total Trade Area

Source: Watson & Associates Economists Ltd.

Figure 4-9a: Municipality of Strathroy-Caradoc - Trade Area Population

Most of the population growth in the delineated trade area is anticipated within the Municipality
of Strathroy-Caradoc, as summarized in Figure 4-9b. Population growth within the extended
trade area is estimated at only 3,300 persons over the next 25 years. As such, over the forecast
horizon, growth in the retail sector of Strathroy-Caradoc is expected to be largely driven by
population growth within the Municipality.
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Figure 4-9b: Municipality of Strathroy-Caradoc - Trade Area Population Growth, 2021 to 2051

4.1.6 Trade Area Average Household Income

Figure 4-10 provides a comparison of the average household income per capita (a commercial
metric that identifies the relative purchasing potential based on income and household size). As
summarized in Figure 4-10, the Municipality of Strathroy-Caradoc has alower household
income per capita (column D) than the Province, the County of Middlesex, and the London
Census Metropolitan Area (C.M.A.). While the average household income (column B) of
Strathroy-Caradoc is comparable to the County and the London C.M.A., on a per capita basis
(column D) the average household income is lower in Strathroy-Caradoc due to the difference in
household size. It is important to recognize that spending patterns are based not only on
average household income but also on household size. The spending patterns of a one-person
household will differ from a family household.

The Secondary Trade Area (STA) includes the extend trade area of Urban Settlement Area of
Strathroy which includes communities outside the Municipality of Strathroy-Caradoc. Mount
Brydges does not have a STA given the lack of comparison-based retail options.
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Average
Location Average Household | Persons per Unit Household Income Index to
Income (2015) (PPL) Income per Province
Capita
A B C=A/B D = C/$38,200
Ontario $97,860 2.562 $38,200 100.0
County of Middlesex $83,800 2.360 $35,510 93.0
London CMA $83,200 2.357 $35,310 92.4

Municipality of Strathroy-Caradoc

Strathroy PTA $83,300 2.476 $33,640 88.1
Strathroy STA. $84,000 2.579 $32,570 85.3
Mount Brydges Trade Area $86,500 2.680 $32,280 84.5

Figure have been rounded.

Source: Derived from Statistics Canada, 2016 Census by Watson & Associates Economists Ltd.

Figure 4-10: Average Household Income Per Capita Index

4.2 Municipality of Strathroy

-Caradoc Commercial Base

Figure 4-11 provides a summary of the estimated total commercial base within the Municipality
of Strathroy-Caradoc. The Municipality has an estimated 1,276,000 sq.ft. (118,500 sg.m) of
occupied and vacant commercial space. The Strathroy Urban Settlement Area represents 85%
of the commercial space in the Municipality, followed by Mount Brydges at 8% and Melbourne??
at 2%. The rural area has an estimated 67,000 sq.ft. (6,200 sg.m) of commercial space (5% of
the Municipal total). The largest commercial space in the rural area includes BrickYard Antiques
and Repurposed Finds (located at 8898 Longwoods Road) at 19,000 sq.ft./1,800 sq.m (building
space was vacantat the time of the survey in March 2021). Other commercial uses in the rural
area include commercial uses in the settlements of Muncey and Campbellvale, as well as
automotive service and food service uses throughoutthe Mu n i c i pusal area. yTies
inventory in the rural area does not include commercial farmgate (farms with market outlets) and
seasonal businesses (e.g., greenhouses).

A comprehensive commercial space inventory of the Strathroy and Mount Brydges Urban
Settlement Areas is provided in Appendix B. Commercial space inventory was conducted in
March 2021 and is reflective of occupied and vacant space as of March 2021.

2 |t is recognized that the settlement area of Melbourne is partly under the jurisdiction of the Municipality
of Southwest Middlesex (west of Melbourne Road). For the purposes of this study, the entire commercial
space in Melbourne is grouped together. Approximately half the commercial built space is within the
Municipality'of Southwest Middlesex. The largest commercial space in Melbourne is a farm equipment

dealer (4,000 sq.ft.) which is within the Municipality of Strathroy-Caradoc.
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Rural
Mount  Melbourne 67,000
Brydges 18,000 6%

102,000 1%
9%

Strathroy
986,000
84%

Source: Watson & AssociatesEconomists Ltd., 2021.

Table 4-11: Municipality of Strathroy-Caradoc - Occupied and Vacant Commercial Space (G.L.A) by Area, March

2021

The Urban Settlement Areas of Strathroy and Mount Brydges accommodate approximately 250
commercial business establishments with an employment base of 2,600 employees as of March
2021.2* Figure 4-12 provides a summary of the existing occupied and vacant retail space within
the Urban Settlements of Strathroy and Mount Brydges as of March 2021. As summarized in
Figure 4-10, the urban settlements have approximately 1,009,000 sq.ft. (93,700 sq.m) of
occupied commercial space and about 80,000 sq.ft. (7,400 sg.m) of vacant retail space. The
ur b anentshave a cbnebined average vacancy rate of about 7% which is

Municipality® s

considered healthy in a balanced market, as summarized in Figure 4-12.2°

As summarized in Figure 4-12, t he Muni cipality®s

ret aiotal-base

serving retail uses, representing 57% of the occupied space. Within the local-serving retail uses,
food store retail represents the largest retail use, followed by personal services and food

2 Based on'InfoCanada business directory data and estimates by Watson & Associates Economists Ltd.

% Healthy vacancy rate in a balanced market is typically between 5% and 10%.
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services (restaurants). Office type uses, including medical services and finance, insurance and
real estate (FIRE) comprise approximately89,000 sq.ft. (8,300 sq.m) or 9% of the occupied
commercial space. GAFO (General Merchandise, Apparel, Furniture and Other) and building
supplies represent approximately 34% of the occupied commercial space. Canadian Tire,
Walmart, Staples, Peavey Mart and Giant Tiger are among the large retail uses within the GAFO
category. These retailers attract customers from the extended trade area; however, they
compete with other retailers in the City of London based on price and selection.

Commercial Share of Share of
Commerical Category Space, G.L.A. Commerical Occupied
(Sq.ft.) Space Space
Local-Serving Retail Uses 618,000 57% 61%
Food Services (Restaurant) 81,000 7% 8%
Food Store Retail 155,000 14% 15%
Health and Personal Care Stores 34,000 3% 3%
Local-Serving Retai Liguor, Beer and Wine Stores 9,000 1% 1%
Uses Banking (Credit Unions/Bank Branches) 24,000 2% 2%
Automotive (Gas Stations/Dealerships/Repair) 81,000 7% 8%
Medical Services 55,000 5% 5%
Personal Services 115,000 11% 11%
F.I.LR.E. and Business Services 64,000 6% 6%
. Comparison-Based Retail Uses 367,000 34% 36%
Comparison-Based
Retail Uses |G A F.0./Building Supplies 367,000 34% 36%
Other 24,000 2% 2%
Other Retail Uses |Accommodations 4,000 0% 0%
Recreational 9,000 1% 1%
Non-Retail Usesin |\ on.commercial 11,000 1% 1%
Retail Space
Sub-Total Occupied Space 1,009,000
Vacant Space 80,000
Vacant
Vacant Space 80,000 7%
Grand Total 1,089,000 100%

Source: Derived from InfoCanada Business Directory Data and Field Visits by Watson & Associates Economists Ltd., 2021.

Table 4-12: Urban Settlement Areas, Strathroy and Mount Brydges - Occupied and Vacant Commercial Space
(G.L.A.) by Commercial Category, March 2021

Figure 4-13 provides a comparison of the occupied and vacant commercial space in Mount
Brydges and Strathroy. As summarized in Figure 4-13, Strathroy has the largest amount of

34



Municipality of Strathroy-Caradoc
Regional Commercial Systems Study | Prepared by Watson & Associates Economists Ltd.| January 2022

vacant space at approximately 74,000 sq.ft. (6,900 sg.m) and a vacancy rate of 8%. Mount
Brydges has an estimated 6,000 sq.ft. (560 sq.m) of vacant commercial space; a large portion of
this vacant space is within the new retail plaza,22534-22542 Adelaide Road.?

1,000,000
& 912,000
g
8 800,000
o
w
©
2
GE) 600,000
S
o]
o
=
&8 400,000
=
= Vacancy
S Vacancy Rate: 8%
2 200,000 Rate: 6%
o
g 97,000 74,000
° K

0
Mount Brydges Strathroy
m Occupied Space mVacant Space

Source: Watson & Associates Economists Ltd., March 2021.

Table 4-13: Commercial Space Comparison, Strathroy and Mount Brydges

As previously discussed, the urban areas of Mount Brydges and Strathroy have a combined
occupied commercial G.L.A. space of 1,009,000 sq.ft. (93,700 sq.m). Figure 4-14 provides a
summary of the occupied commercial space according to building types. Key highlights include
the following:

9 Retail plazas represent the largest, retail, built form at approximately 30% of the
occupied commercial G.L.A. in the urban areas. The retail plazas, primarily in Strathroy,
range in size from 3,000 sq.ft. (280 sg.m) (three tenants) to 106,000 sq.ft. (9,850 sq.m)
(anchored by a large grocery store, Real Canadian Superstore). Kenwick Mall, anchored
by Food Basics, is included in this category. A large portion of the Kenwick Mall is
vacant; only the occupied portion is included in the summary.

26 As of March 2021.
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1 Arterial retail, including single-tenant retailers along arterial roads, accommodates a
guarter of the occupied commercial space. Commercial uses in this category include a
Ford Dealership and a carpet store in Strathroy, fast food outlets, gas stations and
automotive services.

9 Other retail uses, including small office buildings, daycares and other commercial uses,
represent 8% of the occupied commercial space.

9 Big-box retail sites represent 177,000 sq.ft. (16,400 sq.m) and include retail uses in
Strathroy Crossing and surrounding retail sites. Walmart and Canadian Tire are among
the largest retail uses in this category.

1 Downtown storefronts, comprised of primarily historical buildings, represent only 16% of
the commercial space; however, they have the greatest number of commercial units (76
commercial units) with all retail units less than 10,000 sq.ft. (930 sq.m). The largest
commercial downtown storefront units include offices and bank branches.

1 Medical offices represent the smallest component at 3% of the occupied commercial
space within the urban areas. The largest medical office complex includes the Shoppers
Drug Mart anchored medical office complex on Front Street in Strathroy.

Medical Offices

33,000 sq.ft.
3%

Other
(Offices/Other
Retail)
84,000 sq.ft.

8%

Downtown
nts

Big-Box Site
177,000 sq.ft.
18%

Source: Watson & Associates Economists Lid., 2021,

Table 4-14: Commercial Building Types, Strathroy and Mount Brydges, March 2021

Five commercial corridors and nodes have been identified in the Municipality of Strathroy-
Caradoc, accommodating approximately 1,056,000 (98,100 sg.m) of occupied commercial
space or 97% of the G.L.A. of the urban areas of Strathroy and Mount Brydges (3% of
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commercial space is outside a retail cluster). Figure 4-15 provides a map of the commercial
corridors and nodes, while Figure 4-16a provides a summary of the retail corridors and nodes
by occupied and vacant commercial space. Figure 4-16b provides a summary of the vacancy
rate of commercial space by corridor. The downtown area represents the largest commercial
area at 407,000 sq.ft. (37,800 sg.m) with a vacancy rate of 14%. The Adelaide-Carroll Street,
the commercial area in Strathroy® south end, represents the second largest retail area at
approximately 373,000 sq.ft. (34,700 sq.m) with a vacancy rate of 5%.

A comprehensive commercial space inventory by commercial corridor and node is provided in
Appendix B. A brief overview is provided in the following section.

STRATHROY —] |
| = H
, : E“‘TL =

L 1\‘
_% Downtown

Pannell Ave. GLA -407,000sq.ft
GLA - 103,000 s.ft IS Vacant Land - 2.2 ha

|

Albert St.
GLA—-24,000 sq.ft S
Vacant Land - 0.1 ha

Outside Corridor / Node )
GLA -34,000sq.ft \ >

Vacant Land - 0.2 ha

Metcalf St E.
GLA—-43,000 sq.ft

A
0

2 >
Adelaide-Caroll 5t.
GLA —373,000 sg.ft
Vacant Land - 25 ha

Figure 4-15: Municipality of Strathroy-Caradoc - Retail Corridors and Nodes

Mt. BRYDGES

Mt. Brydges
GLA - 106,0005sg.ft
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/L

Legend

Roads

—+— Railway
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Figure 4-16a: Municipality of Strathroy-Caradoc - Retail Corridors and Nodes, Vacant Occupied Commercial Space
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Source: Watson & Associates Economists Ltd, March 2021.

Figure 4-16b:_ Municipality of Strathroy-Caradoc 2 Retail Vacancy Rates by Area
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The following provides a brief overview of the retail corridors and nodes.

Downtown Strathroy has the largest share of businesseswith over 130 establishments,
representing 56% of commercial businessesi n t he Muni ci padnd1000®s wur ban
employees.?’

Downtown Strathroy has approximately 407,000 sq.ft. (37,800 sg.m) of G.L.A. accommodating a
range of commercial categories, with a large concentration of office and personal service space.
The downtown includes traditional downtown storefronts, Kenwick Mall, smallretail plazas and
arterial retail uses. The downtown contains the largest concentration of vacant space in
Strathroy with approximately 56,000 sq.ft. (5,200 sq.m) of vacant building space. As previously
discussed, the retail vacancy rate in the downtown is approximately 14%. It is estimated that the
Kenwick Mall contains just under half the downtown vacant space.®® Nine vacant storefronts
comprise the balance of the vacant commercial space in the downtown.

Figure 4-17 illustrates the downtown commercial node with the location of businesses as well as
vacant parcels within the corridor area. As shown in the figure, uses such as restaurantsand
GAFO are concentrated along major roads and the internal areas have a higher concentration of
uses such as personal services and FIRHoffice.

The greatest intensity of commercial uses is primarily within an area of six street blocks situated
between Caradoc St. E. and Metcalfe St. E The southern extent of the downtown has a lower
intensity of commercial uses. Vacant commercial lands are primarily concentrated along the
railway.

2"'Derived from InfoCanada Business Directory Data as of March 2021.
2 Data as of March 2021.
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Figure 4-17: Downtown Strathroy

The Adelaide-Carroll Commercial Corridor is situated in the southeastern part of Strathroy, an
important commercial gateway to Strathroy. It is the second largest retail corridor identified in
terms of total commercial space G.L.A.; however, it has the largest occupied retail space (low
vacancy rate). This corridor consists of the Strathroy Crossing area which comprises large retail
developments such as Walmart, Canadian Tire, multiple restaurants, offices and other uses.
This commercial corridor is approximately 56 ha in area and has about373,000 sq.ft. (34,700
sg.m) of G.L.A. within a range of commercial categories. GAFO and restaurants take up 85% of
the occupied building space. The Adelaide-Carroll Commercial Corridor is a key destination
area for local and regional shoppers. Figure 4-18 shows the location of businesses & well as
vacant parcels within the commercial corridor area. As shown in the figure, the commercial
corridor has a large amount of vacant area (about 41% of the retail corridor is vacant). Given
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the large size of the parcels and existing commercial base, these commercial lands are well
positioned to capture further retailers, including large format stores.

e 0O © @ ® 0 o

Accommodations
Automotive
Banking
Construction
FIRE

Food Store Retail
GAFO

Health and Personal
Care Services

Medical Services
Personal Services

Restaurant

— Roads
——+ Railway
D Downtown Trade Area

m Vacant Parcels

Source: Derived from InfoCanada Business Directory and field visits by Watson & Associates Economists Ltd., 2021.

Figure 4-18: Adelaide-Carroll Commercial Corridor
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Retail uses inthe Adelaide-Carroll Commercial Corridor

4.2.7 Metcalfe Street Commercial Corridor

The Metcalfe Street Commercial Corridor is located adjacent to the downtown core area and
extends eastward along Metcalfe Street and is approximately 11 ha in area with only about 0.2
ha remaining vacant. The corridor includes a low intensity of commercial uses with primarily
automotive service uses. The corridor has about 43,000 sq.ft. (4,000 sg.m) of commercial built
space, as well as 18,000 sq.ft.(1,700 sq.m) of industrial, recreational and institutional building
space. Industrial space includes a heating and cooling contractor facility, while the institutional
space includes a fire hall. Designated industrial uses are adjacent to this area to the south.

Figure 4-19 illustrates the commercial corridor with the location of businesses as well as vacant
parcels within the corridor area.
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Figure 4-19: Metcalfe Street Commercial Corridor

The Albert Street Commercial Corridor is located adjacent to an industrial area in the western
part of the Strathroy Urban Settlement Area. This retail corridor is considered minor with
approximately 1.3 ha of area with only about 0.1 ha remaining vacant. This corridor is the
smallest with only 24,000 sq.ft. (2,200 sq.m) of commercial building space. Designated
industrial uses are adjacent to this area to the south.
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Figure 4-20: Albert Street Commercial Corridor

The Pannell Lane Commercial Node is located near the intersection of Victoria Street and
Pannell Lane in the northeastern part of the Strathroy Urban Settlement Area. It is important to
note that the commercial node is adjacent to the Centre Road Commercial Corridor within the
Township of Adelaide Metcalfe to the north, which offers automotive oriented uses.

The Pannell Lane Commercial Node consists of alarge grocery-anchored plaza (Real Canadian
Superstore) with the anchor tenant covering approximately 91% of the overall G.L.A. Food Store
retail uses include the Real Canadian Superstore, a convenience store and a specialty food
store at 94% of the total G.L.A. The remaining portion of G.L.A. is comprised of small retail
stores, including a BMO bank branch, Burger King restaurant and other supporting uses. There
are no opportunities within this commercial node to expand within the Strathroy Urban
Settlement Area; however, there are opportunities to accommodate commercial development
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on serviced commercial designated lands just to the north, on lands within the Township of
Adelaide Metcalfe.

Legend

Business Locations

@ Banking
@ Food Store Retail

® Restaurant

PANNELL [ AN Roads

—+—+ Railway

o — I lRetaiI Corridor
" S A ﬁ

=t ety 15224 Vacant Parcels

-‘K"OI".
.- £ "4 .. -
.-'-_A uﬁm’f“u' ‘t LR
! *

_f"aSM".?-'*. ‘

]
.

l.l e
3 '
1
3

N

2010 0 20 Meters
| E—

Source: Derived from InfoCanada Business Directory and field visits by Watson & Associates Ecmnomists Ltd., 2021.

Figure 4-21: Pannell Lane Commercial Node

4.2.10Mount Brydges Commercial Node

Mount Brydges commercial space is a mixed-used commercial node (residential and
commercial) primarily centred around Adelaide Road, with an overall area of 8 ha. The node
extends along Adelaide Road between Regent Street and King Street. The total occupied
building space is approximately 84,200 sq.ft. (7,800 sqg.m) of commercial G.L.A. spanning
various retail categories, most prominently automotive services (gas stations and automotive
services). The commercial node has a low intensity of commercial uses, as a large portion of
the land area is comprised of residential uses.

A Ford Dealership of approximately 18,800 sq.ft. (1,750 sq.m) is located just east of the node. As
previously discussed, there is approximately 103,000 sq.ft, (9,600 sg.m) of Commercial G.L.A.in
Mount Brydges.
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Mount Brydges Commercial Node has less than 1 ha of vacant areg however, there is a vacant
parcel of 3 ha in Mount Brydges southeast of the existing commercial node.
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Figure 4-22: Mount Brydges Commercial Node

4.3 Regional Commercial Systems Summar y

Provided below is a summary of the regional commercial systems and the local commercial
system for Strathroy and Mount Brydges. As shown, the regional commercial system is the
Strathroy Trade Area which includes the entire Municipality of Strathroy-Caradoc, as well as
other municipalities in the extended trade area, as previously discussed. The local commercial
system in Strathroy is served by corridors and nodes and the Centre Road Commercial

Corridor. The Mount Brydges commercial system includes only the Mount Brydges Urban
Settlement Area.
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5 Commercial Land Supply and
nities

Intensification Opportu

The following chapter provides a review of the designated vacant and developed commercial

land supply in the urban settlement areas of Strathroy and Mount Brydges, including a summary
of intensification opportunities.

5.1 Total Designated Commercial L
Urban Settlement Areas

I NGy

x E° ?FEN

?é

The Urban Settlement Areas of Strathroy and Mount Brydges have approximately 112 ha of
lands designated for commercial uses (net of environmental features) which include vacant
lands, existing developed non-residential lands, and lands currently occupied for residential

uses. A summary of the total developed and vacant commercial designated areas in the

Municipality has been provided in Figure 5-1.

This summary illustrates the ultimate potential to accommodate commercial uses on designated

lands. It is estimated that approximately 63 ha of the developable commercial lands are
developed, while 33 ha of the developable commercial lands are vacant. Figures 5-2 and 5-3
illustrate commercial land inventory in the Strathroy and Mount Brydges settlement areas. As

illustrated in Figure 5-2, the majority of the vacant commercial lands in Strathroy is located in the

south end which is in proximity to the big-box uses of Canadian Tire and Walmart. The Mount
Brydges Urban Settlement Area has approximately 3 ha of vacant commercial lands.

Strathroy

Are

Q1

100.8

90%

58.1 92%

12.2

85%

1.4

70%

29.1

90%

Mount Brydges

114

10%

5.2 8%

2.2

15%

0.6

30%

3.4

10%

Total

112.2

100%

63.3 100%

14.4

100%

2.0

100%

32.5

100%

Note: Area excludes environmental features/constraints as identified in Schedule D of the O.P.

Remaining vacant parcels do not account for land for internal infrastructure.

Numbers may not add precisely due to rounding.

Source: Derived from GIS Data received from the Municipality of Strathroy-Caradoc by Watson & Associates
Economists Ltd., 2021.

Figure 5-1: Commercial Designated Land Inventory 2 Strathroy and Mount Brydges
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Figure 5-2: Commercial Land Inventory - Strathroy
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Figure 5-3: Commercial Land Inventory 2 Mount Brydges
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