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1. Introduction 

1.1 Terms of Reference 

Watson & Associates Economists Ltd. (Watson) was retained by the Township of 

Warwick to undertake a Residential and Business Opportunity Study.  The study came 

about as an outcome of the Township’s recent Strategic Plan 2015-2020, based on 

direction from Township Council. 

There is a sense that the Township is underserved with respect to commercial (retail 

and services), as well as industrial businesses.  There has also been limited residential 

development in the community and there is a recognized need to assess market 

potential for new housing by market segment.  

The Residential and Business Opportunities study provides an economic and market 

assessment of the Township with respect to marketability and the potential for 

residential and non-residential development, and identifies potential measures to 

improve municipal competitive positioning to capitalize on the market opportunities 

identified. 

The project has a number of key tasks, as follows: 

• Develop a clear understanding of the existing demographic and economic 

structure and recent development/growth trends within the Township; 

• Provide an economic and market assessment of the Township with respect to 

marketability and the potential for residential and non-residential development; 

and 

• Identify potential measures to improve municipal competitive positioning to 

capitalize on market opportunities identified. 

This study will serve as a guiding document to develop marketing and economic 

development initiatives to attract investment in the Township. 
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1.2 Context 

The Township of Warwick is located in southwestern Ontario along the Highway 402 

corridor, approximately 60 km west of the City of London and 45 km east of the City of 

Sarnia, as illustrated in Figure 1.  The Township is situated on the eastern side of 

Lambton County and borders Middlesex County to the east. 

Figure 1 
 Location Map 

 

The Township has a population of approximately 3,7001 and covers a land area of 290 

sq.km comprised of a diverse range of communities including the Urban Centre of 

Watford, as well as the Rural Settlement of Warwick.  The Township has a significant 

                                            
1 2016 Statistics Canada Census. 
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rural component with a well-established and vibrant agricultural sector.  The community 

is served by a number of highways including Highway 402, Highway 79 and Highway 

22.  The Township is also served by the main CN rail line linking London to Sarnia. 

As with many small and rural municipalities across Ontario, Warwick faces a number of 

demographic and economic challenges.  The community has had limited population and 

employment growth over the past decade, combined with an aging population.  To 

ensure long-term economic and fiscal sustainability, there is an increasing need for 

small to mid-sized communities such as Warwick to optimize opportunities to 

accommodate growth as well as strengthen industry and labour force attraction and 

retention. 

2. Macro-Economic Trends Influencing Residential 
and Non-Residential Development 

The following provides an overview of recent macro-economic trends which are 

anticipated to influence future growth trends on residential and non-residential lands 

within the Township of Warwick and the broader regional market over the coming 

decades. 

In many respects, Warwick’s long-term economic growth potential is largely tied to the 

success of southwestern Ontario as a whole, and more specifically, Lambton and 

Middlesex Counties.  As such, this chapter, includes an analysis of the regional growth 

prospects in the regional market.   

2.1 Provincial Context 

The Ontario economy is facing significant structural changes.  Over the past several 

decades, the provincial economic base, as measured by G.D.P. (gross domestic 

product) output, has shifted from the goods-producing sector (i.e. manufacturing and 

primary resources) to the services-producing sector.  Much of this shift has occurred 

during the past decade, driven by G.D.P. declines in the manufacturing sector which 

were most significant immediately following the 2008/2009 global economic downturn.  

In contrast, service-based sectors such as financial and business services have seen 

significant increases over the period. 



 

 

Watson & Associates Economists Ltd.  PAGE 4 
Warwick Residential and Business Opportunity Study 

Over the past decade, the Ontario economy has experienced a steady rebound in 

economic activity since the 2008/2009 downturn; however, this recovery has been 

relatively slow to materialize.  That said, provincial G.D.P. levels have sharply 

rebounded since 2014 and are forecast to remain above the national average in 

2018/2019, as illustrated in Figure 2.  This economic rebound has been partially driven 

by a gradual recovery in the manufacturing sector which has been fueled by a lower-

valued Canadian dollar and the gradual strengthening of the U.S. economy.1  Looking 

forward, provincial G.D.P. growth is anticipated to ease from just over 2% in 2018 to 

approximately 1.3% by 2020, largely as a result of a tightening labour market and 

slowing global economic growth.2  

While the performance of the Ontario economy is anticipated to remain positive over the 

near term, there are potential risks to the national and provincial economies that are 

important to recognize.  There are risks with respect to the adoption of protectionist 

trade measures in the U.S., as well as other proposed changes to U.S. fiscal and 

industrial policies.  Domestically, the housing market continues to pose a risk to the 

overall economy.  The sharp rise in Ontario’s housing prices – particularly in the Greater 

Toronto Area (G.T.A.) – has contributed to record consumer debt loads and eroded 

housing affordability.  Ontario household debt reached record levels in 2016 at 171% of 

disposable income, and the share of income required to service debt payments is 

expected to increase as the Bank of Canada hiked the benchmark interest rate five 

times from July 2017 to December 2018 to reach 1.75%.  The resultant increased debt 

payments may force consumers to scale back on other spending and potentially result 

in negative implications for the economy.3 

                                            

1 Valued at approximately $0.75 U.S. as of January, 2019.  
2 Royal Bank of Canada.  Provincial Outlook.  December 2018. 
3 Economic and Budget Outlook.  Financial Accountability Office of Ontario (F.A.O.).  Assessing 
Ontario’s Medium-Term Budget Plan.  Spring 2018. 
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Figure 2:  Province of Ontario and Canada, Annual Real G.D.P. Growth 

 

2.2 Ontario’s Shifting Economic Structure 

Ontario’s economy is transitioning from goods to services production.  The trend 

towards more knowledge-intensive and creative forms of economic activity is evident 

across many sectors within both the broader national and provincial economies and 

within the regional and local economies.  This trend includes growth in financial 

services, information technology, business services, health care and social services, 

government, advanced manufacturing, energy, information and cultural industries, 

education, training and research, agri-business and tourism.   

Across the Province of Ontario, there has also been a notable geographic divide 

regarding economic growth and development.  The majority of recent population and 

employment growth has been concentrated in the Province’s two major City/Regions – 

the Greater Golden Horseshoe1 (G.G.H.) and the Ottawa Region.  While the Province is 

anticipated to attract significant population and labour force growth over the next several 

                                            
1 Recognized as a geographic region and has legal significance in the Places to Grow Act.  The 
area spans from the County of Peterborough to the east, Simcoe County to the north, County of 
Wellington, Region of Waterloo, County of Brant to the west, and Region of Niagara to the 
south. 
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decades, most of this growth is not currently directed to Ontario’s small and mid-sized 

municipalities. 

Figure 3 illustrates historical and forecast population growth in Lambton and Middlesex 

Counties.  As shown, Lambton County’s population is expected to decline marginally 

from 131,800 in 2016 to 129,600 in 2041, a decrease of 1.7%.  In comparison, 

Middlesex County’s population base is forecast to increase from 469,700 to 616,500 

over the same period, an increase of 31.2%, slightly lower than the provincial average.  

Forecast population growth in Middlesex County is expected to be driven largely by the 

City of London; London’s population is expected to increase from 394,300 to 495,200 

over the 2016 to 2041 period.1  Municipalities neighbouring the City of London, including 

Middlesex Centre, Strathroy-Caradoc and Lucan Biddulph are also expected to have 

notable population growth.2 

Figure 3:  Middlesex and Lambton County Population, 2001 to 2041 

 

                                            
1 City of London Population, Housing and Employment Growth Forecast, 2016 to 2044, 
February, 2018 by Watson & Associates Economists Ltd. 
2 County of Middlesex Official Plan, Consolidated Version, August 2006. 
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Figure 4: Lambton County, Middlesex County, Province of Ontario 
Forecast Population Growth, 2017 to 2041  

 

Over the next 24 years (2017 to 2041), the population aged 75+ years is anticipated to 

steadily increase in Lambton County and Middlesex County, driven by the aging of the 

existing population as well as in-migration from this age group.  As illustrated in Figure 

5, the 75+ age cohort is expected to increase by 118% and 164% in Lambton County 

and Middlesex County, respectively, over the forecast period.  Within Middlesex County, 

other age cohorts, including working-age population aged 35-44 and 45-54, are 

expected to expand moderately over the period.  In contrast, all age cohorts excluding 

the 75+ age group are expected to see a decline over the period within Lambton 

County. 
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Figure 5:  Lambton County & Middlesex County 
Change in Population, 2017 to 2041 
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3. Warwick Demographic, Economic and Socio-
economic Profile 

Based on Census data and other information sources available, the following provides a 

demographic, socio-economic and economic assessment of the Township of Warwick 

within the context of the surrounding regional economy. 

3.1 Population Trends 

Figure 6 and Figure 7 summarize historical population growth rates for the Township of 

Warwick during the 2001 to 2016 period in accordance with Statistics Canada Census 

data.  For comparative purposes, historical population growth rates have also been 

provided for Lambton County and the Province of Ontario.  As illustrated, Warwick’s 

population base declined from 4,000 in 2001 to 3,700 in 2016.  Over the past decade, 

the population base within the Township has decreased by 200 persons, or 

approximately 0.7% per year.  A similar trend was observed in the regional market; the 

population base within Lambton County decreased at a rate of 0.1% annually over the 

same period.  In contrast, the population base for the Province grew at a significantly 

faster rate (1.0% annually) during the same time period. 
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Figure 6:  Township of Warwick Historical Population, 2001 to 2016 

 

Figure 7:  Township of Warwick Average Annual Population Growth Rate, 2006 to 2016 
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The Township’s sole urban settlement area, Watford, accounts for 42% (1,540) of 

Warwick’s population.1  Over the past decade (2006 to 2016), Watford’s population 

remained largely unchanged and the decline in the Township population occurred 

primarily in the rural area of the municipality.  

3.2 Demographic Trends 

Demographic trends strongly influence both housing need and form.  Across Ontario, 

the population is getting older on average, due to the aging of the Baby Boomers.2  The 

first wave of this demographic group turned 70 years of age in 2016.   

Warwick has a slightly older age-profile than the provincial average, with 33% of the 

population over the age of 55, as illustrated in Figure 8;3 however, the Township’s age 

profile is notably younger than the Lambton County average.  Warwick’s median age is 

40.8, which is slightly lower than the provincial average of 41.3 and significantly lower 

than the Lambton County average of 46.1.4  Over the past decade, however, the age 

structure of Warwick has been changing with a notable increase in the population aged 

55-74 years.  While the Township experienced an overall decrease in population over 

the 2006 to 2016 period, the 55 to 74 age group saw a significant increase in 

population, as shown in Figure 9.  This is in contrast to all other age groups which saw a 

decline or minimal increase in population over the period. 

                                            
1 2016 Statistics Canada Census. 
2 Baby Boomers are generally defined as people born between 1946 and 1964. 
3 Based on 2016 Census single year of age data. 
4 2016 Statistics Canada Census. 
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Figure 8:  Warwick, Lambton County, and Ontario Population by Age Cohort, 2016 

 

Figure 9:  Township of Warwick Population Growth by Age Cohort, 2006 to 2016 
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3.3 Labour Force and Commuting Trends 

Figure 10 summarizes historical trends in Warwick’s labour force base by place of work.  

Warwick’s employed labour force size has remained relatively stable over the 2006 to 

2016 period, with a total employed labour force of 1,845 in 2016.  The Warwick labour 

force has a relatively low concentration of those who live and work within the Township.  

As of 2016, approximately 25% of Warwick’s employed labour force live and work in the 

Township or work from home.  A relatively large share (49%) of the Township’s 

employed labour force commute outside the municipality for employment. 

Figure 10:  Township of Warwick Employed Labour by Place of Work (2006 to 2016) 

 

Figure 11 summarizes where Warwick residents commute to for employment and where 

those employed in Warwick commute from.  Of the employed Warwick labour force, 

35% work within Warwick; meanwhile, 16% commute to Strathroy-Caradoc, 13% to 

Sarnia, 11% to Lambton Shores, 7% to London and approximately 18% to other 

municipalities.  Of the total employment base in Warwick, 48% of jobs are held by 

Warwick residents while 14% commute from Brooke-Alvinston, 12% from Lambton 

Shores and approximately 26% commute from other municipalities.  
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Figure 11:  Township of Warwick Commuting Patterns, 2016 

Where Warwick residents commute to Where Warwick employees commute from 

  

3.4 Household Income 

Figure 12 summarizes median household income for Warwick, Lambton County and the 

Province in 2015, based on the 2016 Census.  As shown, median household income in 

Warwick is $72,300, which is moderately higher than the Lambton County average 

($70,000) but lower than the provincial average of $74,300. 
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Figure 12:  Warwick, Lambton County, and Ontario Median Household Income, 2015 

 

3.5 Employment Growth Trends and Industry Clusters 

As of 2016, the Township of Warwick had an employment base of 1,090.1  The 

Township is home to approximately 120 businesses.2  As illustrated in Figure 13, the 

majority of businesses in Warwick are small businesses, with less than 10 employees.  

The Township has relatively few firms with more than 50 employees. 

                                            
1 Statistics Canada Census and Place of Work Data (Usual Place of Work and Work at Home), 
2016. 
2 Statistics Canada 2016 Canadian Business Patterns data. 
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Figure 13:  Township of Warwick, 2016 Business Counts by Size 

 

As illustrated in Figure 14, Warwick’s employment base is highly oriented to the primary 

sector, with 25% in the agriculture, forestry, fishing and hunting sector.  Other key 

sectors include health care and social assistance, which accounts for 13% of total 

employment, followed by retail trade (11%), manufacturing (10%), and construction 

(9%). 
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Figure 14:  Township of Warwick Employment Base, 2016 

 

Figure 15 illustrates the strength of employment sectors in the Township of Warwick 

relative to the Province using Location Quotients (LQ.).1  As shown, Warwick’s economy 

is highly concentrated in the agriculture, forestry, fishing and hunting sector.  Warwick 

also has a relatively high concentration in the construction, mining and oil and gas 

extraction, transportation and warehousing, wholesale trade, other services and health 

and social services.  In contrast, Warwick has a lower than average concentration of 

employment in a number of knowledge-based sectors including educational services, 

professional, scientific and technical services, and information and cultural industries.  

The Township also has a low concentration of employment in a number of service 

commercial sectors including accommodation and food services, arts, entertainment 

and recreation and real estate and rental and leasing. 

                                            
1 An L.Q. of 1.0 identifies that the concentration of employment by sector is consistent with the 
broader employment base average.  An L.Q. of greater than 1.0 identifies that the concentration 
of employment in a given employment sector is higher than the broader base average, which 
suggests a relatively high concentration of a particular employment sector or “cluster.”   
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Figure 15:  Township of Warwick Location Quotients by Sector Relative to Ontario, 2016  

 

The Township’s employment base increased significantly between 2011 and 2016 from 

900 to 1,090, an increase of 21%, as illustrated in Figure 16.  This is compared to the 

previous 10-year period (2001 to 2011) where the employment base remained largely 

unchanged. 
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Figure 16:  Township of Warwick Employment Base, 2001 to 2016  

 

Figure 17 summarizes the change in employment over the 2011 to 2016 period by 

sector in Warwick.  As summarized, the Township experienced strong employment 

growth in agriculture, forestry, fishing and hunting, and health care and social 

assistance, and moderate employment growth over the period in waste management 

and remediation services, educational services, public administration, finance and 

insurance and construction.  In contrast, the Township experienced an employment 

decline in retail trade, and accommodation and food services. 
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Figure 17:  Township of Warwick Employment Growth by Sector, 2011 to 2016 

 

3.6 Recent Development Activity and Trends 

Over the 2007 to 2016 period, Warwick has averaged $1.5 million worth of non-

residential development activity annually, as summarized in Figure 18.  The Township 

experienced relatively strong non-residential development between 2009 and 2013.  

Since 2013, non-residential development activity has been more limited.  Over the past 

decade, commercial development accounted for approximately 70% of development 

activity compared to 16% and 14% in the industrial and institutional sectors, 

respectively, as shown in Figure 19. 
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Figure 18:  Township of Warwick Annual Non-Residential Development Activity,  
2007 to 2016  

 

Figure 19:  Township of Warwick Non-Residential Development Activity by Sector,  
2008 to 2017  
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4. Residential Market Analysis 

The following provides an economic and market assessment of the Township of 

Warwick with respect to marketability and the potential for residential development, 

including a review of existing market conditions and recent development activity within a 

local and regional context.  The analysis includes a high-level identification of market 

segmentation (e.g. seniors, empty-nesters, working-age families, etc.) contributing to 

the demand for residential development.  The Consultant Team also engaged with 

selected developers to discuss prospects for residential development within the area.1   

4.1 Regional Housing Market 

The regional housing market has been relatively robust, averaging approximately 2,400 

units per year over the 2012 to 2017 period.2  Over that time period, approximately 91% 

of housing activity has been accommodated within the London C.M.A. while the Sarnia 

C.A. has accounted for 9% of the total.3 

Exploring municipalities in immediate proximity to Warwick, residential development 

activity has been relatively high in Strathroy-Caradoc, averaging 113 units per year, as 

illustrated in Figure 20.  In comparison, development activity in Adelaide-Metcalfe and 

Plympton Wyoming has averaged 3 units and 34 units, respectively, over the period.  

This is compared to 3 units per year on average in Warwick. Nearly all residential 

development has been single detached dwellings. Active developers in the immediate 

area include Doug Tarry Homes, Saratoga Homes, Johnstone Homes with projects in 

Strathroy and Mount Brydges (Strathroy-Caradoc), as illustrated in Figure 21.  These 

developments are exclusively single detached developments (mix of bungalows and 

two-storey) and cater to families (many of whom are employed in the London C.M.A.) or 

the 55+ age cohort.  Development activity in Plympton-Wyoming is concentrated in the 

northern part of the municipality in proximity to Lake Huron and cater largely to the 55+ 

age cohort. 

                                            
1 Telephone discussions with Doug Tarry of Doug Tarry Homes and Doug Dunrin of Saratoga 
Homes. 
2 CMHC Housing completions within the London CMA and Sarnia CA. 
3 Ibid. 
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Figure 20:  Regional Market Average Annual Housing Completions, 2012 to 2017 

 

 
Figure 21:  Active Residential Developments within Immediate Regional Market 

Location/
Subdivision 

Size of 
Development 

(units) 

Housing Type 
and Size 

Price Range – Per 
Unit (per sq.ft.) 

Amber Meadows – 
Strathroy (Doug 
Tarry Homes) 

50 
Single Detached 
(1,440 to 2,854 sq.ft.) 

$266,950 to over 
$424,800 (average of 
$209 per sq.ft.) 

South Creek – 
Mount Brydges 
(Johnstone Homes) 

108 
Single Detached 
(1,600 to 2,725 sq.ft.) 

$493,100 to over 
$725,500 (average of 
$302 per sq.ft.) 

Woods Edge – 
Mount Brydges 
(Saratoga Homes) 

40 
Single Detached 
(1,665 to 2,855 sq.ft.) 

514,900 to over 
$585,900 (average of 
$242 per sq.ft.) 

 

Since 2011, prices for new single detached dwellings have increased significantly.  Over 

the 2011 to 2017 period, the average price for a new single detached dwelling in the 

London C.M.A. has increased from $347,000 to $486,000, an increase of 40%, as 

illustrated in Figure 22.  A similar trend has been observed in the Sarnia C.A. where the 
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price of new single detached dwelling has increased by 50%, from an average of 

$294,000 in 2011 to $440,000 in 2017. 

Figure 22:  London C.M.A. and Sarnia C.A.s 
Average New Single Detached Home Prices, 2011 to 2017 

 

Figure 23 summarizes median new single detached home prices for select 

municipalities in the regional market in 2018.  As shown, prices range between 

$530,600 in Sarnia to $662,300 in Plympton-Wyoming. 
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Figure 23:  2018 Average Single Detached Home Price, Select Municipalities 

 

While housing price trend data for Warwick is unavailable, a review of active market 

listings indicates that re-sale single detached housing prices in the community are lower 

than in neighbouring municipalities including Lambton Shores and Strathroy.1  A review 

of average assessment values based on 2016 Census respondents confirms this 

finding.  As illustrated in Figure 24, the average value of a 3-bedroom owner-occupied 

detached dwelling in Warwick was approximately $200,000, which is similar to Sarnia 

but 20% to 33% lower than in neighbouring markets in the London C.M.A. including 

Adelaide-Metcalfe and Strathroy-Caradoc. 

                                            
1 Desktop review by Watson & Associates Economists Ltd. identified an average asking price of 
$174,000 for re-sale single detached dwellings in Warwick-Watford based on a sample of active 
listings queried in January 2019.  Lambton Shores identified an average asking price of 
$292,800 and the London and St. Thomas Association of REALTORS® Statistical Report, 
December 2018, identified an average sale price of $332,500 for single detached units within 
Strathroy in 2018. 
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Figure 24:  Three-bedroom Detached House Value for Select  
Municipalities in Regional Market 

 

4.2 Local Housing Market 

Warwick’s current housing base of approximately 1,355 occupied dwelling units is 

comprised largely of low-density housing (single detached/semi-detached) which 

accounts for 91% of units.1  The Township has approximately 75 and 50 units of 

medium- and high-density units, respectively.  

Over the past decade, Warwick has averaged six new residential units constructed per 

year, as illustrated in Figure 25.  Over the period, single detached dwellings have 

accounted for the majority (89%) of development activity; the remainder of dwellings are 

semi-detached.2  Housing development activity has slowed since 2013, averaging three 

                                            
1 Derived from 2016 Statistics Canada Census. 
2 Based on a review of Township of Warwick building permit data by Watson & Associates 
Economists Ltd. 
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units per year.  Over the 2011 to 2016 period, 60% of housing construction in Warwick 

was in Watford.1 

Figure 25:  Township of Warwick New Housing Construction, 2006 to 2016  

 

Figure 26 summarizes average housing occupancy in Warwick in comparison to 

Lambton County and the provincial average over the 2006 to 2016 period.  This is 

expressed as the average number of persons per dwelling unit (P.P.U.).2  As shown, 

average P.P.U.s have declined significantly in Lambton County and the Province, while 

the decline in Warwick has been more moderate.  Warwick’s current (2016) P.P.U. of 

2.73 is notably higher than the Lambton County or provincial averages (2.60 and 2.32, 

respectively). 

The downward trend in housing occupancy has been driven by the aging of the 

population which increases the proportionate share of empty-nester and single-

occupancy households.   

                                            
1 2016 Statistics Canada Census – based on geographic locations of dwellings construction 
between 2011 and 2016. 
2 Average number of persons per unit (P.P.U.) defined as the total population divided by the 
number of occupied dwelling units. 
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The notably higher P.P.U. in Warwick is attributed to the large number of four- and five-

person households and relatively small share of one-person households, as illustrated 

in Figure 27. 

Figure 26:  Township of Warwick, Lambton County, and Ontario 
Average Household Occupancy 

 

Figure 27: Township of Warwick, Lambton County, and Ontario 
Composition of Private Households by Household Size  
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Figure 28 illustrates housing tenure in Warwick in comparison to Lambton County and 

the Province.  As shown, Warwick has a relatively high level of home ownership with 

83% of households owner-occupied, compared to 75% in Lambton County and 70% in 

Ontario.  This suggests that there is a more limited supply of rental dwellings (as a 

share of total dwellings) in Warwick than in Lambton County or the provincial average. 

Figure 28:  Housing Tenure, 2016 

 

4.3 Market Opportunities for Residential Development 

Warwick offers significant greenfield supply opportunities to accommodate future 

residential development, all located in Watford.  The community has the potential to 

accommodate approximately 671 additional housing units largely on lands designated 

residential but currently do not have active plans.1  The community currently has one 

registered plan of subdivision, Scenic Court Development, representing a supply of 11 

unbuilt single detached units.   

The Scenic Court Development is a new 11 lot municipally developed residential 

development in Watford.  Lots are fully serviced and range in price between $44,000 

and $60,000, which is significantly lower than in comparable developments in Strathroy-

                                            
1 Residential Land Supply and Draft County Official Plan Settlement Boundary in Plympton-
Wyoming, Lambton County Planning and Development Services, 2017. 
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Caradoc and Middlesex Centre where lot prices range between $100,000 and 

$125,000.  Lots are available for purchase from the Township for custom home 

construction.  The Township took the initiative to municipally develop the lands to help 

bolster the shovel-ready land supply for residential development in the community.  The 

lots went on sale in March 2018 and though there has been interest, to-date no sales 

have been finalized.  

The Scenic Court Development offers a great location, on a cul-de-sac, near the 

Community Centre (Watford Arena and Hall), and is in proximity to an elementary 

school, local retail and services. 

Quality of life is a key factor influencing the residential location decisions of individuals 

and their families.  Typically, quality of life encompasses several sub-factors such as 

employment opportunities, cost of living, housing affordability, crime levels, quality of 

schools, transportation, recreational opportunities, climate, arts and culture, 

entertainment, amenities and population diversity.  The importance of such factors, 

however, will vary considerably depending on life stage and individual preferences. 

Figure 29 summarizes key commercial, institutional and recreational amenities and 

services within Warwick (Watford) and surveyed comparator communities.  As shown, 

Watford is comparatively well-served with respect to these amenities with the exception 

of a high school.  The local retail market is explored in detail in section 5. 

Figure 29:  Commercial and Recreational Amenities in the Surrounding Market Area 

 

Watford Mount Brydges Strathroy Wyoming

Grocery store 1 2 7 1

Health clinic 1 1 2 3

Community centre 2 1 2

Arena 1 1 2

Elementary school 2 1 9 2

High school 3

Library 1 1 1 1

Post office 1 1 2 1

Day care centre 2 2 5 2

Source:  Watson & Associates Economists Ltd., 2019.

Local Services and Amenities
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4.3.1 Market Opportunities for London Commuter Market 

Based on the market analysis presented, the strongest potential for residential 

development in the regional market is in the London C.M.A.  Housing demand for single 

detached units in the western part of the C.M.A. is being driven largely by working-age 

families.  Municipalities in the London C.M.A. periphery such as Strathroy-Caradoc and 

Middlesex Centre are attractive for residential development due to lower costs of 

development and competitive price points relative to the City of London (driven largely 

by lower land prices) while offering reasonable commuting distances to London.  These 

communities also offer significant greenfield supply opportunities to accommodate 

development. 

While there are market opportunities for custom home development in Warwick, the 

opportunities for larger scale single detached home development serving the London 

commuter market are more limited.  Home prices in Warwick are estimated to be 20% 

to 30% lower in Warwick than in neighbouring municipalities such as Strathroy-Caradoc 

or Middlesex Centre, which are located closer to London.  As shown in Figure 30, 

typical driving time from Watford to the centre of the City of London is approximately 50 

minutes, compared to 30 minutes from Mount Bridges or 40 minutes from Strathroy, 

which largely explains the market price differential.  While Watford is in closer proximity 

to Sarnia (typical driving time of 30 minutes), the Sarnia market is smaller and has lower 

growth prospects in population and employment than the London market. 

Figure 30:  Distance to City of London and City of Sarnia from Surrounding 
Municipalities 

 

City of London City of Sarnia

Mount Brydges
25 km

(Approx. 30 mins)

85 km

(Approx. 1 hour)

Strathroy
40 km

(Approx. 40 mins)

70 km

(Approx. 45 mins)

Watford
60 km

(Approx. 50 mins)

50 km

(Approx. 30 mins)

Wyoming
85 km 

(Approx. 1 hour)

30 km

(Approx. 30 mins)

Source:  Watson & Associates Economists Ltd., 2019.
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While residential development feasibility appears favourable in nearby municipalities 

including Strathroy-Caradoc and Middlesex Centre, the market dynamics in Watford are 

less favourable.  Based on the review of current market prices for residential dwellings 

in the regional market, it is estimated that new single detached dwelling market value in 

Watford is approximately 20% lower than in Strathroy-Caradoc, the nearest municipality 

with an active residential development which is part of the London C.M.A.  A new 2,200 

sq.ft. 2- storey detached dwelling in Strathroy-Caradoc, for example, would likely have 

an average market value of $205 per sq.ft. ($450,000 per dwelling).  A comparable 

dwelling in Watford would likely have a market value 20% lower, equivalent to $164 per 

sq.ft. ($360,000 per dwelling).  Factoring development costs (land cost, construction 

cost and applicable municipal fees) and provision for developer profit, the development 

cost is estimated to total approximately $176 per sq.ft. in Watford, as presented in 

Figure 31, marginally higher than the market value for the dwelling of $164 per sq.ft. 

previously identified.  This differential suggests that the feasibility for such a 

development may be unfavourable in Watford from a developer pro forma perspective.   

Figure 31:  Watford Prototypical1 New Detached Dwelling Feasibility Analysis 

 

4.3.2 Market Opportunities for 55+ Population 

While the market in Watford is limited currently for working-age commuters employed 

outside of Warwick, there are opportunities for other market segments. 

Population growth in the 55+ age group, and most notably the 75+ age group, will 

continue to drive demand across a broad range of multiple-dwelling housing forms in 

Lambton County including medium- and high-density housing, seniors’ housing facilities 

Per Sq.ft. Watford

Land Cost
2

23$                

Construction Cost
3

135$              

Building Permit Fees 1$                  

Development Charges -$               

Developer Profit (10%) 18$                

Total Development Cost 176$              

Market Assessment Value 164$              
1 2,200 sq.ft. 2-storey detached dwelling.
2 Serviced lot cost: $50,000.
3 Derived from 2019 RSMeans Construction Cost data.
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and affordable/assisted housing projects, given the diversity of this age group with 

respect to age, income, health, mobility and lifestyle/life stage.  This demographic group 

represents the strongest market segment for higher-density dwellings such as 

apartments and condominiums. 

Future housing demand across Ontario generated by the Baby Boomers will be 

significant.  On the one hand, there will be a pressing need to accommodate a growing 

number of seniors in housing forms that offer a variety of services ranging from assisted 

living to full-time care.  On the other hand, a growing wave of Ontario residents will be 

seeking housing opportunities geared to active lifestyles and recreation, which may 

serve as a potential retirement destination over the next 10 years and beyond.   

Warwick is geographically well-located to capitalize on the market opportunities 

identified.  The community is located within a one- to three-hour drive of major urban 

population centres within southern Ontario including the Cities of London, Sarnia, 

Windsor, and the Greater Golden Horseshoe (G.G.H.).  A key geographic market for 

future market demand is the G.G.H. (Central Ontario), which is one of the largest and 

fastest growing City/Regions in North America.  

With advances in telecommunications’ technology and increased opportunities related 

to telecommuting, work at home employment is forecast to steadily increase in Ontario.  

Furthermore, as the economy continues to shift from a traditional goods-producing 

economy to a services-producing economy, the nature of new jobs is increasingly 

catered towards work at home employment.  An increasing number of working adults as 

well as retirees/semi-retirees will be able to capitalize on this moving forward, which is 

anticipated to drive the demand for both permanent and second homes that are located 

outside major urban centres. 

4.3.3 Observations 

While market opportunities for larger scale subdivision development is currently limited 

in Warwick, Watford, and in particular the Scenic Court Development, has strong market 

attributes which make it attractive for custom home development. 

Based on our review of the community’s potential housing supply and forecast housing 

demand, Warwick has more than sufficient future housing supply to accommodate 
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future residential growth.  There is, however, a lack of market choice, with no supply of 

higher-density housing options, given the demographic trends highlighted herein. 

5. Retail Commercial Market Analysis 

5.1 Retail Market Profile  

5.1.1 Estimated Trade Area 

The Township of Warwick’s retail and service base is concentrated in the Watford urban 

area.  Watford is located approximately 3 km south of Highway 402 and its retail base is 

largely situated along Highway 79/Nauvoo Road.  Highway 79 is a regional highway that 

provides access to communities in Warwick Township, the Municipality of Brooke-

Alvinston and the Township of Dawn-Euphemia.  The retail and service base of Watford 

is characteristic of a small village service centre, providing convenience-based retail 

and service uses to its residents and the surrounding rural area.  

As summarized in Figure 32 and Figure 33, it is estimated that the Watford Trade Area 

encompasses communities within the Township of Warwick and the Municipality of 

Brooke-Alvinston with a trade area population of approximately 6,350 persons.1  The 

extent of the trade area is influenced by Highway 402 to the north, which provides 

convenient access to the larger markets of Strathroy, Sarnia and London.  The urban 

areas of Petrolia, Forest, Strathroy, and to a lesser degree Glencoe, limit the trade area 

extent of the Watford Trade Area to the west, northeast and southeast.  The small urban 

area of Alvinston, 14 km south of Watford, has a very small retail and service base of 

approximately 37,000 sq.ft. (18,000 sq.ft. is a farm supply store) and is estimated to 

represent a secondary component of the Watford Trade Area.  With a limited retail base 

in Alvinston, residents in Alvinston are estimated to shop in Watford and Glencoe for 

convenience goods and commercial services.  Residents in the rural area of Warwick 

Township are considered to form a secondary component of the trade area, as 

residents particularly in the northern and eastern extent of the Township are influenced 

by convenient access to Strathroy, Forest and Petrolia.  The urban area of Watford, 

                                            
1 Based on the 2016 Census and includes Census undercount of 4%.  Trade area delineation 
has been informed by a consumer survey conducted by Watson & Associates Economists Ltd. 
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situated at the centre of the trade area, is considered the primary component of the 

trade area and has a population of approximately 1,600 persons (representing 25% of 

the trade area population).  The Watford retail and commercial service base is largely 

supported by the local residents of Watford.  Figure 33 provides a map showing the 

extent of the trade area.  

Figure 32:  Watford Urban Area Trade Area  

 

Trade Area 
Vacant Retail 

Space, sq.ft.

Primary - Watford 1,600 25% 600 26% 149,000 79% 13,400

Secondary - Rural Warwick Township 2,240 35% 750 33% 1,700 1% 0

Secondary - Municipality of Brooke-Alvinston 2,510 40% 950 41% 37,000 20% 7,700

Total Trade Area 6,350 100% 2,300 100% 187,700 100% 21,100

1
 Includes Census undercount of 4%.

Households

(2016)

Population

(2016)
1

Occupied Retail & 

Service Space, sq.ft.
2

Sources:  Population and household figures derived from Statistics Canada Census.  Retail and Service Space based on a summary by Watson & Associates 

Economists Ltd.  Retail estimate for Watford based on site visits, while remaining areas based on a desktop review.
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Figure 33:  Watford Urban Area Trade Area  

 

Key demographic components of market potential for retail space include population, 

household formation and household income.  Retail growth is driven not only by 

population and housing growth but also growth in household income.  An increase in 

household income generally results in an increase in purchasing power of local 

residents.  It is important to note that the impact of changes in income, population and 

housing will vary depending on retail and commercial service category.  As summarized 

in Figure 34, while the trade area has experienced a small contraction in population (a 

population decline of 8% between 2006 and 2016), the median household income in the 

trade area has increased over the past ten years and has moved closer to the provincial 

median household income.  
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Figure 34: Watford Urban Area Trade Area Population and Household Income Trends  
 

 
 

5.1.2 Watford Retail Base 

As of 2018, the urban area of Watford has 

approximately 173,900 sq.ft. of purpose-built 

retail space and ground floor uses in the 

downtown core, as summarized in Figure 35.  

Approximately 85% of the purpose-built retail 

space is occupied by retail and commercial 

service uses (149,000 sq.ft.), while 7% is 

occupied by businesses in the construction 

industry (11,500 sq.ft.), and 8% (13,500 sq.ft.) 

of the retail G.F.A. is vacant.  It is important to 

note that the vacant space of 13,500 sq.ft. in 

Watford is largely comprised of vacant space in 

older buildings in the downtown core. Typically, 

a retail vacancy rate of between 5% and 8% is 

considered a balanced market; however, 

vacancy rates in areas with older buildings, 

such as the downtown core of Watford 

generally have higher vacancy rates.  

Downtown areas tend to have buildings that 

cannot easily be accommodated or retrofitted 

for a wide-range of retail tenants and as a 

result, it can be expected that vacant space in 

2006 2011 2016 2006 2011 2016 2006 2011 2016

Township of Warwick 4,100 3,870 3,840 $57,400 $60,100 $72,300 0.95 0.91 0.97

Municipality of Brooke-Alvinston 2,770 2,650 2,510 $51,400 $59,900 $67,500 0.85 0.90 0.91

Trade Area Total 6,870 6,520 6,350 $55,000 $60,000 $70,400 0.91 0.90 0.95

Source:  Derived from Statistics Canada, Census 2006 to 2016 by Watson & Associates Economists Ltd. 

Median Household Income 
Trade Area 

Median Household Income 

Index to Province 
Population

Downtown Watford includes a 
number of historical buildings that 
provide character to the downtown. 
are.  



 

 

Watson & Associates Economists Ltd.  PAGE 38 
Warwick Residential and Business Opportunity Study 

the downtown area will take longer to be absorbed than in other areas.  Retail vacancy 

rates alone should not be used as an indicator of the health of a retail market.  Vacant 

retail space that is dispersed through the market area and provides a range of retail real 

estate options is a characteristic of a balanced and healthy market area.  

It is often difficult in small markets such as Watford to accommodate a wide range of 

specific retail site and facility requirements.  Large markets and small markets with 

significant future growth potential are generally more successful at attracting investment 

from larger investors.  In small markets, independent and small franchise retail 

operators form the primary component of retail growth potential and typically have less 

start-up capital to fund extensive retrofits or a redevelopment.  The operational 

component of a start-up retail business alone can reduce the potential of funding an 

interior retrofit to a building.  The range of investment to accommodate the operation of 

a retail or commercial service business varies; a full-service restaurant requires 

extensive investments in kitchen appliances and furniture, while a hair salon may only 

require a hair salon chair and styling tools.  

Figure 35: Watford Urban Area Inventory of Purpose-Built Retail Space 

 

The majority (80%) of the retail and service businesses in Watford are located in the 

downtown area; however, in terms of G.F.A., these downtown businesses represent just 

under half the occupied retail and commercial space in Watford.  There are seven retail 

and service businesses in Watford located outside the downtown area totalling 

Total Purpose-Built Retail Space Units 
Total G.F.A. 

Sq.ft. 
% G.F.A.

Occupied Retail and Commercial Service Space 31 149,000 86%

Occupied Non-Retail/Non-Service Commercial Uses                      

(e.g. industrial uses in retail buildings)
5 11,500 7%

Vacant Retail Space 8 13,400 8%

Total Purpose-Built Retail Space 44 173,900 100%

Source: Watson & Associates Economists Ltd., August 2018.
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approximately 81,000 sq.ft.  The largest retail and 

service businesses outside the downtown area 

include the Ford Dealership, Foodland, Home 

Hardware, Kal Tire and Delta Power Equipment 

which are also the largest retail and service users 

in the Watford urban area.  It is important to note 

that small retail markets, such as Watford typically 

have a larger share of commercial service uses in 

purpose-built retail space, especially in the 

downtown areas.  In larger markets, offices providing commercial services such as 

medical, dental, legal, real estate, insurance and finance tend to operate in a wider 

range of facilities, such as medical buildings, office buildings, multi-tenant industrial, 

upper-storey units, and also operate in non-retail areas.  It is estimated that 

approximately one-third of the occupied retail and commercial space in Watford is 

occupied by tenants of medical, dental, legal, real estate, insurance and finance, as well 

as automotive services.  The Watford downtown area provides a good mix of these 

commercial uses, which is one key component in building a successful downtown area.  

Successful downtowns are multi-functional and are not dependent only on the retail 

landscape, but instead offer a variety of activities that serve to bring people to the area 

for a broad range of reasons at varied times of the day and week.1  

Traditional retail and service uses, uses that require 

retail facilities and prime retail site, include 19 

businesses and total approximately 79,800 sq.ft. in 

Watford.  Figure 36 provides a summary of the 

retail and commercial service uses that typically 

require purpose-built retail facilities in prime retail 

locations with a summary of the locations within 

Watford and estimates of the retail space G.F.A.  

                                            
1 Downtown Success Indicators, Department of Urban and Regional Planning 
University of Illinois at Urbana-Champaign, August 2014. 

Foodland, a community grocer 
in Watford  

Law Office, Downtown Watford 
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Figure 36: Watford Trade Area  
Inventory of Traditional Retail and Commercial Service Space1  

 

Figure 37 provides an inventory of the supply of remaining occupied retail and 

commercial service space in Watford.  As summarized, the Watford urban area 

accommodates 69,200 sq.ft. of retail G.F.A.  It is important to note that the recently built 

Lambton Mutual Insurance office building of 15,400 sq.ft. is not included in the 

inventory, as the facility is a two-storey office building. 

                                            
1 Refer to Appendix A for a detail retail and commercial services inventory.  

Traditional Retail & Commercial Service Uses Units Total Sq.ft. 

Food Store, Convenience Store and Specialty Food Store 3 21,100

Grocery Store 1 17,200

Convenience Store 2 3,900

Specialty Food Store (bakery, butcher, organic food store) 0 0

Food Services 4 8,500

Drive-Thru Restaurant 1 3,000

Limited Service Restaurant (coffee shop, take-out, delivery) 2 3,600

Full-Service Restaurant (seated restaurant) 1 1,900

Pub, Tavern and Bar 0 0

General Merchandise Stores/Home Goods 5 34,900

Home Improvement/Hardware Store 1 13,500

General Merchandise Store (e.g. dollar store, discount store) 1 4,600

Home Décor, Gift, Floral, Hobby, and Craft Store 2 5,600

Furniture and Appliance Store 0 0

Clothing and Accessories 0 0

Used Merchandise Outlet (e.g. thrift store, antiques) 1 1,000

Drug Store/Pharmacy 1 3,800

Liquor, Beer & Wine Outlets 1 2,600

Banks and Credit Unions 2 5,000

Household & Personal Services 3 3,900

Total Traditional Retail & Commercial Service Uses 19 79,800

Source: Watson & Associates Economists Ltd., August 2018.
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Figure 37: Watford Trade Area Inventory of Other Retail and Commercial Service Space  

 

 

5.1.3 Retail and Commercial Service Characteristics of Similar Small 
Retail Markets1 

The general economic health and vibrancy of the retail and commercial services sector 

in a municipality can be assessed, in part, through a range of quantitative measures. 

Quantitative measures include an assessment of the size of the retail base, i.e. gross 

floor area (G.F.A.) relative to the population base, and the proportionate share of 

municipal-wide retail businesses located downtown, diversity of uses and activities, 

market rents, range of vacant space, vacancy rates and business turnover.  Based on a 

review of 10 urban areas2 with a population of 1,200 to 2,500 persons across southern 

                                            
1 Small markets with a population between 1,500 to 2,500. 
2 Urban areas are based on the Statistics Canada defined Population Centre.  Refer to 
Appendix B for a list of markets.  

Other Retail & Commercial Service Uses Units Total Sq.ft. 

Automotive & Heavy Equipment Sales and Service 6 60,300

Automotive Dealerships and Auto Parts Outlets 2 17,400

Gas Stations (without C-stores) and Car Washes 1 1,200

Automotive Service 2 23,700

Farm Equipment Sales & Service 1 18,000

Professional Services 4 6,600

Law Office, Financial, Insurance and Real Estate 4 6,600

Other Services (e.g. travel agency, daycare) 0 0

Recreational, Arts & Cultural Services 2 2,300

Art Gallery 0 0

Theatre 0 0

Art Studio 0 0

Recreational 2 2,300

Other Retail & Commercial Service Uses 12 69,200

Source: Watson & Associates Economists Ltd., August 2018.

Total Purpose-Built Retail Space Units 
Total G.F.A. 

Sq.ft. 
% G.F.A.
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Ontario and within 25 km of a larger urban centre,1 the following are some salient 

features of the retail and commercial service base of these urban centres:  

• Purpose-built retail space is largely comprised of single-tenant retail buildings, 

ground-floor retail space in the downtown core, and to a lesser extent, small 

multi-tenant commercial buildings of less than 15,000 sq.ft. with 3 to 5 

commercial tenants. 

• The largest retail establishments range from 

approximately 6,000 to 15,000 sq.ft., and 

typically include a grocery store, a home 

improvement/hardware store and a drug store. 

• Restaurants are primarily concentrated in the 

downtown core and accommodate 3 to 6 

restaurant tenants, including at least two full-

service restaurants. 

• There are two distinct retail and commercial 

service areas, downtown and commercial on 

the peripheral of the urban area. 

• Downtown is a linear retail corridor along the 

“Main Street,” typically spanning over 3 to 5 

streets.  The Main Street includes retail and 

service businesses ranging in size from 500 

sq.ft. to 5,000 sq.ft. accommodated in older 

purpose-built retail buildings.  Local streets 

intersecting Main Street typically extend the 

historical downtown core and include a mix of 

modern single-tenant commercial buildings and 

commercial uses in former residential and 

institutional buildings.  The commercial base is 

primarily comprised of commercial services 

(e.g. law offices, hair salons, postal services), 

restaurants, specialty stores (e.g. bakery, 

butcher shop, craft store, gift store), 1 to 2 

                                            
1 Urban in comparable size or larger than Strathroy.  

Stirling Festival Theatre, a 
major anchor in the downtown 
core in Stirling, Ontario.  

Converted fire hall in the 
downtown core converted to a 
restaurant, Markdale, Ontario.  
Creative use of buildings add 
character to a downtown area. 
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banks, and 1 to 2 larger stores (3,000 to 5,000 sq.ft.) such as a drug store or a 

discount store (e.g. dollar store) providing a range of products.  The downtown is 

often anchored by arts and cultural establishments.  

• Commercial uses on the peripheral of the urban area, generally includes 

highway-oriented commercial uses and larger retail and commercial service 

establishments that cannot be easily accommodated in the downtown area.  

These retail and service commercial uses are typically located on large retail 

parcels and accommodate on-site parking and storage (e.g. equipment and 

automotive sales).  The commercial base is primarily comprised of highway-

oriented commercial uses (drive-thru restaurants, automotive dealerships, gas 

stations) and 1 to 2 large retail tenants (grocery store, hardware store).  

• The total retail space accommodating traditional retail and commercial services1 

ranges from 70,000 to 95,000 sq.ft.  

Figure 38 provides a more detailed comparison of the retail and commercial service 

base in Watford compared to five selected urban areas.2  As summarized in Figure 38, 

the traditional retail and commercial service base is comprised of a range of 71,000 to 

92,000 sq.ft. and, relative to the population base, ranges from 38 sq.ft. to 50 sq.ft. of 

retail and service space per resident. 

                                            
1 Includes food store retail, food services, general merchandise and home goods stores, drug 
store/pharmacy, liquor, wine and beer stores, banks and credit unions, and household and 
personal services.  These uses are typically accommodated in purpose-built retail facilities.  
2 Markets with an estimated trade containing a similar population base and density were 
selected.  This analysis is a high-level directional analysis.   
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Figure 38: Comparison of Retail and Commercial Service Space Selected Comparable 
Urban Areas  

 

Based on a review of other comparable markets, the Watford urban area is similar to 

the surveyed urban areas, in terms of the commercial structure and range of 

businesses.  Overall the Watford urban area is estimated to have an adequate size 

retail base relative to the population base.  Based on a high-level review, restaurants 

are the most under-represented retail category in the Watford urban area compared to 

other comparable-sized markets, in particular full-service restaurants.  Figure 39 

provides a summary of the retail base of Watford and five other similar urban areas.   

Urban Area 

Population 

(2016)

Traditional 

Retail and 

Commercial 

Service Space, 

sq.ft.

Retail

Units 

Retail and 

Commercial 

Service Space 

Per Capita 

Vacancy 

Rate (%)

Stirling (Hastings County) 2,000 91,900 27 46 6%

Glencoe (Middlesex County) 2,000 89,900 27 45 9%

Colborne (Northumberland County) 1,700 77,200 20 45 5%

Milverton (Perth County) 2,000 75,300 21 38 4%

Watford (Lambton County) 1,600 79,800 19 50 8%

Cayuga (Haldimand County) 1,800 71,300 20 40 7%

Source: Watford analysis based on site visits, remaining markets based on a desktop review utilizing Google Earth imagery. 

22

Urban Area 
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Figure 39: Retail and Commercial Service Gap Analysis1  

 

5.1.4 Retail and Commercial Service Highway Uses  

Opportunities for highway-oriented retail and commercial service uses situated near an 

interchange of a major provincial highway (e.g. 400-series) typically include integrated 

travel centres (e.g. enRoute Ontario Service Centres,2 Flying J Travel Centres) of 

approximately 3 hectares (7 acres) or a cluster accommodating fuel stations, overnight 

accommodations and fast-food restaurant sites near the interchange (ranging in size 

from 3 ha to 6 ha).  In larger urban centres (e.g. Sarnia and London), big box stores and 

large retail users are also found near interchanges.  Highway-oriented commercial 

services have benefits and drawbacks for a community.  While these uses intercept 

trade to the area and reduce non-local traffic into the residential areas of the 

community, they also divert trade to the local serving retail and commercial base.  

Highway-oriented retail and commercial service uses outside large urban centres do not 

                                            
1 A comparison of the remaining urban areas is provided in Appendix B. 
2 EnRoute service centres are typically accessed only via the provincial highway.  

Food Store, Convenience Store and Specialty Food Store 4 2 2 3 4 3

Grocery Store 1 1 1 2 1 1

Convenience Store 2 1 1 1 2 2

Specialty Food Store (bakery, butcher, organic food store) 1 0 0 0 1 0

Food Services 6 6 7 10 5 4

Drive-Thru Restaurant 1 1 0 1 0 1

Limited Service Restaurant (coffee shop, take-out, delivery) 2 2 3 4 3 2

Full-Service Restaurant (seated restaurant) 2 2 4 4 2 1

Pub, Tavern and Bar 1 1 0 1 0 0

General Merchandise Stores/Home Goods 5 6 9 8 6 5

Home Improvement/Hardware Store 1 1 2 2 0 1

General Merchandise Store (e.g. dollar store, discount store) 1 0 1 1 0 1

Home Décor, Gift, Floral, Hobby, and Craft Store 2 4 6 4 4 2

Furniture and Appliance Store 0 0 0 0 1 0

Clothing and Accessories 0 0 0 0 0 0

Used Merchandise Outlet (e.g. thrift store, antiques) 1 1 0 1 1 1

Drug Store/Pharmacy 1 1 1 1 1 1

Liquor, Beer & Wine Outlets 1 1 2 1 1 1

Banks and Credit Unions 1 1 1 2 2 2

Household & Personal Services 2 4 5 2 2 3

Total Traditional Retail & Commercial Service Uses 20 21 27 27 21 19

Source: Watson & Associates Economists Ltd., August 2018.

WatfordTraditional Retail & Commercial Service Uses Colborne MilvertonCayuga GlencoeStirling
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typically provide significant opportunities for serving travelling motorists on provincial 

highways.  

Figure 40 summarizes the retail and commercial service uses surrounding eight exits of 

Highway 402 and the estimated daily traffic passing the exits based on 2016 provincial 

data.  As summarized, on an average daily basis approximately 18,100 vehicles travel 

along Highway 402 approaching the Watford exit.  Daily traffic along Highway 402 

ranges from 18,100 vehicles passing the Watford exit to 24,700 vehicles passing the 

Lambeth exit.  It is important to note that traffic volumes on Highway 402 are considered 

low among other 400-series highways.  There is limited opportunity to accommodate 

travelling motorists at the Watford exit, as there are two highway-oriented commercial 

service nodes providing fuel, food services, trucking parking (Wyoming exit) and 

accommodations within 20 km of the Watford exit, intercepting traffic from the east and 

west.  It is recommended that future retail and commercial service growth within the 

Township of Warwick be directed to the Watford urban area, within the downtown area 

and along the Highway 79/Nauvoo Road corridor (south of Jarriott Street).  It is 

recognized that not all future retail uses within the Township of Warwick can be 

accommodated in the downtown; however, it is important that retail uses are within 

proximity to the downtown area, providing opportunities for a spill-over to other retailers 

with cross-shopping opportunities for customers.  
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Figure 40: 402 Highway Corridor Retail and Commercial Service Uses  

 

5.1.5 Customer Survey Results  

Watson conducted surveys at select locations (Foodland and Home Hardware Store) in 

Watford on a Saturday in August (August 25) to ask customers their shopping habits 

and preferences.  The survey primarily served to understand where customers shop for 

a range of retail products and services and whether there was an unmet opportunity to 

satisfy a retail need within the Watford urban area.  The customer survey included some 

opened-ended questions which facilitate a number of discussions with local residents 

regarding their opinion on the retail base in Watford.  The on-site customer survey 

included responses from 34 local residents and visitors.  In addition to an on-site 

customer survey, the Township of Warwick posted an online version of the survey.  The 

online survey was completed by 63 respondents, primarily local residents of the 

Township of Warwick.  In total, the retail customer survey was completed by 97 

2016 Average 

Annual Daily 

Traffic
1 

Highway 402 

Traffic Passing Exit

Within 1 km of 

Highway Exit
1 to 5 km of Highway Exit

Lambeth/London - Highway 4 24,700 53 km Nil Small downtown core 

Delaware - Longwoods Rd./Highway 2 24,800 40 km Nil Small downtown core 

Mount Brydges - Highway 14 20,200 37 km Nil Small downtown core 

Strathroy - Highway 39 21,800 24 km Nil Wide-range 

Strathroy - Highway 81 19,300 20 km
Drive-thru restaurant, 

gas station & motel
Wide-range 

Kerwood - Highway 6 18,800 11 km Nil Nil 

Watford - Highway 79/Nauvoo Rd. 18,100 - Nil 

Gas station, grocery store, Drive-

thru restaurant, hardware store, 

automotive dealership, farm 

equipment dealer, downtown core

Wyoming - Highway 21 18,500 19 km

Travel centre - gas 

station, food services 

and truck parking, 

motel

Small downtown core 

Sarnia - Highway 26 21,100 28 km Nil Wide-range 

Sarnia - Modeland Rd 21,500 37 km Wide-range Wide-range 

Source:  Watson & Associates Economists Ltd. 

1
 Based on Province of Ontario, Ministry of Transportation Provincial Highway Data, 2016.

Highway Exit 

Retail & Commercial Services Distance to 

Watford Exit 

(Highway 79)
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respondents which is a good response rate relative to the population of Warwick 

Township.  Detailed on the survey can be founded in Appendix C.  Key highlights of the 

survey included:  

• Respondents typically visit Watford on a weekly basis; 

• Respondents typically spend just over a third of their regular weekly purchases in 

Watford; 

• Other than automotive repair and financial services (banks), respondents that 

purchase goods and services in Watford also shop at competing stores in other 

markets.  For example, respondents that shop in Watford for groceries also shop 

in other markets for groceries; 

• Strathroy was noted as a common destination to shop for additional 

convenience-based goods and services.  Other common destinations included 

Petrolia and Glencoe;  

• London and Sarnia were noted as the primary destination for comparison-based 

shopping (e.g. clothing, general merchandise);  

• Based on discussion with respondents, a majority of customers were aware of 

the retail and service offering of Watford and the downtown area of Watford;  

• It was generally noted by respondents that there is a preference to shop in the 

larger markets due to selection; and  

• The most common request for additional retail and commercial space was for sit 

down food and drink establishments (full-service restaurants and bars).  

6. Township of Warwick Industrial Profile and 
Competitive Position 

Market competitiveness is typically driven by a broad range of factors that can strongly 

influence business location decisions, both for new development and expansion.  These 

factors include access to transportation infrastructure, access to labour and employment 

markets, supply and market choice of land development opportunities, cost structure of 

the business environment, and quality of life aspects. 

With the economic shift to a more knowledge-based economy, the changing competitive 

landscape has been particularly challenging for Ontario’s small to mid-sized 

municipalities, especially as it relates to being competitive with respect to labour force 
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attributes and access to infrastructure (e.g. high-speed internet, transportation 

networks). 

The economic development prospects of Warwick are in many ways tied to the success 

of its regional market.  The Township shares the relative strengths of the broader 

Highway 402 market in terms of investment attraction, and its lower property taxes and 

costs present the prospect of accommodating companies attracted by the regional 

market.  The Township’s location along a major transportation corridor – Highway 402 – 

allows for the movement of goods and the workforce.  This, along with its proximity to 

the U.S. market and major urban centres in southwestern and central Ontario, provides 

an important competitive advantage for industrial development.  

The degree to which Warwick can capitalize on its regional location advantages will 

depend largely on the competitiveness of its employment (industrial) lands, which is 

largely determined by a number of factors which are explored below. 

6.1 Regional Employment Profile 

The regional market has a strong and diversified economy.  In terms of employment 

share, key industrial and primary employment sectors within the area include 

agriculture, construction, and manufacturing, as illustrated in Figure 41.  In addition, the 

region is comprised of a number of established knowledge-based sectors, including 

educational services, and health care and social assistance. 
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Figure 41:  Regional Market Industry Clusters, Location Quotient to Ontario, 2016 

 

Figure 42 illustrates the employment change by industry sector over the 2006 to 2016 

period in the regional market.  As shown, employment growth rates have been highest 

in a number of knowledge-based sectors including educational services, and 

professional, scientific and technical services.  With the exception of construction, 

industrial sectors have experienced limited growth or declines in employment over the 

period. 
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Figure 42:  Regional Market Area – Employment Growth by Sector, 2006 to 2016  

 

Unemployment rates in the regional market are at a multi-decade low.  Over the past 

decade, the unemployment rate in the London C.M.A. has declined from a high of 

10.7% in 2009 to 5.8% in 2018.1  Similarly, the unemployment rate in Sarnia C.A. has 

declined from 10.0% to 5.6% over the same period.2 

6.2 Regional Industrial Market 

The Regional Market Area, which extends along the Highway 402 corridor and includes 

the Sarnia C.A. and London C.M.A., as defined in section 3, has a large and diverse 

                                            
1 Unemployment rates derived from Statistics Canada Table 14-10-0102-01 and Table 14-10-
0096-01 by Watson & Associates Economists Ltd. 
2 Ibid. 



 

 

Watson & Associates Economists Ltd.  PAGE 52 
Warwick Residential and Business Opportunity Study 

existing industrial base.  This includes key industrial markets in the City of London, the 

Town of Strathroy-Caradoc, and the City of Sarnia. 

Over the past decade (2007 to 2016), industrial building permit activity across the 

regional market has averaged approximately $54.3 million annually, as illustrated in 

Figure 43.  Of industrial development over the 2011 to 2016 period, approximately one-

third (30%) has been accommodated within the City of London, followed by the City of 

Sarnia with 14% and Thames Centre with 14%, as illustrated in Figure 44.  Industrial 

development activity in Warwick totalled $1.1 million over the 2011 to 2016 period, 

which accounted for less than 1% of the total industrial activity in the regional market 

area. 

Figure 43:  Regional Market - Industrial Development Activity, 2007 to 2016 
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Figure 44:  Regional Share of Industrial Development Activity, 2011 to 2016 

 

6.2.1 Cost of Development Parameters for Industrial Lands 
Development 

A factor influencing business decisions on where to locate is the cost competitiveness 

(both capital investment and operating costs) of the development in relation to market 

demand and potential return on investment.  Key cost parameters include land costs 

and property taxes which are discussed below within the broader regional industrial 

market context. 

Serviced Employment Land Prices 

From a competitiveness perspective, employment land prices can provide a key 

advantage, especially for land-expansive uses such as transportation, wholesale 

trade/logistics, warehousing and large-scale manufacturing.  Though competitive land 

costs provide an economic advantage in terms of the cost of development, very low 

land prices may be indicative of low market demand. 
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Prices for serviced vacant employment land in the regional market are significantly 

lower than in markets in the G.T.H.A. and the G.G.H.  Land prices along the Highway 

402 corridor range between $30,000 and $70,000 per acre, compared to $400,000 and 

$1,000,000+  per acre in the G.T.H.A. and between $150,000 and $400,000 per acre in 

the G.G.H. Outer Ring communities such as Brantford, Kitchener-Waterloo, and 

Guelph.1  As illustrated in Figure 45, serviced employment land prices in Warwick 

average $30,000 per acre, significantly lower than in London or Sarnia and marginally 

lower than in Strathroy-Caradoc. 

Figure 45:  Vacant Serviced Employment Land Prices in Regional Market 

 

Municipal Property Taxes 

Property tax rates represent a consideration for business location decisions, since taxes 

impact operating profit annually.  Figure 46 illustrates average industrial taxes 

expressed on a sq.ft. basis of building space within surveyed municipalities, based on 

2017 area municipal property taxes.  As shown, industrial property taxes per sq.ft. are 

highest in Sarnia (average of $1.65 per sq.ft.), London ($1.44), and Strathroy-Caradoc 

($1.34).  In comparison, Warwick has the lowest industrial property taxes (on a per sq.ft. 

basis) of the surveyed municipalities, averaging an estimated $0.55 per sq.ft., which is 

marginally lower than Middlesex Centre ($0.60) 

                                            
1 G.T.H.A. and G.G.H. employment land prices based on general market trends observed by 
Watson & Associates Economists Ltd. 
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Figure 46:  Industrial Property Taxes in Select Municipalities Regional Market 

 

6.3 Profile of Warwick Industrial Market 

The Township of Warwick’s industrial base is comprised primarily of light and medium 

industrial lands with a developed land area of approximately 40 net ha (100 net acres).1  

The Township’s industrial base is located in two distinct industrial areas of Watford, an 

older industrial area located in the south part of the community along the CN rail line 

and a newer area in the north (Warwick Industrial Park).  The Township’s industrial 

lands accommodate largely small to mid-sized businesses concentrated in 

manufacturing, agri-business, as well as commercial uses related to auto-repair/service 

shops.  Major industrial employers include Watford Roof Truss and Autotube.  

One of the most critical aspects related to the economic competitiveness of Warwick is 

the marketability and availability of its employment land base relative to the surrounding 

market area.  Industrial lands generally accommodate export-based employment, 

including a wide range of industrial uses (e.g. manufacturing, distribution/logistics, 

transportation services), as well as specific commercial and institutional uses (e.g. 

                                            
1 Based on GIS-based desktop review of designated industrial lands by Watson & Associates 
Economists Ltd., October 2018. 
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office, service, ancillary/accessory retail) which generally support the industrial/business 

function of the Employment Area. 

Warwick Industrial Park is a municipally developed industrial park which is fully serviced 

and cost competitive for development.  The park has approximately 7 ha (17 acres) of 

serviced employment land available for development.  It has an additional 63 ha (156 

acres) of designated unserviced employment land available to meet longer term 

demand, located both east and west of County Road 79.  The park is situated on the 

north side of Watford with excellent access and frontage to a major highway (County 

Road 79) and it is 4 km from Highway 402.  The park has significant developable land 

area with flexibly in lot configuration and design to accommodate the needs of end 

users. 

Over the past decade, Warwick has seen some development within the Warwick 

Industrial Park.  Over the period, 6 net ha (15 net acres) of land have been absorbed to 

accommodate three developments, including an asphalt plant (Seal-on Paving), a retail 

commercial/lumber yard business (Watford Home Hardware Building Centre), and a 

23,000-square-foot industrial building located at 7910 Industrial Drive. 

Outside the Watford settlement area, the Township has also experienced growth in the 

agri-business sector.  Most notably, the development of a 500,000 sq.ft. greenhouse in 

2016 to accommodate Twin Creeks Greenhouse Inc., to cultivate peppers, employs 

approximately 25 people.  The facility uses methane collected from the neighbouring 

landfill facility for its energy needs. 

Warwick is also home to the Twin Creeks landfill facility operated by WMSolutions.com 

Waste Management.  The facility recently received approval to expand the amount of 

waste it receives from the current limit of 750,000 tonnes to 1.4 million tonnes annually.  

The company currently collects methane gas from the site and is proposing the 

development of a gas-to-electricity generation plant which will generate between 4.0 

MW and 5.0 MW of electricity.1 

                                            
1 Twin Creeks Landfill, Green Energy Opportunity Public Information Centre. 
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6.4 Target Sector Opportunities 

Ultimately, future population and housing growth within Warwick is determined in large 

measure by the competitiveness of the export-based economy within the Township and 

the surrounding market area, and the growth potential in local employment 

opportunities.   

Given the local and regional infrastructure assets located within and surrounding the 

regional market area, Warwick is well-positioned to accommodate development across 

a broad range of industrial industry sectors, including: 

• Agri-business and food processing; 

• Sustainable energy; 

• Transportation, warehousing and wholesale; and 

• Advanced manufacturing; 

The growth of these broad employment sectors (and the specific industry clusters within 

them) will ultimately depend on the evolving nature of macro-economic trends (i.e. 

trends in domestic manufacturing, etc.), the impacts of government stimulus and 

initiatives (i.e. green energy solutions), as well as the competitive forces which influence 

the ongoing success of the industry within a particular region. 

Agri-Business and Food Processing  

Agri-business and food processing provide an opportunity to deepen agricultural activity 

and increase productivity of the industry by providing value-add products and services.  

Lambton County and the broader regional market have a strong agriculture base from 

which to draw, having one of the largest concentrations of operating farms in Southern 

Ontario and over 591,000 acres of farm land.1  The County also has a growing 

greenhouse industry with 3.1 million sq.ft. of greenhouse facilities.2  The availability of 

agriculture land and/or local growers in the area is paramount to this industry.  The 

                                            
1 2016, Census of Agriculture, Statistics Canada. 
2 Sarnia Lambton Economic Partnership, Agricultural Statistics-Lambton, 
http://www.sarnialambton.on.ca/key-sectors/agriculture, accessed January 15, 2019. 

http://www.sarnialambton.on.ca/key-sectors/agriculture
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following attributes are considered important by firms in this industry when expanding or 

entering a market:  

• Availability of agricultural land and/or local growers in the area; 

• Proximity to storage facilities (such as grain elevators), or lands with provisions 

for laydown yards or open storage; 

• Access to highways and proximity to major transportation infrastructure networks 

to facilitate the movement of goods for export (ports and rail freight services); 

• Proximity to surrounding employment markets and related industry clusters; and 

• Competitive land prices.  

Lambton County has a major transportation infrastructure network that supports its 

agricultural industry, including deep water port facilities in Sarnia and the main CN rail 

line with direct connection to the U.S. market.  

Sustainable Energy 

Collectively, the green energy sector comprises a number of diverse industries centred 

around manufacturing, engineering, research and technology as well as utilities and 

power generation.  Lambton County has a well-established sustainable energy cluster 

centred on wind, solar and biofuel production as well as research facilities. Warwick is 

well-positioned to capitalize on current provincial legislation designed to stimulate 

growth in renewable energy use and technology such as biofuel and biomass projects, 

through the Twin Creek landfill facility. 

Advanced Manufacturing  

Advanced manufacturing is the use of innovative technology to improve products or 

processes.  Businesses within this sector have a unique set of requirements in order to 

run their operations efficiently, most of which Warwick is able to provide.  The most 

relevant of these needs are as follows: 

• Access to highways;  

• Access to skilled and unskilled labour; 

• Proximity to markets and related industry clusters; 

• Compatible surrounding lands; 
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• Market choice of vacant employment lands and land availability in adjacent areas 

for future on-site or off-site expansion; 

• Competitive land prices; and 

• Availability of industrial space for lease or purchase.   

Competing regions looking to expand their economic base by attracting advanced 

manufacturing firms must be capable of providing for the time-sensitive needs of this 

employment sector, while simultaneously providing a skilled workforce, competitive land 

prices, as well as on-site and off-site amenities. 

Building space requirements are typically in the 5,000 to 10,000 sq.ft. range for 

industrial buildings.  There is also a need to ensure that sufficient market choice of 

shovel-ready vacant lands is provided, as well as land availability for future on-site or 

off-site expansion. 

Transportation, Warehousing and Wholesale Trade  

The transportation, warehousing and wholesale trade sector typically has numerous 

regional and local site requirements.  This is due mainly to the larger land requirements 

of this sector, as well as the importance of being in close proximity to its service 

markets.  Based on these features of the sector, the following are key desired site 

attributes to be considered:  

• Access and proximity to limited-access highways; 

• Competitive land prices; 

• Availability of large tracts of land for development and future expansion;  

• Flexibility of zoning, parcel configuration; 

• Compatible surrounding land uses;  

• Intermodal transportation potential; and  

• Proximity to markets and the U.S. border.  

When combined effectively, these attributes contribute to the efficiency and ultimately 

the profitability of transportation, warehousing and wholesale firms.  Generally, 

businesses within this sector require competitive land pricing for large, flexible tracts of 

land required for large warehouses, storage yards and shipping areas.  Locational 
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requirements are focused on direct access to process distribution channels through 

various modes of transportation.  

The structure of the Canadian economy focuses attention on logistics as a source of 

competitive advantage, because it is increasingly dependent on trade.  In addition, the 

growing interdependence of companies and their suppliers continues to increase the 

importance of this integrated business process.  In turn, this is driving the need for 

more, bigger and better-located warehouses and logistics facilities.  

This sector is about the movement and storage of commodities.  Further, this sector 

plays a supportive role for other sectors, such as retail, manufacturing and agriculture.  

For Warwick, the strength of this sector will play a role in further developing the agri-

business/food processing and advanced manufacturing sectors.   

7. Market Assessment and SWOC Analysis 

The findings of the regional and local market analysis presented herein have been 

aggregated into a S.W.O.C. (strengths, weaknesses, opportunities and challenges) 

analysis, which offers insight into the market potential for industrial, retail commercial 

and residential development within the Township of Warwick. Based on this 

assessment, the residential, retail and industrial development potential in Warwick is 

presented. 
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Figure 47:  S.W.O.C. Analysis 

Strengths Opportunities Weaknesses Challenges 

Local Context    

• Watford has a well-
established downtown core 
offering a main 
street/village experience 

• High quality of life – e.g. 
affordable housing, 
access/proximity to 
recreational opportunities, 
“small town” – attractive for 
new residents especially for 
55+ population 

• Recent employment growth 
and industrial/commercial 
development 

• Competitive cost of 
development (e.g. low land 
costs, no development 
charges, financial 
incentives) 

• Low property taxes for 
industrial properties 

 

• Strong growth prospects in 
agri-business and 
sustainable energy – 
leveraging synergies within 
existing landfill facility 

• Competitive serviced 
industrial park with 
opportunities to 
accommodate development 

• No recent population 
growth – limited housing 
development; only the 55+ 
age cohort has seen 
population growth 

• Retail commercial sector 
has seen limited growth 
over the past decade 

• Critical mass of Watford – 
population size and some 
limitations on existing 
services 

• Lack of housing market 
choice – largely low-density 
housing with limited rentals 

• Challenge to attract 
experienced residential 
developers to Warwick – 
financial feasibility 
concerns 

• Unknown external impacts 
of recent expansion to the 
Twin Creek landfill facility 
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Strengths Opportunities Weaknesses Challenges 

Regional Context    

• Located within proximity to 
the Greater Golden 
Horseshoe (G.G.H.) – one 
of the largest and fastest 
growing City/Regions in 
North America, as well as 
other larger urban centres 
(e.g. London, Sarnia) 

• Proximity/access to U.S. 
border 

• Transportation linkages to 
Highway 402 corridor and 
access to broader markets 
in the G.G.H. and the U.S. 

• Aging population in the 
G.G.H. and other markets 
with increasing demand for 
locations for 
retirement/semi-retirement 

• Opportunities to build on 
existing agri-business and 
sustainable energy clusters 
in Lambton County 

• Watford Industrial Park only 
serviced Employment Area 
located along Highway 402 
between Strathroy and 
Sarnia 

• Growth prospects for the 
London C.M.A. offer 
expanded employment 
opportunities in regional 
market 

• Strong housing price 
growth in regional market 
improves prospects for 
residential sector in 
Warwick 

• Rapidly aging population – 
limited growth in labour 
force pool for business/
economic development. 

• Sarnia C.A. growth 
prospects are somewhat 
limited 

• Commuting distance to 
London makes Watford 
limited in its attractiveness 
as a bedroom community 

• Regional economy has 
seen limited economic and 
employment growth; some 
challenges in transitioning 
to “New Economy” 

• Highly competitive 
locations which offer 
attractive residential 
products – e.g. Strathroy, 
Mount Brydges 
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Residential Market Potential 

In consideration of the broader regional trends, local growth drivers and market 

conditions, the residential market in Warwick offers moderate growth potential.  A 

number of factors are driving growth potential, primarily an aging Baby Boomer 

population in the broader regional market, and anticipated strong demand for 

retirement/semi-retirement housing in communities with strong recreational/lifestyle 

opportunities.  Currently, there are limited housing market choices in Warwick, 

particularly for medium- and higher-density units, including rentals, that cater to an 

aging population as well as younger working-age people.  Warwick’s potential as a 

bedroom community to large urban centres including London and Sarnia are currently 

more limited. Having said that, with continued growth and appreciation in home prices, 

particularly in the London C.M.A. market, Warwick’s relative competitive position in the 

market is expected to improve with time. 

Currently, seniors’ housing in Warwick is limited to the Brookside Retirement Living 

facility, a 62-bed long-term care facility.  Given the aging population in Warwick and the 

broader region, and the high share of the 65+ age cohort, a growing demand for 

seniors’ housing is anticipated.  Due to the range of needs for seniors, however, 

housing will be required in various forms, including independent living, long-term care 

and assisted living suites. 

Retail Market Potential  

The retail sector in Canada is evolving as it responds to key disruptors (e.g. e-

commerce) and customer preferences.  Responding to change not only involves adding 

new retail space, but also investing in existing retail and real estate facilities to remain 

competitive.  For a municipality, the goal in terms of attracting retail growth should focus 

not only on providing an attractive market for new retail space, but on creating an 

environment that supports and retains existing retail businesses.  

Based on a review of comparable markets, coupled with responses from the retail 

survey, restaurants are the largest gap in the retail and commercial service base in 

Watford.  The urban area of Watford has only one small full-service restaurant, two 

small take-out restaurants and a drive-thru restaurant.  
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It is important to note that while market demand may exist within the Watford urban 

area, Watford has limited opportunity to accommodate new retail business 

establishments through existing vacant retail supply.  While the vacancy rate is 8%, the 

market choice of vacant retail facilities is limited.  In small markets with limited 

population growth, such as Watford, retail growth through redevelopment, extensive 

retrofitting and new store development is less attractive, as investors are generally more 

encouraged by future growth prospects.  The municipality should explore creative 

options to encourage additional retail and commercial space opportunities in the 

Watford urban area that appeal to the needs of small independent and small franchise 

retail operators. 

Industrial Market Potential 

Based on the local and regional market analysis, Warwick has moderate industrial 

development potential both within its serviced employment lands (Warwick Industrial 

Park) and rural areas.  As discussed in section 6, Warwick is well-positioned to 

accommodate development across a broad range of industrial industry sectors, 

including: 

• Agri-business and food processing; 

• Sustainable energy; 

• Transportation, warehousing and wholesale; and 

• Advanced manufacturing. 

8. Strategic Recommendations 

Based on the market analysis, potential strategies to foster residential and non-

residential development in the Township are provided below.  This includes identifying 

potential next steps or initiatives to help attract new residents and businesses to the 

community.  Recommendations are also provided with regard to targeting, promoting 

and attracting industrial and commercial development to the Township.  While it is 

considered beyond the scope of this study to develop and implement specific marketing 

strategies, some general direction and guidance are provided in this regard. 
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1. Expand Support/Enhance Local Commercial Sector 

Warwick has an established downtown core and main street in Watford which offers an 

opportunity to leverage existing historical, cultural and natural assets.  It is important to 

recognize that the role of downtowns has changed, with less emphasis on retail activity 

and more emphasis on arts and entertainment, culture, employment and place of 

residence.  As such, the Township needs to promote a balanced mix of uses in 

downtown Watford, including higher density residential development.  There also needs 

to be a focus on place-making, intensification/redevelopment and promotion of the area 

as a destination. 

While the downtown area of Watford is important to the community, the Township 

should not restrict the location of future retail opportunities.  A healthy and vibrant 

commercial structure in a community should provide opportunities for a wide-range of 

retail and commercial service options to serve the local residents.  Not all commercial 

space can be accommodated in the downtown core; however, commercial uses should 

be encouraged within proximity to the downtown core to allow for cross-shopping 

opportunities.  

Key initiatives that the Township of Warwick could explore to support new and existing 

retail businesses include the following: 

• Consider opportunities to allow for street patios for restaurants and other creative 

uses of public space; 

• Encourage short-term low-cost retail opportunities, such as seasonal farmers’ 

markets; 

• Continue to support the Township’s Façade Redevelopment Program; 

• Facilitate the organization of a local Business Improvement Association (B.I.A.).  

A B.I.A. will improve the lines of communication between the business 

community, municipal Council and staff; and 

• Consider opportunities to leverage the Warwick Conversation Park and other 

natural and cultural assets as a means to draw visitors to the Township.  
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2. Expand Use of Economic Development Marketing and Promotional Tools 

Warwick is located in a competitive environment, with favourable opportunities for 

industrial development.  To ensure the success of Warwick’s Employment Areas, 

marketing efforts must be geared towards both the broader strengths of the Township 

as well as specific target sector investment attraction efforts. 

There are a range of promotional tools and incentives that can be used by the Township 

to inform prospective industries about the opportunities in Warwick.  These initiatives 

can be completed independently or possibly in collaboration with other organizations 

such as the Sarnia-Lambton Economic Partnership.  It is recommended that 

promotional tools are designed to reach both broad and narrow business audiences.  

Promotional tools and incentives include:  

• Business Attraction and Information Packages: 

o Community profile and brochure featuring photographs, location maps, 

site availability and pricing, sector information, planning and servicing 

information and other highlights; 

• Sub-sector Industry Cluster Analysis:  

o Building on the target sector analysis, showcase specific industry clusters 

and their importance to the Township’s economic performance; 

• Press Releases, Newsletters, Report to Stakeholders, Entrepreneur Video 

Stories: 

o An annual report to stakeholders provides Warwick an opportunity to 

summarize key milestones and future steps regarding economic 

development; 

o Focus on local business growth, innovation and business attraction 

strategies; 

• Tradeshow Booths and Panels: 

o Showcase Warwick Township at major trade events across Ontario and 

Canada; 

o Provide information to prospective firms. 
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3. Focus on Quality of Community and Place and Expansion of Housing Market 

Choice 

Quality of life is a key factor influencing the residential location decisions of individuals 

and their families.  It is also a factor considered by companies in relocation decisions.  

Typically, quality of life encompasses several sub-factors such as employment 

opportunities, cost of living, housing affordability, crime levels, quality of schools, 

transportation, recreational opportunities, climate, arts and culture, entertainment, 

amenities and population diversity.  The importance of such factors, however, will vary 

considerably depending on life stage and individual preferences. 

Municipalities need to ensure that they are an attractive location for working-age people.  

The labour force, in particular the Millennial generation (20-38 age cohort), are 

increasingly mobile and are placing greater emphasis on quality of life when choosing 

where to reside.  This requires placing a greater emphasis on quality of community and 

place.  As such, cultural, entertainment, recreational and educational opportunities are 

increasingly important within communities. 

While Warwick Township has a reputation for being an affordable location to live, with 

access to a wide range of recreational opportunities within the community and 

surrounding countryside, there is an opportunity to expand local cultural, entertainment, 

and recreational amenities. 

Currently, there are limited housing market choices in Warwick, particularly for medium- 

and higher-density units that cater to an aging population.  To promote the 

attractiveness of Warwick for future residents, there is a need to expand housing market 

choice and options in the community to include a broader range of housing typologies 

for ranging market segments and housing tenure (home ownership and rental) including 

affordable housing.  This includes: 

• Expand market choice with respect to rental and affordable housing options in 

the community to better accommodate seniors as well as younger workers; and 

• Promote higher density residential development catering to the 55+ age cohort, 

including the seniors’ population. 

Key initiatives to potentially expand housing market choice in the community include: 
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• Explore redevelopment potential of the former Warwick high school site for 

medium- and/or high-density residential uses such as townhouses, low-rise 

apartments/condominiums, and seniors’ housing; and 

• Consider conducting an intensification strategy which would examine 

opportunities for infill and redevelopment in the Watford downtown area to 

accommodate residential and mixed-use development. 
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Appendix A  

Watford Urban Area Retail and 
Service Space Inventory 
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Business Name Location Site/Building Typology Address NAICS Code Retail Use Classification
G.F.A. 

Sq.ft. 

Tim Hortons North of Downtown Arterial Retail 7874 Confederation Ln. 72 - Accommodation and food services Food Services 3,000

4 Sisters Pizza Downtown Ground Retail Floor/Streetfront 5309 Nauvoo Rd. 72 - Accommodation and food services Food Services 2,300

Happy House Chinese Food Restaurant Downtown Ground Retail Floor/Streetfront 5279 Nauvoo Rd. 72 - Accommodation and food services Food Services 1,900

Dan Good Pizza Downtown Ground Retail Floor/Streetfront 5283 Nauvoo Rd. 72 - Accommodation and food services Food Services 1,300

Foodland North of Downtown Arterial Retail 5407 Nauvoo Rd. 44-45 - Retail Trade Food Store Retail 17,200

GoCo Gas & Variety North of Downtown Arterial Retail 5201 Nauvoo Rd. 44-45 - Retail Trade Food Store Retail 2,000

Mac's Convenience Store Downtown Free-Standing/On-Site Parking 5302 Nauvoo Rd. 44-45 - Retail Trade Food Store Retail 1,900

Home Hardware (excludes storage buildings) North of Downtown Arterial Retail 7885 Industrial Dr. 44-45 - Retail Trade General Merchandise, Apparel, Furniture and Other Home Goods 13,500

Dollar Haven And Discount Downtown Free-Standing/On-Site Parking 459 Ontario St. 44-45 - Retail Trade General Merchandise, Apparel, Furniture and Other Home Goods 4,600

The Art Shop Downtown Ground Retail Floor/Streetfront 5305 Nauvoo Rd. 44-45 - Retail Trade General Merchandise, Apparel, Furniture and Other Home Goods 3,500

McClung's Flowers/Service Ontario/Canada Post Downtown Ground Retail Floor/Streetfront 5288 Nauvoo Rd. 44-45 - Retail Trade General Merchandise, Apparel, Furniture and Other Home Goods 2,100

Car Quest (Auto Parts) Downtown Ground Retail Floor/Streetfront 5303 Nauvoo Rd. 44-45 - Retail Trade Automotive Sales & Services 1,800

Circa Antiques Downtown Ground Retail Floor/Streetfront 5308 Nauvoo Rd. 44-45 - Retail Trade General Merchandise, Apparel, Furniture and Other 1,000

Guardian Pharmacy Downtown Ground Retail Floor/Streetfront 5299 Nauvoo Rd. 44-45 - Retail Trade Pharmacy 3,800

LCBO Downtown Free-Standing/On-Site Parking 538 Huron St. 44-45 - Retail Trade Wine, Beer and Liquor 2,600

Heads or Nails Downtown Ground Retail Floor/Streetfront 5311 Nauvoo Rd. 81 - Other Services (except Public Administration) Personal Services 1,700

Laundromat Downtown Ground Retail Floor/Streetfront 5274 Nauvoo Rd. 81 - Other Services (except Public Administration) Personal Services 1,100

Brooke Telecom Downtown Ground Retail Floor/Streetfront 5286 Nauvoo Rd. 81 - Other Services (except Public Administration) Personal Services 1,100

Kal Tire (includes attached service bays/garages) North of Downtown Arterial Retail 5350 Nauvoo Rd. 81 - Other Services (except Public Administration) Automotive Sales & Services 16,200

Grogan Ford Lincoln North of Downtown Arterial Retail 5437 Nauvoo Rd. 44-45 - Retail Trade Automotive Sales & Services 15,600

Delta Power Equipment/New Holland Watford North of Downtown Arterial Retail 5523 Nauvoo Rd. 44-45 - Retail Trade Automotive Sales & Services 18,000

Jeg's - Jeff's Everything Garage Ltd Downtown Free-Standing/On-Site Parking 5316 Nauvoo Rd. 81 - Other Services (except Public Administration) Automotive Sales & Services 7,500

Pt Autocosmetics Downtown Free-Standing/On-Site Parking 5312 Nauvoo Rd. 81 - Other Services (except Public Administration) Automotive Sales & Services 1,800

Shell Gas Bar South of Downtown Arterial Retail 5451 Nauvoo Rd. 44-45 - Retail Trade Automotive Sales & Services 1,200

BMO Bank Branch Downtown Free-Standing/On-Site Parking 5282 Nauvoo Rd. 52 - Finance and insurance FIRE/Professional Services 3,800

Kettlewell Insurance Downtown Ground Retail Floor/Streetfront 5285 Nauvoo Rd. 52 - Finance and insurance FIRE/Professional Services 2,900

Bebingh Insurance Limited - Lambton Mutual Insurance CompanyDowntown Ground Retail Floor/Streetfront 5310 Nauvoo Rd. 44-45 - Retail Trade FIRE/Professional Services 1,500

Wallace B. Lang Lawyer Downtown Ground Retail Floor/Streetfront 5290 Nauvoo Rd. 54 - Professional, scientific, and technical services FIRE/Professional Services 1,400

Libro Credit Union Downtown Ground Retail Floor/Streetfront 5307 Nauvoo Rd. 52 - Finance and insurance FIRE/Professional Services 1,200

Oliver Brokerage (Real Estate) Downtown Ground Retail Floor/Streetfront Nauvoo Rd. 53 - Real estate and rental and leasing FIRE/Professional Services 800

Welding & Fabrication Downtown Ground Retail Floor/Streetfront Huron St. 33-34 - Manufacturing Industrial 3,500

Township of Warwick 

Retail and Service Space Inventory as of August 2018
1 

Watford Urban Area 
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Business Name Location Site/Building Typology Address NAICS Code Retail Use Classification
G.F.A. 

Sq.ft. 

Canada Post - Service Buildings (CPC mailboxes/sorting)Downtown Free-Standing/On-Site Parking Nauvoo Rd. 48-49 - Transportation and warehousing Industrial 2,600

Zavitz H E Electrical & Heating Inc Downtown Ground Retail Floor/Streetfront 5281 Nauvoo Rd. 23 - Construction Industrial 2,600

Jim Mihalik Flooring & Installation Downtown Ground Retail Floor/Streetfront 5315 Nauvoo Rd. 23 - Construction Industrial 1,600

A & D Cabinets & Trim Downtown Ground Retail Floor/Streetfront 5289 Nauvoo Rd. 23 - Construction Industrial 1,200

Watford/Warwick Horticultural Society Downtown Ground Retail Floor/Streetfront 5306 Nauvoo Rd. 71 - Arts, entertainment and recreation Recreational 1,200

Watford Youth Activity Centre Downtown Ground Retail Floor/Streetfront Nauvoo Rd. 71 - Arts, entertainment and recreation Recreational 1,100

Vacant Downtown Free-Standing/On-Site Parking 464 Ontario St. Vacant Vacant 3,000

Vacant Downtown Ground Retail Floor/Streetfront Nauvoo Rd. Vacant Vacant 2,600

Vacant Downtown Ground Retail Floor/Streetfront 5284 Nauvoo Rd. Vacant Vacant 2,300

Vacant Downtown Ground Retail Floor/Streetfront 5313 Nauvoo Rd. Vacant Vacant 1,900

Vacant Downtown Ground Retail Floor/Streetfront 5280 Nauvoo Rd. Vacant Vacant 1,100

Vacant Downtown Ground Retail Floor/Streetfront 5278 Nauvoo Rd. Vacant Vacant 1,100

Vacant Downtown Ground Retail Floor/Streetfront 5276 Nauvoo Rd. Vacant Vacant 700

Vacant Downtown Ground Retail Floor/Streetfront Nauvoo Rd. Vacant Vacant 700

TOTAL 165,500

Source: Based on site visit estimates by Watson & Associates Economists Ltd., August 2018.

1
 Inventory of occupied and vacant space in retail purpose-built buildings. 
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Appendix B  
Retail and Commercial Space 
Service Gap Analysis – 
Comparison Markets
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Retail and Commercial Space Service Gap Analysis – Comparison Markets 

 

 

Traditional Retail & Commercial Service Uses Lambton Peterborough Elgin Bruce Grey Northumberland Haldimand Hastings Middlesex Perth Lambton

Food Store, Convenience Store and Specialty Food Store 4 5 4 3 2 4 2 2 3 4 3

Grocery Store 1 1 1 1 1 1 1 1 2 1 1

Convenience Store 3 2 2 1 1 2 1 1 1 2 2

Specialty Food Store (bakery, butcher, organic food store) 0 2 1 1 0 1 0 0 0 1 0

Food Services 9 11 4 5 9 6 6 7 10 5 4

Drive-Thru Restaurant 1 1 0 1 1 1 1 0 1 0 1

Limited Service Restaurant (coffee shop, take-out, delivery) 3 5 3 2 3 2 2 3 4 3 2

Full-Service Restaurant (seated restaurant) 3 5 1 2 4 2 2 4 4 2 1

Pub, Tavern and Bar 2 0 0 0 1 1 1 0 1 0 0

General Merchandise Stores/Home Goods 11 4 6 8 12 5 6 9 8 6 5

Home Improvement/Hardware Store 1 2 1 2 2 1 1 2 2 0 1

General Merchandise Store (e.g. dollar store, discount store) 3 0 0 0 2 1 0 1 1 0 1

Home Décor, Gift, Floral, Hobby, and Craft Store 3 1 3 3 6 2 4 6 4 4 2

Furniture and Appliance Store 1 0 1 3 0 0 0 0 0 1 0

Clothing and Accessories 2 0 0 0 1 0 0 0 0 0 0

Used Merchandise Outlet (e.g. thrift store, antiques) 1 1 1 0 1 1 1 0 1 1 1

Drug Store/Pharmacy 2 1 1 2 1 1 1 1 1 1 1

Liquor, Beer & Wine Outlets 1 1 0 1 2 1 1 2 1 1 1

Banks and Credit Unions 5 2 1 2 3 1 1 1 2 2 2

Household & Personal Services 5 5 2 4 4 2 4 5 2 2 3

Total Traditional Retail & Commercial Service Uses 37 29 18 25 33 20 21 27 27 21 19

WatfordColborne MilvertonCayuga GlencoeStirlingForest Norwood MarkdaleWest Lorne Chesley
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Appendix C  
Customer Survey Results  
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Background of Retail Customer Survey  

Watson conducted surveys at select locations (Foodland and Home Hardware Store) in 

Watford on a Saturday in August (August 25) to ask customers their shopping habits 

and preferences.  The survey primarily served to understand where customers shop for 

a range of retail products and services and whether there was an unmet opportunity to 

satisfy a retail need within the Watford urban area.  The customer survey included some 

opened-ended questions which facilitate a number of discussions with local residents 

regarding their opinion on the retail base in Watford.  In addition to an on-site customer 

survey, the Township of Warwick posted an online version of the survey.  The online 

survey was completed by 63 respondents, primarily local residents of the Township of 

Warwick.  In total, the retail customer survey was completed by 97 respondents which is 

a good response rate relative to the population of Warwick Township. Details of the 

survey are summarized in this section.  

Respondents that are Residents of Warwick Township 
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19%



 

 

Watson & Associates Economists Ltd.  PAGE C-8 
\\FILESERVER\Hdrive\Warwick\2018 Residential and Business Opportunity study\Report\Warwick Residential and Business Opportunity Study.docx 

Residenital Location of Respondents (Street Survey) 

 

 

Approximate Share of Regular Weekly Purchases Spent within Watford and Other 

Areas 
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Location of Purchases by Retail Category1 

                                            
1 Includes single and multiple responses for each category. Respondents generally shop in 
multiple locations (e.g. shop for groceries in Watford, as well as other markets).  
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The following summarizes the percentage of respondents that don’t shop in Watford by 

retail category and method of survey (online and street survey).  

Respondents that Don’t Shop in Watford by Retail Category  
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The following summarizes top responses of respondents in regards to businesses that 

respondents would like to see come to Warwick Township.  

Businesses Which Respondents Would Like to See Come to Warwick 
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