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Downtown Market Analysis 

Building and Business Inventory creates detailed list of your commercial space, 

creates business directories, and recognizes properties of cultural/heritage value.  

Five Market Analysis Tools: 

Business Owner Survey obtains entrepreneurs ideas for physical improvements, 

gains business’ perception of your downtown, and provides knowledge on opinions 

issues of local business people. 

Resident Survey provides insight on residents’ perceptions of downtown, why 

residents do, or do not come downtown, and what new businesses they would like 

to see.  

Trade Area Analysis answers the questions who is shopping in your downtown, 

where they are coming from, and what are their shopping habits? 

Business Mix Analysis helps you understand your town’s retail and service 
functions and to identify business opportunities & gaps and clusters & niches.  
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Purpose of Business Mix Analysis 

   
 

 

 

 

1. Structure and Commercial Function 

2. Location Analysis 

 

 

 

 

3. Community Comparison 

4. Market Threshold Analysis 

Identifies potential 

business opportunities 

in the Downtown 

Identifies structure & 

function of the  

Downtown 
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Benefits of Business Mix Analysis 

• Helps determine your downtown’s strengths and weaknesses 
 

• A useful exercise to determine the relative health of your 

downtown  
 

• Helps identify clusters of opportunity 
 

• Provides a means of determining possible retail and service 

opportunities 

– Is the community under-served or over-served in specific business 

categories?  
 

• Informs business recruitment 

– before new businesses are recruited, there needs to be a determination 

about how particular businesses can compliment existing business and 

how they can share the same customer base 

 



5 

Downtown Tilbury’s structure was determined using the following 
categories: 

 
Retail Business • businesses that sell physical merchandise, such as a grocery 

or shoe store 

Service 

Businesses 

• businesses that provide services to a consumer market, such 
as a hair stylist or lawyer 

Food & 

Entertainment 

• businesses include restaurants and theatres that sell goods 
that are consumed on-site 

Public • an establishment that receives the majority of funding through 
the government 

Residential • an area in which people primarily live, as opposed to 
commercial or industrial areas  

Vacant • for empty retail and service businesses 

Green Space • open, undeveloped land with natural vegetation  

Understanding how the Structure Influences 

Downtown Performance 
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Experience has shown that for a downtown to be successful it must 

have a good mix of compatible land uses and activities. A mixture of 

different types of uses in a downtown encourage pedestrian traffic, 

maximize development potential and create an active environment. 

 Retail/Service • the key traffic generators in the downtown, by providing 

local, regional and seasonal residents, as well as, tourists 

and employees with accessibility to goods and services 

Food & 

entertainment 

• important pedestrian generators that increase opportunities 

for daytime, evening, night time and weekend activities 

• can have positive benefits in the summer when their 

activities can spill into the street, adding ambience to a 

streetscape and creating a sense of community which helps 

to generates pedestrian traffic in the downtown 

Public institutions 

and services 

• contribute key traffic generation in your downtown by local 

or regional employees and residents 

Understanding how the Structure Influences 

Downtown Performance 
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Residential • people living downtown leads to an increase in foot traffic and 

purchasing downtown before and after work hours, which 

leads to a healthier commercial environment 

Vacant spaces 

 

• should be seen as opportunities because they enable 

emerging businesses or new public services to start or relocate 

in a downtown 

• can generate a negative image for a downtown if the 

properties are left in disrepair 

• a high vacancy rate sends a negative message to prospective 

businesses that your downtown offers little potential to open a 

business 

Green Space • improve the visual and environmental quality of the downtown 

• provide outdoor spaces for consumers, downtown employees 

and pedestrians to relax, socialize and attend events 

• a pleasing environment helps to generates pedestrian traffic in 

the downtown  

Understanding how the Structure Influences 

Downtown Performance 
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• 178 Properties 

Classified 

 

• Residential 30% and 

Service 22% are the 

largest category in 

the downtown 

 

• 12 Vacant Properties 

Structure of Downtown Tilbury 
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Commercial Function 

Convenience Purchases Comparison Purchases 

Destination Purchases Restaurants/Entertainment 
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Commercial Function of  

Downtown Tilbury 

• 85 Businesses 

Classified 

 

• Destination Service 

19% is the dominant 

commercial function 

of downtown Tilbury 

 

• Vacancy Rate 15% 
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Location Analysis 

• Serves to highlight spatial relationships among stores and 

shopping patterns 

 

• Serves to highlight potential business clusters or niches that 

exist in the downtown 

 

• Facilitates the analysis of vacant land and building space to 

identify opportunities and constraints for different types of stores 
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Convenience Purchases 

•  Convenience purchase 

businesses work best 

when located near major 

hubs 

 

•  Convenience-based 

businesses demand 

easily accessible 

locations 

 

•  Short-term parking 

required 

 

Housing? 

Employer? 

Parking? 
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Comparison Purchases 

• Comparison purchase 

businesses benefit from 

proximity to other 

comparison businesses 

 

• Comparison businesses 

benefit from effective 

pedestrian circulation 

 

• Require longer term 

parking 
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Destination Purchases 

• Destination purchase 

businesses benefit other 

businesses when they 

are not located too close 

together 

 

• Long term parking 

required 
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Community Business Mix Comparisons 

• Compares the number and type of businesses in Tilbury to other 

similar communities to identify business gaps and potential 

opportunities 

 

• Characteristics used to select comparison communities included: 

– Population Size: communities were chosen that are similar in size 

– Demographic Characteristics: communities were chosen that 

have similar incomes, education, age levels, etc 

– Distance from Urban and Metropolitan Areas: communities that 

are closer to metropolitan areas may have different retail mixes 

than those at greater distances 

 

• The right comparison communities can set a standard of economic 

vitality for your downtown 

 
Source of data: MapInfo 2011, based on community not municipal boundaries 
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Community Business Mix Comparisons 

• Make note of each business category that is lower or higher in 

your community than the comparison communities.  
 

- Allows for the identification of categories that may provide 

opportunities for recruitment or expansion. 
 

- Furthermore, business categories that have greater numbers in 

your community also may provide a recruitment tool for other 

businesses, as they may point to a unique niche in the downtown 

area. 
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  Neutral  
Anything between +0.4 to -0.4  
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Potential Strengths in the Business Mix 
Anything equal or above 0.5  

 



24 

Potential Gaps in the Business Mix  
Anything equal or below -0.5 (1 of 2)  
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Potential Gaps in the Business Mix  
Anything equal or below -0.5 (2 of 2)  
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Cautions 
 

• number of businesses does not account for size, only 

registered businesses 

 

• analysis is for the whole community, not the downtown 

 

• location specific characteristics which influence market 

potential, such as income and average age within the 

community, are ignored 

Community/Community Business Mix 

Comparisons Limitations 
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Market Threshold Analysis 

• While several factors contribute to the vitality of the local retail 

market, the most fundamental factor is the relative size of the 

market in terms of potential customers.  

 

• Given a retail market of a particular population size the natural 

question is what types of establishments can it support. 

 

• Provide insight into the size of the market, as measured by 

population, required to support different store types: barber 

shop, a used car dealership, or a hardware store, etc.. 
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   Determining Tilbury’s  

Market Threshold 

• Population of Ontario is divided by the # businesses 

in a sector = population supporting each business in 

that sector 

 

• Compares # of businesses in Tilbury to Tilbury’s 

population to determine the theoretical capacity of 

Tilbury to support different businesses 

 
 

Source of data: Map Info, Canadian Business Locations, 2011 
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Benefits of Market Threshold Analysis 

• Tool which can be used to help "rule-out" or "rule-in" potential 

businesses for a commercial center. 

 

• Market threshold estimates can begin to help the entrepreneur think 

through the market potential of his or her business idea (in conjuncture 

with the tools of Trade Area Analysis and a host of other market 

analysis tools). 

 

• In short, market threshold analysis helps frame the basic marketing 

question: can a community of a given size support a particular type of 

establishment? 
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Neutral Anything between +0.4 to -0.4  

(1 of 2) 



32 

Neutral Anything between +0.4 to -0.4  

(2 of 2) 
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Strengths Anything equal or above 0.5 

 (1 of 2) 
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Strengths Anything equal or above 0.5 

 (2 of 2) 
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Gaps Anything equal or below -0.5  
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Market Threshold Analysis Limitations 

Cautions 
 

• number of businesses does not account for size, only 

registered businesses 

 

• analysis is for the whole community, not the downtown 

 

• location specific characteristics which influence market 

potential, such as income and average age within the 

community, are ignored 
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• Mixed use positive 

• Vacancy rate (13%) 

• Are there gaps? 

• Are there complementary businesses in sectors where downtown 

Tilbury is well represented? 

 

Things to consider: 

• Resident survey results 

• Business survey results 

• The function of your downtown 

• Customer demand/spending potential 

• Business in neighbouring communities 

 

 

Identifying Business Opportunities 
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