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Abstract 

This study and research was conducted to revitalize downtown St. Stephen, New 

Brunswick. St. Stephen is facing a myriad of challenges - a stagnant population, out 

migration of the younger generation, aging population, business downsizing, closure and 

relocation, expansion of big box stores, a strong Canadian dollar and a decline in 

traditional tourism markets - in addition to a new border and highway bypass that were 

opened in 2009 and 2010 respectively. 

The goal of this research is to help mitigate these challenges and identify 

opportunities in Downtown St. Stephen. The approach taken is to develop a downtown 

revitalization process that incorporates sustainable development principles and is 

community driven. Thus the study is designed to engage the local community in addition 

to reviewing secondary literature on the downtown revitalization process and sustainable 

development principles. 

The research findings suggest that optimizing land use, adopting policies and 

practices which are sustainable, pedestrian friendliness, developing open spaces and 

adopting measures to reduce, recycle, reuse and refuse were seen relevant factors for 

sustainable downtown revitalization. This thesis also provides recommendations and 

implications for practitioners for developing a sustainable downtown revitalization 

process. 
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1. Introduction 

This first chapter provides the problem statement and articulates the research 

goals of the thesis. 

1.1 Problem Statement 

Small towns with a population of less than 10,000 located in rural North America 

are increasingly facing complex challenges for example changes in demographics, aging 

infrastructure, loss or shifting of business away from the core and many other factors 

identified in this thesis. Small towns do not have enough resources (people, money, 

technology, expertise etc.) to deal with such complex issues. Such concerns are impacted 

in the heart of the community, which is normally the downtown. A community without a 

functioning downtown is like a community that has a heart with no soul (Berton, 1985). 

The soul is referred to here by Berton ( 1985) as a social and economic function. 

Likewise, Wells (2003) attributes revitalizing downtowns is a critical component to 

Smart Growth. "Smart Growth allows preserving open spaces, creating mixed -use 

neighborhoods, providing a variety of transportation networks and fully using existing 

infrastructure" (ibid, pp, 1). Kemp (2000), on the other hand characterizes the public's 

demand has been a major influence to revitalizing Main Streets. Yet an example was 

found where a small community, Borden, PEI, reinvented itself away shifting activity 

away from the old downtown (Baldacchino, 2004). 

Borden, PEI, accelerated growth away from the historical core next to a highway. 

The resultant of this was that all growth was encouraged and accelerated in the periphery. 

This has had a positive change; reinventing Borden's economic activity that now caters to 
1 



RV's and cars neglecting the old downtown (Baldacchino, 2004). But the question 

remains for how long? And what happened to the social and environmental scene which 

is missing in Badacchino 's (2004) research. 

On the other hand there is empirical research showing the exurban or suburban 

areas have better chances for social interaction and capacity (Brueckner & Largey, 2008) 

and better uses of resources such as increased ridership in the suburbs (Thompson, Brown 

& Bhattacharya, 2012) in cities, however no study could be found claiming such results 

for small towns or rural communities. After all institutions such as the Main Street Centre 

in the United States, Heritage Canada, (and many other government schemes and private 

partnerships) seek to maintain their downtown spaces or are mandated to preserve, 

protect and promote the historic beginnings of their community. 

Academics, small town representatives, politicians, community leaders, business 

owners, and residents of small towns have rallied to overcome this crisis and revive the 

soul of the community. 

An example of such a community is St. Stephen, New Brunswick, Canada. In 

addition to the challenges mentioned above, St. Stephen faces further complex issues in 

relation to its downtown area because of its geographical position on the US-Canada 

border with the State of Maine. Increased border security, a high Canadian dollar since 

the economic crisis of 2008\ higher Canadian fuel prices and increased level of same day 

duty free allowances have had a profound impact on the businesses in the downtown. 

Furthermore, opening of the new highway bypass in December of 2008 and border 

facility in January 2010 on the outskirts of downtown St. Stephen further increased 

challenges in the core of the town. 

2 



The complex nature of the recent changes discussed above and foreseeable 

challenges facing downtown St. Stephen need to be addressed. A paradigm of sustainable 

community based downtown revitalization is proposed to address these challenges. This 

proposed paradigm combines the concepts of sustainable development (Brundtland, 

1987), and the downtown revitalization process, (Basile, Black, Porter & Lowry, 1980) 

employing a community based approach (Mansuri & Rao, 2004) for driving 

development. This combined approach is meant to bring back the "soul" that will sustain 

downtown St. Stephen and other similar downtowns. 

The recognized importance of community involvement requires engaging and 

identifying community perceptions ii (Schacter, Gilbert & Wegner, 2011 ). Thus, this study 

engaged users of downtown St. Stephen and businesses located in the town centre, in 

regards to issues arising from the new border and highway bypass that may affect the 

future of downtown St. Stephen. It is hypothesized that these changes will have a 

considerable impact on the local economy and social scene in downtown St. Stephen. 

The goal of this thesis is to analyze the downtown revitalization process as 

discussed above and provide specific recommendations based on collective perceptions 

from the community that the town of St. Stephen could integrate as part of their 

downtown planning. 

1.2 Research Goals 

This research will apply the proposed paradigm of sustainable community based 

downtown revitalization for St. Stephen using primary data collectediii and secondary 

literature sources reviewed related to downtown redevelopment. The resulting 
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development strategy will provide practical guidelines that the town of St. Stephen can 

implement to provide for sustainable management over the long term. The framework 

used is drawn from the downtown revitalization process and modeled on achieving a 

sustainable state as defined by the World Commission on Environment and Development 

(Brundtland, 1987) within the community driven development framework of Mansuri et 

al (2004). The core focus of this research is to provide actionable recommendations to 

improve long-term socio-economic-environmental conditions in downtown St. Stephen to 

reflect a healthy, vibrant and sustainable community, despite of the new border and 

highway bypassiv. 

The framework will be constructed using key research questions to develop 

affective approaches for revitalizing downtown St. Stephen. This is based on building 

onto existing assets in downtown St. Stephen. It will provide a method of proactively 

acting upon opportunities and mitigating challenges that arise from the downtown 

revitalization process before they become serious threats. Below are the selected research 

questions that were developed in consultation with community leaders and town officials 

that address the research goals. 

• How does the local community perceive the opening of the new bypass and new 

border crossing? 

• Based on best existing data and literature what measures are best suited to amplify 

the opportunities and prevent or mitigate possible threats in downtown St. 

Stephen? 
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The research questions will determine the possible impact the rerouted new highway 

and new border crossing will have on the existing variables in the downtown (Table 1.1 ). 

Table 1.1 Variables in Downtown St. Stephen 

Business Housing 

Economic Development Strategies Recreation 
Environmental Strategies Roadside Infrastructure 
Government Institutions Tourism 
Heritage Waste Management 

The answers to the research questions will provide insight and explanation in 

resolving the issues currently being faced. The suggestions are meant to substantially 

lower the risk in decision making on the future of downtown St. Stephen and similar 

small rural towns. 

The research is organized to identify and understand community perceptions 

related to the downtown. However, it is important to distinguish perception from 

behaviourv (Potter, 1977). For example, a community can perceive the importance of 

supporting big box stores outside the downtown would have overall economic benefit for 

the downtown (perception). Once the big box stores are introduced, the community 

spends most of their money (behaviour) at the big box stores reducing sales at the small 

stores located in the downtown. The perceived response is actually true for the support of 

big box stores but untrue for the overall economic benefit, since the big box stores are the 

ones that are benefitting from increased sales. 

Perceptual interpretation can be inconsistent (Ajzen, 1988) and further complicate 

the decision making process. Communities relying on perceived responses should take 

cautionary steps because perceptual interpretation can lead to mediocre choices. 
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Therefore, it is important to gain an understanding of the background of the downtown 

areas and the revitalization process thus explaining the underlying concepts that were 

used to develop the research questions approached in this thesis. 

The following three chapters form a literature review. The purpose of the 

literature review is to explore the downtown revitalization process and its impact on 

small community downtown development. However before we can explore the 

revitalization process, it is important to understand the historical role of downtown areas 

because the revitalization process was uprooted as a direct result of declining downtowns 

(Heritage Canada, 2009). 

Downtown revitalization has been widely studied for larger communities more 

often than smaller ones (Burayidi, 2001; Faulk, 2006; Lederer, 2007; Lederer & Seasons, 

2005; Robertson, 1999, 2001; Seasons, 2003 ). It is important to look at the similarities 

and differences that distinguish these two very similar yet unrelated places. Downtowns 

in smaller communities have not received much attention, have generally been neglected 

and understudied (Filion & Bunting, 2004; Robertson, 1999, 2001). This provides the 

opportunity to review the background of small community downtowns, identifying their 

historical significance, and their importance in smaller societies. 

An example of such a small community downtown is the one located in St. 

Stephen, New Brunswick, Canada, which is the focus of this thesis' research. The above

mentioned historical process and revitalization themes are used to create a socio

economic profile to introduce downtown St. Stephen. The literature used to create this 

profile was made available by the Town of St. Stephen and the St. Stephen Business 

Improvement Area (BIA). 
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Since one of the aims of this thesis is to take a sustainable development approach 

- development that "meets the needs of the present without compromising the ability of 

future generations to meet their own needs" (Brundtland, 1987, pp. 43)- the literature 

reviews, expands and explains this concept. This concept is then fused with the 

downtown revitalization process to develop on the proposed paradigm - sustainable 

community based downtown revitalization. 
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2. An Outlook on Downtown and Downtown Revitalization 

2.1 History of Downtowns 

The history of town centres suggests that downtowns have been known for their 

economic and cultural importance, as well as being sites of mixed-use developments. 

They have also defined the identity of communities creating a sense of place. Downtowns 

are real; they symbolize the outlook of a community, often they are emotionally attached 

to the hearts and minds of local citizens (Dane, 1997). Most of these activities and values 

remain true today but they are drifting away. The speed and magnitude of change 

especially in the current era (late 20th century to 21st century) has changed societies and 

their economies which is often felt in the heart of their communities. These trends 

continue to evolve and are further transforming downtowns both small and large (Kotkin 

2005; Fogelson, 2003). Peck & Lepie (1989) explain this concept of change in a tourism 

development context, concluding sustainable change occurs in a community when locals 

have control (power) and are involved in decision making process. On the other hand, 

they explain corporate interest leads to rapid growth changing societal norms, control of 

power and economic activity (ibid, 1989). 

2.2 Downtown: The Changes and Challenges of the 20th Century 

Downtowns have faced various challenges to their sustainability beginning in the 

20th Century. This is because of technological advances and lifestyles changes leading to 

new realities (Basile et al, 1980). 

These new realities include changes to social and economic habits, improved 

transportation and the resultant suburban lifestyles, smaller families and greater 
8 



consumerism. Vastly increased automobile ownership after WWII and the subsequent 

construction of complex road and highway networks in the 1960's (Dane, 1997) were 

major factors that made it possible for the now ubiquitous North American suburban 

lifestyle. 

All of this has made it easy for people residing in the downtown area to move 

away from their traditional homes in the centre of the city across North America (Breen 

& Rigby, 1994; Baerwald, 1978). As an example, Figure 2.1 illustrates how fast the land 

outside the centre of the twin cities in Minnesota was developed from 19 5 3 to 197 6 

(Baerwald, 1978). The other suburban factors such as cheap land, larger houses and 

ownership of real estate were seen as a positive sign of growth and prosperity (Cohen, 

2004; Baerwald, 1978). 

Figure 2.1 Interstate 494 Corridor Land Uses, 1953-1976 

1-494 CORRIDOR LAND USES, 1953-1976 

L .1----
@ 

@ 

D Sin gle fan11 ly res ide nc es ml Reta il/Se v oc c uses 

c:J Ap rt ment b 1lct i n gs l![!J Au tomo bi le de le r 1 

- In u s tn el/wholesal u s D M o t o r ho t Is 

Source: Baerwald, 1978, pp. 312 
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Similarly, to Figure 2.1, small towns in Canada such as Merritt, British Columbia 

have seen such growth in the outskirts near the highway interchange (Hannah, Dale & 

Ling, 2009). This has brought new growth on the periphery. New gas stations, fast food 

outlets and big box stores have been developed which are separated by roads and parking 

lots, unlike the more human streetscape of the old downtown. All of this has happened in 

a decade (ibid). 

Mass production became common in the 1960's (Dane, 1997) in North America 

where corporations were producing large quantities of products and services ( Cohen, 

2004). The increased spending power of the working class aided retail development at 

larger scales requiring huge spaces to sell these products and services and provide space 

for the automobiles that brought the customers to the these new suburban agora. These 

spaces could normally be found in the peripheral areas away from the congested core. 

Hotels, entertainment facilities, services and factories followed and by the 1970's the 

social and economic activities offered by the downtown were accessible in the suburban 

areas (Cohen, 2004; Baerwald, 1978; Goodwin, 1988) as indicated in Figure 2.1. 

The increased level of construction, economic and social activity discussed above 

demanded employment, thus both family members (husband and wife) found 

opportunities to work. This increased disposable incomes and an increase in purchasing 

power creating markets that supported more shopping. In turn, regional shopping malls 

and shopping centers emerged further expanding the horizons of products and services 

that could be provided in the suburbs that originally could only be accessed in the 

downtown (Goodwin, 1988). 
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These changes resulted in the 'flight from the downtown'. There has thus been 

major closure of departmental stores, retail facilities and factories in the centre of many 

towns across the North America resulting in substantial negative effects on city centres 

(Basile, et al, 1980). 

As recent as the last decade the flight from the downtown has been experienced in 

both large and small communities. Merritt, British Columbia, is an example of such as 

community that has been impacted as a result of all growth taking place outside the core 

(Hannah et al, 2009). Many developers, municipal politicians as well as some planners 

have not seen the benefit of developing the downtown (Hannah, 2007). The periphery has 

dominated the development raising questions whether the "heart" is important anymore? 

(Hannah et al 2009). Essentially the new commercial core in Merritt has moved to the 

edge of town, near a freeway interchange. One of the findings of Hannah et al (2009) 

from Merritt identifies that their downtown is quiet, in fact "deathly so" (ibid, pp. 37); the 

shopping has relocated to the periphery where strip malls and big box retailing complexes 

are located (ibid). The local people, who have traditionally visited their downtown to 

shop and socialize, have no good reason to visit their town centre because most of the 

stores are vacant. They sit in their cars and drive to the edge of town to shop as one of the 

residents interviewed said; 

" .... there seem to be lots of people I rarely see these days, because I don't really 
have the chance to run into them, I shop up the hill and drive between big stores, you 
don't walk up there" (Hannah et al, 2009, pp. 38). 

This case of Merritt demonstrates the decline in the social and economic function 

in small downtowns, which Berton (1985) would refer to as the decline of the "soul". 
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If small town downtowns can no longer tum to business, industry or residential activities 

to support their economic viability and social capacity then other alternatives should be 

explored. Otherwise, they will not be known as they once were for cultivating their civic 

and cultural importance and community pride. This will inevitably lead to decline of 

these core areas as lively arenas and cultural centres, and they may ultimately disappear. 

The downtown revitalization process has been responsible for finding solutions to 

encourage the retention and attraction of business and residential growth in many 

downtowns across North America and Western Europe. Many communities are using 

sophisticated urban planning techniques to encourage downtown redevelopment 

incorporating condominium living, providing parking, changing tax structures and 

municipal bylaws to bring back the "soul" to the heart of the community. For example, 

St. Stephen, New Brunswick supported municipal Bylaw changes to allow the old 

Ganong Chocolate factory to be restored as a multipurpose space. This space was 

rehabilitated to include retail, contact centres, condominium living and a space for 

museum and heritage displays, to draw people to their downtown in the hopes of 

increasing social and economic activity in the downtown (Town of Stephen, 1990; St. 

Stephen Economic Development Committee, 1996). This process of renewal and 

restoration is often referred to as rehabilitation or gentrification. 

Many other small communities across North America have used various 

techniques to bring back life into their downtowns. Table 2.1 below provides an example 

of three such communities in the United States that have turned their challenges into 

success stories. 
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Table 2.1 American Small Town Revitalization 

Community Population Challenges Strategy Success Story 
/Year 

-

Downtown Pop: 12000 Unorganized Created Effective Increased average 
Washington Year: 1989 and Marketing monthly rent by 
Missouri uncoordinated 

1 

brochure, innovated $4.51, attracted 

1 

efforts, design downtown gift 37new 
and facades certificate program businesses, 3 3 
issues and and coordinated businesses 
business downtown design participated in the 
retention issues and plan guidelines rehabilitation 

process, 156 jobs 
were created and 
achieved a 
vacancy rate of 
1% 

Downtown Pop: 5500 Lack of appeal, Developed sensitive 14 Businesses 
Nappanee, Year: 1990 downtown use, tourism, central took part in the 
Indiana and leadership. gathering place, rehabilitation 

provide low interest process, 5 new 
loans to restore businesses 
buildings and started, vacancy 
convinced local rate dropped by 
train operator to 2% and average 
stop at the local rent increased by 
downtown station $ 1.50 per square 
that was an empty feet. 
building 

Downtown Pop: 8000 Eclectic tom Attract businesses Reduced vacancy 
Rice Lake Year: 1992 I down buildings, from one sector. rate by 8%, 
Wisconsin lack of business Provide free design attracted 26 new 

interest, and not assistance, town businesses, 
enough dollars provided loan and created 85 new 
to compete grants programs for jobs and 
against newly gentrification increased average 
built strip malls monthly rent by 

I 
$1.26 /per square 
feet. 

Source: Adapted from Dane, 1997. 
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Table 2.1 illustrates the revitalization process in play and the success it has had 

failing downtowns in small communities in the United States. The similarity between 

these communities was their ability to clearly define issues and taking corrective steps to 

finding a solution. All the three communities had similar problems with their image of 

the downtown. However, the communities took very different approaches to finding a 

strategy to revitalize. Nappanee, Indiana worked on identifying and building onto 

existing assets in tourism while Washington, Missouri and Rice Lake, Wisconsin 

developed and offered free design assistance and planning guidelines to bring consistency 

in their downtowns. Nappanee and Rice Lake provided loans and grants to restore 

buildings while Washington designed collaborative marketing. 

The outcomes of the revitalization process were similar in all the three towns with 

a varied degree. All of them benefited from reduced vacancy rates, more businesses 

locating in the downtown, new job creation as well as increased rent with the exception 

of Nappanee that did not increase jobs. The above example recognizes that every 

revitalization program is different; feasible solutions for revitalizing small downtowns are 

not be driven by global models because they are more on a human scale and less complex 

than downtowns located in larger communities (Faulk, 2006). Mansuri et al (2004) 

associate local socio-cultural systems drive successful development. Based on these 

arguments, local solutions would work best for smaller communities if problems can be 

clearly identified. 
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2.3 Downtown Revitalization Process 

Communities, academics and professionals have shown support to sustain 

downtowns as places of significance (Robertson, 1999, 2001; Mitchell 2001; Basile et al 

1980). They have used various tools and methods to address the vacuum created in 

downtowns and to make the city core more sustainable. The ideas embodied in the 

concept of 'downtown revitalization' has been the most common approach used in 

contemporary times (Burayidi, 2001; Robertson, 2001 ). 

In describing revitalization in the context of downtowns and for this thesis, it is 

important to specifically identify components that could fit together to construct a 

definition for revitalization. The revitalization definition used here is: a process to create 

a positive attitude within the civic population that also heightens entrepreneurial spirit, 

creates clear communication channels, and strengthens the social-economic

environmental links to redevelop infrastructure that will benefit the existing community 

without compromising the needs for future generations (Basile, et al, 1980; Hannah et al, 

2009; Brundtland, 1987). 

The process of revitalization needs community engagement (Basile, et al, 1980; 

Dalibard, 1983; Faulk 2006; Robertson 1999, 2001). This means involving think tanks, 

focus groups, engaging opinion leaders, prominent business owners, politicians, special 

interest groups and the average citizen as part of the process. The success of such a 

process will lie in effective communication strategies that, in the end provide real and 

visible change. After all, the success of community driven development is conditioned by 

local cultural and social systems (Mansuri et al, 2004). Community driven development 
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leads to an engaged community. An engaged community is a source for community pride 

and feasible solutions, which can normally be associated with local cultural and social 

systems (ibid). National solutions cannot always be applied to community problems. 

2.4 Downtown Revitalization, Revival or Not 

One of the first modem downtown revitalization projects took place in Norwich, 

England in 1955. Norwich suffered greatly from the depression of the 1930's and WWII 

and needed a moral lift. As a result, eighty-two of the eighty-four businesses took part 

voluntarily repainting sixty-six buildings in coordinated colours to improve aesthetics to 

draw people to the downtown. This project was deemed very successful and was repeated 

in over 400 communities across the United Kingdom with similar results (Dalibard, 

1983). 

In the mid 1960' s these ideas were imported to North America and a program 

called the "Norwich Plan" was attempted in over 200 towns across Canada. The Ontario, 

Nova Scotia and British Columbia governments involved their communities in this 

process. In Ontario, Oakville was the first community where this program was 

implemented followed by the Canada-US border town of Niagara Falls (Heritage Canada, 

2009). 

The results of these programs by the mid 1970's were disappointing. Alberta and 

British Columbia spent over $10 million dollars in 173 communities. There was evidence 

of failure in the United States as well. The failure mainly lay in non-effective 

management of downtown development and lack of marketing of existing assets in the 

city core. The lessons learned led to a new approach to revitalization. 
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Two corrective steps were suggested to revive downtowns. Firstly, municipalities 

were encouraged to implement management techniques in their downtowns similar to 

those used by shopping centres. Secondly, there was an emphasis on promoting assets 

such as heritage buildings, that distinguished downtowns from shopping centres, 

The preliminary results were encouraging which led to the more comprehensive 

Main Street Program concept. In the United States, an institution was created known as 

the National Main Street Centre that promoted research and development of such ideas. 

In Canada, the Heritage Canada Foundation established a Main Street Program in 1978. 

These initiatives have helped downtown communities come back to life. As a result, 

many towns have experienced vacancy reduction, increased tourism, restored buildings 

and heritage awareness in the heart of their communities (Dali bard, 1985; Heritage 

Canada 2009). To sustain these initiatives the Main Street Centre developed the 

following four strategies: 

1. Organization and Management - The coordination of major stakeholders of 

any downtown not being limited to business, government, building owners 

and associations to form a plan of action and implementation. 

2. Promotion - Strategies to market the downtown as a place to work, live, play 

and entertain. 

3. Design - Introducing and amending municipal bylaws to improve downtowns 

to allow building restoration for new uses, easy traffic flow designs and 

patterns, gentrification of old buildings, fa9ade renovations, street 

beautification programs, signage, green spaces, snow removal, and 

environmentally welcoming. 

4. Commercial and Economic Development Hub - Structuring financial 

resources such as tax credits, tax holidays and providing loans to businesses 

to have a competitive edge and developing management practices to assist 
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them in retaining and expanding within the heart of the community. This in 

tum encourages new businesses to locate downtown and provides a reason for 

citizens and visitors to stop in the downtown. 

Source: Adapted from Dalibard, 1985 

Robertson (2001) broadened the Main Street Centre strategies to adjust to the new 

realities, the more complex challenges, which are continuously evolving for small 

downtowns. The eight suggested revitalization strategies in Table 2.2 are meant to 

improve the existing framework discussed above. 

Table 2.2 Downtown Revitalization Strategies 

Develop and build on strong public/private Link the downtown to the waterfront. 
partnership. 

Develop an overall vision/plan for the Establish and follow design guidelines to 
downtown, addressing functional, physical, create an urban streetscape with a unified 
social and economic elements. image. 

Be/become multifunctional. Be/become pedestrian-friendly. 

Preserve/build on heritage. Provide Parking facilities. 

Source: Adapted from Robertson, 2001 

The future of the revitalization process has to be more specific than the Main 

Street approach of applying shopping centre techniques to manage the downtown and 

marketing its assets. The strategies must exceed the basic act of leaving it to the planners 

and municipal officials to make decisions on developing design guidelines and creating 

economic development opportunities. The strategies in Table 2.2 are modeled on 

cultivating relationships among private and public stakeholders to develop a shared 

vision. Further, they address to the challenges that are applicable and specifically speak 

to how downtowns need to address improvement by building on existing assets, for 
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example linking waterfronts and preserving heritage. In addition, parking and pedestrian 

friendliness is emphasized because it has not been identified in the Main Street approach 

or other approaches to revitalization. Finally, design guidelines and being multifunctional 

have been echoed from the Main Street approach (Robertson, 2001, 2006). 

The downtown revitalization process can be summarized into five major 

principles based on strategies from Robertson (2001, 2006) and from the Main Street 

approach. In summary these principles are; building strong partnerships between private 

and public stakeholders; developing a shared vision plan; identifying local assets and 

building upon them; enhancing the image of downtown to give it sense of place; and 

finding the right mixture of developments that will attract activity in the downtown area. 

The importance of strong partnerships and shared vision has attracted the 

attention of municipal, provincial and state governments to form quasi-governmental 

agencies. These agencies are run by a board of directors that consist of local citizens and 

town officials (Mitchell, 2001 ). Their aim is to develop and implement a shared vision. 

These groups have become to be known as Business Improvement Areas (BIA) in 

Canada and known with various other names across North America. The functions and 

organization of BIA groups vary. They may develop marketing strategies, provide 

security, conduct research, recruit new businesses or coordinate development guidelines, 

which are normally constructed on the vision and needs of the downtown. However, there 

is one commonality among all BIA groups; they define the physical boundaries of the 

downtown as a geographical area. Businesses and building owners in that geographical 

area pay a special tax to support the ongoing efforts of the BIA to implement the shared 

vision (ibid). 
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It is clear, revitalization is much more than a facelift; it is a comprehensive 

mixture of cooperation, coordination and promotion that is required to create a 

sustainable, healthy and vibrant downtown. As indicated by the Heritage Canada 

Foundation Main Street Program; the purpose of downtown revitalization is to attract the 

public back to the downtown areas to meet, to shop and to take renewed pride in their 

towns. This approach is supposed to benefit the economic development of the community 

and preserve its heritage through defining, evaluating, interpreting, conserving, 

enhancing and marketing local assets (Heritage Canada, 2009). The main street program 

and other revitalization programs were generally introduced to stimulate activity in small 

community downtowns; however, large cities also benefitted from the revitalization 

programs (ibid). 

2.5 Similarities and Differences between Downtowns in Large Cities and Small 
Communities 

Although there is a great deal of literature on downtown redevelopment, most of it 

is on large cities in Europe and North America, and less focused on rural communities 

and smaller cities and towns. Downtowns generally share some similar characteristics 

whether located in large cities or small communities. They are often situated very close to 

the historic beginnings of a community (Kalman 1985; Robertson, 2001) and quite often 

next to a body of water. In many of the communities the most historic and important 

buildings are located in the downtown providing services to the local population as well 

as tourists. Such services include town/city hall, theaters, financial institutions, 

government services, professional services, post offices, courthouses, hotels and libraries. 

The downtown generally provides the identity of a community- although not always 
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positive - and has greater density than rest of the community (Berton 1985; Filion, 

Hoemig, Bunting& Sands, 2004; Robertson, 2001 ). Despite these common elements, 

large city downtowns are very different from downtowns located in smaller communities. 

Large city downtowns are distinct from other areas of the city because they are 

located further distances away from the suburbs with neighborhoods that contain 

individual housing, industries, automobile oriented businesses and surface parking lots 

(Robertson, 1999). These downtowns are large in area. This allows the area to be 

fragmented to more human scale streetscape. Each streetscape can have its own unique 

characteristic. As a result, downtowns can have distinct areas that literally separate 

various functions forming multiple cores. For example, the downtowns may have a 

financial district, riverfront, historic quarter, entertainment district, convention centre 

area, shopping corridor, amongst others, each with their own character, feel and flavor 

(Robertson, 1999). There are often "ethnic" neighborhoods as well. They can have 

multiple attractions and numerous signature destinations that can include sports stadiums, 

arenas, indoor shopping complexes, convention centers and buildings, and open areas that 

can be used for a variety of reasons. Large city downtowns are mainly dominated by 

corporate organizations and cities generally focus their development strategy to satisfy 

corporate needs (Frieden & Lynee, 1989). Cities see a larger presence of national and 

regional chains dominating their downtowns. 

On the other hand, downtowns in small communities have different characteristics 

altogether. They are on a more human scale. The distances between destinations are 

within walking spaces. They do not face traffic problems and risk of crime is relatively 

lower (Robertson, 2001 ). Small communities focus their development strategies to satisfy 
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the needs of the local population, small business and visitors. Local independent 

merchants generally dominate downtowns in small communities (Frieden et al, 1989; 

Robertson, 2001 ). Downtowns in small communities generally lack signature 

destinations. It is harder to differentiate downtowns from the rest of the town because 

residential places and strip malls are located within short distances of one another. Often 

they are easy walking distances, containing older homes where consumers and employees 

reside. Downtowns in small communities are likely to possess a higher density of historic 

buildings, architecture and symbols of heritage compared to downtowns in most of the 

larger cities of North America. Smaller towns in North America often have a cluster of 

heritage building that you do not see in larger cities. This may be because smaller 

communities often do not have the resources and capital required to build new 

infrastructure; as well the lack of interest from developers in "redevelopment" because of 

shrinking demographics is a factor. Further the conservative nature of rural areas lack of 

acceptance of change adds to this "benign neglect" and a potential for the sustainable 

development of an aesthetic and functional downtown that celebrates the local 

architecture and history. The civic population is proud of their historic past (Dali bard 

1985; Dane, 1997; Heritage Canada, 2009); hence preservation becomes an integral part 

of community planning. This preservation and pride provide the sense of place to many 

small communities and clearly differentiate them from downtowns in large North 

American cities (Robertson, 1999). 
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3. St. Stephen, New Brunswick 

3.1 The Town 

St. Stephen is a small town located on the US-Canada border 113 KM west of 

Saint John, Canada's oldest incorporated city. The population of St. Stephen has 

remained relatively constant over the past 100 years with approximately 5000 residents. 

There has been a slight increase in population of 2.4% in 2006 from 2001 according to 

census figures (Statistics Canada, 2006; Statistics Canada, 2001 ). The town serves a 

regional population of 14,424 (Statistics Canada, 2006) who rely on St. Stephen for their 

business needs, professional and government service as well as social activities. This has 

boosted the retail and service sectors that have seen steady growth in recent years. 

However, most of that growth has been at the expense of the downtown core as it has 

occurred in the outlying areas (Development St. Stephen, 2006). 

St. Stephen is the core economic base for Charlotte County with all major banks, 

professional services, border agencies and a business park with industrial plants in the 

wood manufacturing and chocolate processing facilities located within town boundaries 

(Fundy Regional Development Commission, 1991 ). Businesses in the St. George and St. 

Andrews as well as the local population of the rural western part of the County are 

dependent on these services (ibid). 

St. Stephen is home to some major employers in southwest New Brunswick 

including Flake board and Ganongs, which employ approximately a quarter of the total 

workforce available in the St. Stephen and southwest Charlotte County area (Enterprise 

Charlotte, 2006; Power, 2007). These large companies have led to the birth of several 
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smaller ancillary businesses developing to support these manufacturers. The majority of 

the businesses located in the downtown support tertiary services and employs only a 

small number of people relative to the manufacturers and the auxiliary businesses that 

support manufacturing. 

The business retention and expansion study suggested that tourism was not a 

major revenue generator for the town (Development St. Stephen, 2006). However, there 

is little hard data to back up this assertion. Statistics collected at the visitor information 

centre by the Department of Tourism and Parks confirm a steady decline in visitation for 

the past five years (Department of Tourism and Parks New Brunswick, 2007) with an 

average decline of approximately 12% although there was a slight upturn in 2006 and 

2007. The general trend is confirmed by the down tum in visits to the Chocolate Museum 

and in the number of Border Crossings. St. Stephen has a limited tourism infrastructure 

including a Duty Free shop, the Charlotte County Museum, Ganong Chocolate Museum 

and shop, and Provincial and County Visitor Information Centre and the annual 

Chocolate Festival. 

The architecture and buildings in downtown St. Stephen are dated, eclectic and ad 

hoc that provide a mixed sense of place. Evidence of spot zoning and poor planning 

practices can be easily noticed and probably traced from the minutes of council sessions 

over the past few decades. The result is a main street with little cohesion or visual 

aesthetic. The area appears run down, fragmented and poorly planned. There are some 

visual anchors of value including the St. Stephen University, Ganong factory complex, 

City Hall and the Railway Station (now the Provincial and Regional Visitor Reception 
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Centre). Several maritime style clapboard buildings may also have some architectural 

significance however, facades have largely been destroyed. 

Most of the recreational and sports facilities in St. Stephen are located in the 

schools. The Royal Canadian Legion is a major meeting space. The local ice rink is 

located on King Street leading into the downtown area while an outdoor swimming pool 

is located away from the core. Ganong Nature Park is another new recreational facility 

that is utilized by families in the summer months and lies to the east of town. In 2006, a 

group of local residents came together to advocate building a modern state of the art 

multipurpose facility for the St. Stephen and the surrounding area (Crabbe, N, 2007). 

This facility is currently under construction in the downtown core that will cater to 

recreation, business, and for social/cultural purposes for residents of St. Stephen and its 

surrounding communities, including Calais, Maine across the border. The town of St. 

Stephen and the City of Calais Maine have formed a committee to discuss the shared 

benefits of revitalization and development with the hopes of increasing economic, social 

and cultural benefit to the region as a whole. The shared and inclusive planning of the 

multipurpose facility between these two cross-border communities (St. Stephen, NB and 

Calais, ME) has strengthened the foundation of their relationship (Town of St. Stephen, 

2010). 

St. Stephens' University, a theological institution with approximately 100 

students is located in the downtown. Other learning institutions located in the BIA 

include the Community Access Centre and Adult learning network program. They 

provide computer knowledge and educational facilities to adults who did not complete 

their high school diplomas. The Public Library is also located in the downtown area. 
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3 .2 The Downtown 

Downtown St. Stephen is situated across the river from Calais, Maine (Figure 

3.1). The two cross-border towns are divided by the St. Croix River, which is part of the 

Canadian Heritage Rivers System. Downtown St. Stephen has traditionally served as the 

business and government service centre for Charlotte County. 

The downtown area of St. Stephen comprises mainly of Milltown Boulevard, 

Budd Avenue and King Street. Milltown Boulevard and King Street accommodate a wide 

variety of establishments in the retail, service and tourism sectors, while there is retail on 

Budd A venue; it also offers the largest parking area in the downtown and is the future site 

of a multipurpose recreational facility (Figure 3 .1 ). 
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The St. Croix River and the Ferry Point border crossing located in the heart of the 

downtown have historically influenced the street pattern, social and economic activity 

and structure providing character to the downtown. The once vibrant and healthy town 

environment has gradually been lost. This is because the historical importance of the river 

as a function of transportation has vanished while the border crossing experience has 

progressively become more difficult due to complex immigration laws, trade regulations 

and adoption of stringent security measures (Dewar & Li, 2005). These changes have 

shifted the focus away from the downtown leaving it somewhat isolated from the rest of 

the community and its neighbours across the river. 

International border crossing points between Calais, Maine and St. Stephen were 

established in 1857. Despite this establishment of a formal crossing, it seemed of little 

concern among locals on both sides who continued to move freely across the line, 

intermarrying and enjoying a cultural and social friendship that remains to this day. As 

late as the mid 1930's a sign at the Canadian Border crossing in St. Stephen simply read: 

"Please report to the customs house if you have anything to declare" no border patrol, no 

guns, just a courteous sign, which according to local seniors was just as courteously 

ignored. Many people did not use the border crossing because of poor roads and better 

marine links. Small coastal communities could easily be accessed by water. 

Approximately 3500 marine landings were recorded by Canadian Customs each year 

prior to World War II (Dewar et al, 2005). 

Another challenge that has historically reduced the recreational function in 

downtown St. Stephen is the six dams that use the Milltown River for various 

commercial purposes (Model UC, 2009). The closest commercial activity located 
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upstream is the Milltown Dam on the river approximately 3 km away from the 

downtown. The Milltown Dam has been operating since 1881 producing hydroelectric 

power. It has been operated by the New Brunswick Power Company since 1955 

outputting approximately four Mega Watts with seven turbines. This restricts water flow 

downstream reducing the recreational function of the river (Atlantica Centre for Energy, 

2012; NB Power, 2008). 

The International Joint Commission (2009) identified the following issues that are 

impacting the St. Croix River Region that have an impact on water recreation in 

downtown St. Stephen. 

Some of the key issues in the St. Croix region involve protecting the 
watershed from municipal wastewater and storm water discharge, industrial 
pollutants, and agricultural runoff, as well as maintaining water quantity for in
stream environmental flows threatened by dams that artificially regulate water 
levels and flows. Conflicts continue to surface as various water users 
(hydroelectric power companies, urban communities, forestry and other industrial 
businesses, agricultural farmers, recreational users, fisheries agencies, and the 
environment itself) compete for water and the benefits it provides. Species and 
habitat protection and restoration have become increasingly critical to ensure the 
sustainability of fish, wildlife and plants. The most significant disputes in the 
watershed have resulted from the competing interests of smallmouth bass fishing 
and the restoration of native fish species, as well as municipal and industrial 
wastewater discharges (Model IJC, 2009, pp. 3). 

The above-discussed factors compound the difficulty to plan for the St. Croix 

River as a function for recreational purposes for downtown users in the future. This 

further elevates the problem of optimizing the integration and limited uses of the river as 

part of the development strategy for downtown revitalization. 

Additionally, issues such as the increased security since 9/11 vi, sensitivity to the 

Global Financial Crisis viiand the high value of the Canadian dollar have created new 
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challenges for the downtown. During the data collection stage, the traffic downtown was 

a major challenge, as confirmed by the US Department of Transportation (2012) statistics 

showing an average of approximately 1.07 million personal vehicles and 120,435 trucks 

crossing into United States at Calais Maine between 2002 and 2008 (U.S. Department of 

Transportation, 2012). These vehicles and trucks lined up on Milltown Boulevard waiting 

to cross at the border, disrupting traffic flow in downtown St. Stephen. This was observed 

during the data collection stage in the summer of 2008 during the tourist seasons where 

both towns, St. Stephen and Calais struggled with long lines on their main streets with 

people in their vehicles waiting for their tum to go across the border. As a result of this 

traffic, tourists hesitate to stop and locals avoid coming to the downtown. This situation is 

to be elevated by a new border crossing because it is expected that the new crossing will 

attract both tourists and local residents, drawing them away from the downtown. 

The new border crossing was opened in 2010 as one of the steps to the Atlantic 

Trade Gateway Corridor Initiative vi\ which was welcomed by communities on both sides 

of the border. It is perceived the new border crossing and highway bypass will open up 

the downtown easing traffic congestion and as well as opening up the downtown to new 

opportunities (Dewar et al, 2005). 

3 .3 The Economic State in Downtown St. Stephen 

A business inventory conducted in August of 2007 identified a total of 99 

businesses in the downtown (Development St. Stephen, 2006). Downtown St. Stephen 

presently comprises of major banks, professional services, retail stores, government 

services, and border agencies. Figure 3 .2, illustrates the downtown area. 
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Figure 3.2 Arial Map of Downtown St. Stephen 

I 

Source: Google Maps, 2009 

As part of the business inventory exercise, Development St. Stephen (2006) 

divided businesses into the following sectors (Table 3 .1 ). 

Table 3.1 Businesses in Downtown St. Stephen by Sector 

Sector Number of 
Businesses , ___ 

Financial -Financial Institutions, Accountants ,Auditors 16 

Professional Services - Lawyers and Higher Education 5 
Institutions 
Retail 58 

Government - Federal, Provincial and Municipal 20 

Total 99 
Source: Development St. Stephen, 2006 

At the time of the research in 2008 the retail sector in downtown St. Stephen was 

facing major challenges. They (the retail merchants) had not been able to attract 

American customers to shop or use services because of the new security challenges, a 

rising Canadian Dollar as of 2008, soft economies resultant from the economic crisis of 

2007, and other factors discussed earlier. The trends of these challenges were confirmed 

in a Business Retention and Expansion Study (Development St. Stephen, 2006). The 
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vendors were ever more dependent on the local population of Charlotte County for their 

sales and less on tourists and excursionists. The Business Retention and Expansion Study 

(ibid) noted that 85% of retail sales are from the Canadian regional community. This was 

supported in the Charlotte Coastal Study (2008) which identified the retail and service 

sectors as the primary economy drivers in the town of St. Stephen. 

St. Stephen's overall economic status was considered more robust in comparison 

to other similar communities in the New Brunswick Economy (Enterprise Charlotte, 

2008). This is because St. Stephen has a diverse industrial base in manufacturing and 

food processing as well as its status as a service centre. The town also has the potential to 

cater to trucks, and provide bonded storage facilities to potential importers and exporters 

of goods from the United States as the new border point becomes established (Enterprise 

Charlotte, 2008). However, the downtown is not benefitting from this mix at this time 

and may not benefit in the future if further developments are planned near the new 

highway bypass. 

3.4 The Socio-Environmental State in Downtown St. Stephen 

The first time impression of downtown St. Stephen is unappealing. The eclectic 

range of buildings forming the downtown streetscape, dated and deteriorating 

architectural exteriors and heavy summer traffic are the main reasons for this lack of 

appeal. The traffic issue is due to the Ferry Point Border Crossing between Canada and 

the United States being located on the main Street, Milltown Boulevard (Figure 3.1 ). The 

Ferry Point border crossing was Canada's eighth busiest crossing serving approximately 
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one million two hundred thousand vehicle crossings annually. Approximately 120,000 of 

those vehicles are interprovincial /interstate transport trucks (Statistics Canada, 2007). 

However, the new border crossing and highway bypassing the downtown core 

have recently been opened, a development which is either perceived as a necessity to 

reduce traffic in the downtown or an added challenge to the already deteriorating town 

centre (Ian Stewart, Personal Communication, 2009). At present, the effects of this new 

road system are not clear. It is expected it will reduce traffic congestion on Milltown 

Boulevard and King Street, which is seen as very positive by local residents as it will 

improve access to the downtown for local people wishing to use government, financial 

and legal services as well as retail businesses. However, it may also lead to stores and 

services opening or relocating to the bypass area that would reduce "by the door" traffic 

in the downtown core. This could have serious consequences for an already struggling 

downtown (Ian Stewart, Personal Communication, 2009). 

3.5 The Theoretical Reasoning to Revitalize Downtown St. Stephen 

St. Stephen's core is facing potential challenges similar to other communities such 

as Merritt, British Columbia (Hannah et al, 2009) as discussed in Section 2.2 of this 

thesis. Economists, Sociologists and Planners have tried to explain these challenges of 

decentralization, a concept of communities expanding outside the core. They can be 

traced back to the Von Thunen Model of Land Use (Sinclair, 1967). Von Thunen 

identified that the land is more valuable towards the city. The valuation of land was 

classified into four rings to illustrate the balance between transportation costs and land 

costs. Land closest to core of the city costs more because commodities do not require 
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transportation. On the other hand, the further away the land from the core of the city costs 

less because transportations costs increase as distance increases. 

Von Thunen's simplified classification is as follows; the first ring consisted of 

dairy and orchard farmers which were located in the core because their products were 

perishable and could not withstand prolonged transportation. The second ring consisted 

of woodlot owners who provided wood for heating and building, this was because wood 

was heavy and difficult to transport. The third ring consisted of farmers who produced 

field crops such as grain and barley. It was easier to transport these products than wood to 

the core. The final ring furthest away from the core of the city consisted of ranchers who 

raised animals away from the core of the city. The animals could be driven alive to the 

city core for sale or butchering. After that final ring Von Thunen Model assumed 

wilderness. This model simplifies the economics of land value while providing some 

intrinsic understanding of the functions of the outer space away from the city core 

(Sinclair, 1967). 

More recently in 201
h century, various models have been developed to bring 

context of land use planning. For example the Concentric model (Burgess, 1924) also 

known as the Burgess model was designed to work outward from the downtown. Unlike 

Von Thunen (Sinclair, 1967), Burgess (1924) classified the lower densities and higher 

classes in relation to distance away from the central business district. 
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Figure 3.3 Concentric Model 

5 High-class residential 

Burgess Model 

Source: MEDC Urban Models, 2012 

Hoyt (1939) designed a second model known as the sector model taking into 

account transportation beltways in this model. It is evident in the sector model; housing 

and manufacturing were planned for, further moving away from the central business 

district explaining the movement of activity away from the downtown. 

Source: Mayhew, 2004 

Figure 3.4 Sector Model 
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In 1945 Harris & Ullman further developed another model with evolving changes 

as a result of the post-industrial era. They called their model the multiple-nuclei model. 

Technological changes such as the automobile ownership allowed development of 
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commercial centres everywhere in the community were furthering the cause of moving 

activity away from the downtown. 

Figure 3.5 Multiple Nuclei Model 
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Source: Mayhew, 2004 

All these models clarify the decentralization and decay of downtowns. Burgess 

(1924), Hoyt (1939) and Harris & Ullman (1945) explained the segregation of the 

downtown from the rest of the community. It is evident from these models that 

population densities were moving away from the downtown. Harris & Ullman ( 1945) 

further identified the economic and social functions were being drawn away further from 

the downtown because of technological advances leading to secondary business districts. 

This introduced the birth of a new terminology and concept for planners famously known 

as "Urban Sprawl". Sprawl was occurring, polarizing social spaces resulting in 

fragmenting the functions across the community (Godfrey, 1996). Godfrey further 

describes fragmentation and sprawl; 
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"Leads to demographic changes, employment shifts, social and ethnic 
polarization, concentration of wealth and poverty, and exurban growth pressures" 
(Godfrey, 1996, pp. 437). 

Sprawl or fragmentation of social and economic functions from the core 

(downtown) impacts the downtown negatively. As Berton (1985) would refer to this as 

the decline of the "soul" from the heart. The heart in the town of St. Stephen may have 

similar symptoms of a weaker soul if fragmentation is allowed. Fragmentation of 

functions and sprawl may provide profits for developers and growth seekers, who may be 

waiting for opportunities near the new highway bypass. This may further deteriorate the 

soul in downtown St. Stephen. The theories discussed above show the perceived threat of 

moving activity outside downtown St. Stephen. The downtown revitalization process has 

been employed in many communities; both small and large in North America and 

Europe, to overcome the challenges of dying downtowns which resulted from the drift of 

the economic and social activity to the suburbs as discussed in Section 2.2 through 2.4 of 

this thesis. Downtown St. Stephen could be in a similar position if nothing is done, once 

re-spatializing is allowed to the potential development area. The revitalization process 

has been argued to be one of the best approaches to revive downtowns in small 

communities (Robertson, 1999) and Downtown St. Stephen could benefit from such a 

process to revitalize its downtown to become healthy, vibrant and sustainable. The next 

chapter in this thesis focuses on expanding on the concept of revitalizing the downtown 

sustainably. This will be done by forming a case for using sustainable development 

practices for the downtown revitalization process in downtown St. Stephen. 
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4. Sustainable Development, What is it? 

4.1 What is Sustainable Development? 

Sustainable development is development that; "meets the needs of the present without 

compromising the ability of future generations to meet their own needs" (Brundtland, 

1987). The three core elements of sustainable development discussed by Jacobs ( 1991) 

provide the following interpretation on the Brundtland Report (Brundtland, 1987). 

• Economic policy must be intertwined with the environment. We must optimize 

the use of natural capital in the interest of natural capital and not solely on economic 

benefit (Rees, 1991 ). Growth at the cost of sustainability makes us poorer rather than 

richer (Daly & Cobb, 1994). 

• Sustainable development integrates social equity in an effort to create a well

balanced and healthy society (Nozick, 1992). 

• Sustainable development is not growth neither should it be measured in terms of 

growth. The current formulas of Gross Domestic Product or Gross National Product 

used for measuring our success are not true sustainable indicators. Sustainable 

indicators should imply both qualitative and quantitative measures that lead to 

improvement of people, planet and profits without necessarily implying continuous 

growth (Roseland, 1992). 

The World Commission on Environment and Development (WCED) (Brundtland, 

1987) further elaborates on a sustainable state as a balance between the society, 
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environment and economy (Figure 4.1 ). All the three elements are of importance to 

human life and none of them should be overlooked or compromised. 

Figure 4.1 Sustainable Development 

Source: Adapted from Brundtland, 1987 

4.2 What is Sustainable Downtown Development or Revitalization? 

Development can simply be characterized as gradual advancement or growth 

through a series of progressive changes. This definition is useful but cannot be applied in 

this research particularly if we adhere to the sustainable principle because the word 

"growth" does not comply with sustainable principles, you cannot have "sustainable 

growth". Development has to be defined in context. The definition must fit the ideals of 

sustainability and related to small community town centres such as downtown St. 

Stephen. 

Unlike sustainable development, downtown development or redevelopment or 

downtown revitalization or its approach has no common method (Robertson, 1999). The 

revitalization process varies in communities based on their interests, either through 

historic importance or future vision. The focus may vary in great lengths to strategize the 
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revitalization process. Most of the small communities in the United States have used one 

or more or all of the following vocabulary in defining revitalization for their 

communities; pedestrian friendly, indoor shopping centers, historic preservation, 

waterfront development, office development, special activity generators, and 

transportation enhancement (Robertson, 1995). It is clear that revitalization is more of a 

local process, because it must address local problems. 

Developments for the purpose of this thesis and for St. Stephen in particular have 

to be defined clearly to address bringing back life to the downtown (Section 1.1 ). The 

approach of sustainable community based downtown revitalization requires defining the 

determinants using the sustainable development theory (Section 4.1 ). Based on the 

literature review of St. Stephen (Chapter 3) the definition should include the following 

elements in Table 4.1. 
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Table 4.1 Developing the Definition for Downtown Development 

Problem/ Element for the Possible Action Sustainable 
Opportunity Definition Development 
identified in Indicators 
Chapter 3 Effected 

Eclectic Improving -Proper zoning Society 

I buildings infrastructure practices. Environment 
forming the and optimizing - Renovation and Economy 
downtown St. land use. rehabilitation of 
Stephen 

1 

existing buildings and 
Streetscape, replacing inefficient 
dated and structures with new 
deteriorating ones. 
architectural 
exteriors 
Heavy summer Transportation Adopting sound Economy 
traffic and policies and practices for new Society 
evidence of spot zoning practices growth and Environment 
zoning practices that allow mix improvement of 
in the downtown uses to advance existing facilities with 

the downtown. the goal of creating a 
downtown as the place 
where social services, 
shopping, working, 
recreation and housing 
are within reach of 
each other. 

The downtown Making the Creating a non- Economy 
is not benefitting downtown a motorized trail system Environment 
from new pedestrian that could be used at Society 
developments in friendly place any time of the day or 
St. Stephen and connecting night and any time of 

it with the rest the year. 
of the town. 

The expected Creating places Developing open Social 
traffic flow in and policies to spaces and other Economic 
the downtown reorient activity sustainable Environment 
will improve that may infrastructure for 
access for local otherwise drift recreational purposes. 
people. away from the 

downtown. 
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The definition of downtown development as characterized in Table 4.1 should be 

intended to provide a socio-economic-environmental solution. Such a solution combines 

all sustainable development indicators with possible actions that may result into possible 

outcomes. For example, creating places and policies to reorient activity can generate 

opportunities to develop common grounds, plant trees, and introduce parks and 

playgrounds. These developments may lead to environmental benefit of better carbon 

absorption but they also may beautify the downtown, attracting locals and tourists to the 

downtown and eventually business will seek the opportunity to serve them or vice versa. 

4.3 The Business Case for Sustainable Development for Downtowns 

Like any other area, place or product downtowns face the realities of a lifecycle -

introduction, growth, maturity and decline (Kotler, Haider & Rein, 1993). After every 

decline downtowns have to reform, revitalize and revive to become vibrant and healthy 

places for their communities as they once were or otherwise accept decline that will 

eventually lead to permanent collapse i.e., lose all their functions (Basile et al, 1980). 

It is likely many downtowns especially small downtowns that have not 

incorporated sustainable development strategies in their planning may have passed the 

maturity stage and are at the risk of deteriorating rapidly. The challenge is to consider 

this as an opportunity to integrate a sustainable development approach that can provide 

the ability to prevent or at least reduce peak/valley cycles as well as meet the needs of 

future generations to have similar benefits of a healthy, vibrant and clean environment in 

their downtown (Brundtland, 1987). 
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Adopting a sustainable development strategy at first might not seem to be 

economically sound. Many projects and developments in the past have been approved 

because of low initial cost, to increase revenue or to speed up production or pressure from 

specific groups without looking at the long term implications. Unfortunately many of 

those are or have not been sustainable, adding to the overall cost for future generations. 

Sustainable development strategy involves looking at the overall cost over the long term, 

not just the immediate benefits. 

Figure 4.2 shows a brief example of how a pedestrian friendly downtown ( a 

sustainable development strategy) benefits a community from a triple bottom line 

approach - the profit, the planet and the people. 

Figure 4.2 An Example of Adopting a Sustainable Development Strategy 

Increase by the door traffic that wi II 

aid retail sales 

V ' 
Adopting a pedestrian Increase interaction ~ Helps business, society 

friendly downtown ~· 
among town's people - and the environment ... -

(Pedestrian traffic up) V A triple bottom line 

May reduce carbon benefit 

emissions from cars 

The next chapter forms the methods section of this thesis. The methods employed 

are designed to focus on addressing the challenges of the new border and highway bypass 

and its impact on downtown St. Stephen. The approach taken is to use mixed methods 
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amalgamating a community-based approach, downtown revitalization process and 

sustainable development practices to fit this case under study. 
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5. Research Methods 

Mixed methods research was used to gather information for this thesis. This 

multidisciplinary approach enabled the researcher to propose a comprehensive 

development strategy for downtown St. Stephen. When several methods are used they 

can assist the researcher to overcome 'deficiencies' of individual approaches (Sieber 

1973; Miles & Huberman, 1994; Creswell 1994; Bryman 1988; Bryman 1992). Some see 

such approaches as confusing (Patton 1990; Punch 1998) when there is a complex of 

social variables while others see them as an appropriate fit in social science research. For 

example, a mixed methods approach is seen by most researchers as the most appropriate 

tactic in research on urban redevelopment (Miles et al, 1994 ). 

The concept of downtown revitalization adopted for this thesis is community 

based (Mansuri et al 2004) and developed on sustainability principles. The importance of 

designing a community based research requires engaging local citizenry through 

participation to obtain their opinions ( an emic perspective). It is also important to observe 

current trends as an outsider and analyze the historical context of social, cultural and 

economic factors that have influenced past decision making and shaped the community 

(an etic perspective) to objectively compare, contrast and identify gaps for similar 

situations in relative settings. The methods designed for this research were developed to 

obtain both emic and etic perspectives to have a balanced result that could be discussed 

objectively and be applied to downtown St. Stephen (Stoecker, 2005; Jennings, 2001; 

Doxey, 1975). 

Most of the emic perspectives were collected by working closely with community 

groups, civic government, the business community, and individual citizens. These 
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methods were approved through the Research Ethics Board at the University of New 

Brunswick, and by Development St. Stephen. All data reported is in an aggregate format 

and does not provide individual information of any party or person, with the exception of 

acknowledging the names of a Leadership Committee, for which permission was granted. 

The committee consisted of community leaders in the town of St. Stephen that assisted 

the researcher to gain additional insight that would have been unavailable otherwise. 

Most of the etic perspective was collected through literature searches of reports 

commissioned for downtown St. Stephen by known entities and by observing activity, 

infrastructure and actions of town officials and or community leaders. These perspectives 

were then compared and contrasted with other downtowns of similar size, characteristics 

and in similar situations. The etic data forms the literature reviewed found in Chapter 2 

and 3 of this thesis while the compared and contrasted perspectives with other 

communities support the discussion in Chapter 7. 

5 .1 Primary Methods 

The primary research methods used for this paper are both qualitative and 

quantitative in nature. They were primarily designed to get both "thick" and "thin" data 

that could be compared to get an informed opinion (Wolcott, 1994, pp. 156). Qualitative 

techniques used to collect data were implemented through engaging community leaders 

in meetings, focus groups and participant observation while the quantitative tools used 

were two surveys - one for the users of downtown St. Stephen and the other for the 

businesses located in downtown St. Stephen. 
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5 .1.1 Community Leadership Committee Meetings 

Four community leadership meetings took place between April and June 2008 as 

part of a larger research project involving the researcher. The purpose of these meetings 

was to help the researcher with background and historical information on downtown St. 

Stephen, provide directions, suggestions and to assist in the development of surveys and 

focus groups questions. It also assisted in understanding the "culture" of the community 

and the general philosophy of the local citizenry (Cumulative with other sources to create 

a social/cultural profile of the town and the general perceptions of the downtown). The 

researcher in consultation with Development St. Stephen, the town's economic 

development agency, chose the participants. The volunteers chosen to sit on this 

committee had a variety of backgrounds including; opinion leaders, politicians, business 

owners and service providers. Table 5 .1 lists those who participated in these meetings 

and their affiliation. 
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Table 5.1 Leadership Committee Team 

Name Affiliation Position 

Geoff Knight Community Business Development Executive Director 
(Chair) Corporation - Charlotte/Kings Counties 

Allan Gillmore Town of St. Stephen Former Mayor 

Cathy Halstead School District 10 Community School 
Coordinator 

Sharyn Allure Fashions, downtown retailer Owner 
VanDerGulik 

Robert Cheatley St. Stephens ' University President 

Laura Porter Clark Drummie Lawyers Partner 

David Blair House Heritage Inn Owner/Operator 
Whittingham 
Ian Stewart Development St. Stephen General Manager 

Carole Murphy Business Improvement Area - St. Stephen Former BIA 
Coordinator 

Alison Estey Business Improvement Area - St. Stephen BIA Coordinator 
Coordinator 

Lee Jolliffe Faculty of Business, University of New Supervisor 
Brunswick Saint John ( From July 1, 2008) 

Keith Dewar Faculty of Business, University of New Supervisor 
Brunswick Saint John ( Up to July 1, 2008) 

Mohamed Bagha Graduate Student, University of New Researcher 
Brunswick Saint John, 

Labour Force Development Officer, 
Enterprise Charlotte 

The committee was introduced to the project in the first meeting and thereafter 

helped the researcher in suggesting and designing a business questionnaire and consumer 

questionnaire that were used as part of the primary data collection methods. 

The members of the leadership committee assisted with distributing the user 

survey questionnaire to downtown St. Stephen users (The staff from development St. 

Stephen, the St. Stephen BIA, the supervisory team from UNB, and the researcher did not 

distribute any surveys). These questionnaires were distributed to family, friends, 
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colleagues, students, and customers. A few leadership committee members reported some 

of the above mentioned parties redistributed the surveys to associated groups. For 

example one of the members associated with the school district distributed the 

questionnaire to teachers who redistributed to their students who were users of downtown 

St. Stephen. This snowballing technique allowed for reaching demographics that 

otherwise would have been very difficult or impossible to reach. A total of 80 downtown 

St. Stephen user survey questionnaires were handed out to the leadership committee of 

which 60 user survey responses were obtained through this method. 

The results and analysis from the survey process were presented to the committee 

via email and where then discussed in detail at a meeting in November of 2008. The user 

and business survey responses were broad. The researcher chose to find specifics from 

the surveys and designed two focus groups to clarify the community perceptions 

identified in the surveys. 

5.1.2 Survey Process 

Two survey questionnaires were constructed, one for the general users of 

downtown St. Stephen (see Appendix C)and the other for the businesses located in the 

downtown (See Appendix D). The surveys were developed through input from 

Development St. Stephen, the supervisory team at UNB, the leadership development 

committee and through reviewing literature on downtown revitalization process from the 

Main Street approach (Dalibard 1985; Kalman 1985; Berton 1985) and works of 

Robertson ( 1995; 1997; 1999; 2001; 2006), Basile et al ( 1980), Burayidi (2001) and 

Filion et.al (2004 ). In addition, the literature on St. Stephen was reviewed to include 

48 



proper names, and provide local context to the questions. The questions were then ratified 

by the leadership development committee and approved by Development St. Stephen and 

the Research Ethics Board (REB) at the University of New Brunswick 

The user and business survey were designed to develop a situation report on the 

existing usage of the downtown and answer the research questions in section 1.2 of this 

thesis. The aim of gathering this data was to understand the actions of users and 

businesses and potential support of developments in and outside the downtown. The 

surveys were also meant to collect baseline information for future benchmarks. Also, the 

data can be a helpful reference to economic developers and municipal planners in St. 

Stephen which can be used to forecast and plan for future projects, indicate business 

confidence and investment climate in the downtown. 

The function of the user survey was to identify the general perceptions and 

expectations of the user population on the current status and future vision for their 

downtown. The business survey was designed to attain an understanding of the different 

perspectives of business owners and or operators in downtown St. Stephen on future 

development ideas. There were also questions relating to key issues and challenges for 

the community and businesses on the new border and highway bypass. The technical 

information on methods is outlined below and the survey forms are included in the 

appendices. 

5.1.2.1 User Surveys 

A total of 291 user surveys were conducted by self-completion with consumers 

during the summer months of 2008. A total of 280 surveys were printed throughout the 
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summer months of which 209 were completed providing a response rate of 74% while 82 

were completed online in four summer months of 2008. The online responses rate was 

28% of all surveys collected. 

The surveys were collected using the following methods; 

• Members of the public were approached on Milltown Boulevard, King Street and 

Budd Avenue which form downtown St. Stephen (see Map in Figure 3.2) 

• The Community leaders were given five surveys each to pass along to users of 

downtown St. Stephen that consisted of family, friends, colleagues and customers. 

• Local organizations in the downtown were approached and asked to assist by 

surveying their employees. 

• The questionnaire was available online on the town's website for users of 

downtown St. Stephen to fill out between May and September of 2008. 

• Students 16 years and over were approached and surveyed at the local high school 

with the assistance of the School Board and Ms. Halstead one of the leadership 

committee members. 

These multiple approaches were used to collect the surveys because it was the most 

efficient way to collect the data providing the citizens of St. Stephen a choice to fill out 

the questionnaires in their comfort zone (Frazer & Lawley, 2000). The researchers also 

identified these approaches as most appropriate to collect data that would result in a high 

response rate considering limited resources (budget and time) available (Sarantakos, 

1998). Although not all approaches selected survey respondents randomly, these 

approaches increased a chance to reach a wider demographic of downtown users 

(Jennings, 2001 ). Fifty two percent (52%) of the surveys responses collected were 
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administered by volunteers and the researchers while twenty percent (20%) of the survey 

responses were obtained from the various groups mentioned above through snowballing 

techniques and 28% of the user survey responses were filled online. The methods 

employed greatly reduced the chances to bias the results from a particular group or 

organization or skew the results to one demographic (Frazer et al, 2000). 

5.1.2.2 Business Surveys 

A total of 99 business vendors located in the downtown were approached with the 

business surveys of which 40 responded to the survey generating a response rate of 

approximately 40%. Of all the businesses survey respondents, 70% or 28 business 

surveys were conducted through the interview method with the researcher present during 

the process. The other 30% of the completed questionnaires were self-completed when 

the owners and or operators of the business was not present to provide an interview at the 

time of researchers visit. The businesses were then visited approximately a week later, 

and the questionnaire was collected if complete. 

5.1.3. Focus Groups 

Two focus groups were conducted to expand on the key components from the 

survey responses in the consumer and business survey results as well as community 

leadership meetings. The focus groups were designed to be an hour long moderated 

discussions with a maximum participation of eight (8) people at a single event. The 

researchers were the only observers with one moderating the sessions while the other 

helped with the setting and note taking exercise. 
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Jennings (2001) states that focus groups should consist of a group not larger than 

twelve participants. A focus group with a large number of participants limits discussion 

because of time constraints. It can lead to a dominant group or person to articulate ideas 

while the rest of the group follows (ibid). Minichiello, Aroni, Timewell & Alexander 

(1995) note large focus groups are more formalized and less flowing reducing participant 

contribution. 

The researchers designed two comment sheets for the focus groups ( see Appendix 

E). One was to identify components that would be suitable for the downtown in St. 

Stephen and the other to rank them in order once they had completed the first working 

sheet. Main ideas were jotted on a clip board and some additional notes were taken by the 

researcher. The focus groups were also voice recorded with the permission of the 

participants. The results of the focus groups were analyzed searching key words from the 

focus group comment sheets and from clip board notations. A domain analysis was 

conducted based on Spardely's (1980) classification structure to expand on 

commonalities and relationships for developments perceived to be suitable for 

revitalizing the downtown. For example a civic centre was identified as a suitable 

development which could also act as an anchor in downtown St. Stephen, providing a 

rationale relationship according to Spardley ( 1980). 

Both the focus groups were conducted on December 10, 2008. The participants 

were chosen from a pool of candidates based on their interests in the downtown area. The 

invited participants for the focus groups included business owners in the downtown and 

outlying areas, retired entrepreneurs from the St. Stephen area, businesspersons who had 

shown interest in investing in St. Stephen, municipal, provincial and federal political 
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leaders in office or retired, leaders from not for profit organizations except for those 

represented on the community leadership team, representatives from the local school 

district and the local university and representatives from the local law enforcement 

offices as well as local residents who were respected in the community. These 

participants were identified by Development St. Stephen, the St. Stephen Area BIA and 

St. Stephen Chamber of Commerce. The chosen participants were contacted to 

participate, however not all of them were available to participate in the process. 

5.1.4 Semi -Structured Interviews with Chief Administration Officers (CAO's) of 
Similar Communities 

The Chief Administration Officers of Woodstock and Sussex, New Brunswick 

and Economic Development representatives of Amherst, Nova Scotia were interviewed. 

These communities were chosen because they have characteristics of small rural towns 

similar to St. Stephen and were facing many comparable issues. For example, they have 

all been bypassed by a major highway network; have similar population demographics; 

and located approximately similar distances to major urban centers. Furthermore, 

Woodstock, New Brunswick is a border town (Canada/US) and Amherst Nova Scotia is 

located on a provincial border (New Brunswick/Nova Scotia). 

The interviews were arranged two weeks in advance and background information 

of the study and an agenda was provided via e-mail. The goal of these meetings was to 

obtain background information of the town, the economic and social impacts of the 

highway bypass, as well as positive and negative experiences resulting from the 

associated new realities. 

53 



Interviewees were asked to provide input on developments that had or are shaping 

their town's future and any developments that arose or were lost because of the impact of 

the introduced highway bypass in their towns. They were also asked to comment on how 

new developments in their towns' affected the social and economic conditions in their 

downtown as well as the broader community. The researcher took notes during the 

meeting and confirmed statements by conducting literature searches and reviewing past 

studies of those towns if they were available. The data processed was qualitative in nature 

with valuable information that would otherwise be unavailable. 

The towns studied have been challenged with the impacts of a highway bypass, a 

factor that will have an effect on St. Stephen with the new border facility and highway 

bypass. All of these towns have turned the related challenges into opportunities by 

encouraging a mix of development inside the downtown (for example: encouraging the 

restoration of buildings, Main Street beautification, murals projects and community 

festivals and events) with complimentary developments outside the downtown 

( encouraging big box stores and strip mall development). 

5.1.5 Participant Observation 

The researcher had prior knowledge of community and economic development 

initiatives in St. Stephen because he was employed in various capacities by a quasi

governmental agency responsible for community economic development for Charlotte 

County including St. Stephen, making him a participant observer. The researcher was 

therefore able to actively observe the roles, attitudes and behaviours of local citizens and 

decision makers over a period of 2 years. He also networked with locals, the business 
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community members, politicians and community leaders framing questions prior to and 

during the data collection stage. This helped to confirm that the opinions collected from 

the results were consistent and based on the beliefs of the local population. Carefully 

observing the various focus groups and committee meetings also provided informal 

information on attitudes and behaviour. This was valuable because it could be compared 

with the perceptions and understanding of the researcher from his employment. 

However, it can be difficult to decipher participant observation. The limitation to being a 

participant observer can lead to observer bias, selective observation and interpretation, 

misinterpretation of interactions, change of behaviour among participants, and subjective 

analysis (Jennings, 2001). The experience of observing cannot be replicated because the 

act occurs and is focused on the present; past or future settings cannot be observed. The 

participant observation results used in this thesis have been confirmed through reviewing 

secondary research material on economic development for the town of St. Stephen to 

reduce the vulnerabilities of this method. 

5 .2 Secondary Research 

Secondary research methods were used to form the literature review, provide 

background and fill gaps or answer questions posed in the primary research. This was 

accomplished by searching academic literature for questions posed during the primary 

research stage and examining local commissioned studies to support the background of 

this thesis. 
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5.2.1 Literature Search 

Marketing mechanisms to attract visitors and keep locals using the downtown, 

and the role of big box stores for the downtown revitalization process in small towns 

were the two major themes investigated. These themes were reviewed based on 

information gathered from the focus groups, semi-structured interviews, and business and 

user surveys results. The results identified these themes to be vital in reshaping the social 

and economic conditions in downtown St. Stephen. In addition to these themes material 

on downtown revitalization, sustainable development concepts and studies on community 

based development were examined as part of the literature search process. The literature 

search provides additional information that is augmented in the discussion (Chapter 7) 

and recommendation (Chapter 8). 

5 .2.2 Review of Secondary Economic Development Material 

Twenty-one historic economic development studies for St. Stephen were 

reviewed. The reviewed studies were either commissioned for the town of St. Stephen or 

various similar communities. Studies from 1990 to 2008 were selected for review. These 

studies provided valuable information to form an understanding on the background of the 

town and downtown. This material was drawn upon to shape the background and 

literature review sections of this thesis. 
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6. Research Results 

This chapter discusses the results of the consumer and business surveys, focus 

groups, and similar communities' case evaluations. 

6.1 User Surveys 

The user survey results consisted of 291 respondents for the consumer surveys, 

providing a margin of error of 4.7% (plus or minus) for every 90 out of 100 responses 

collected. 

The results identify specific issues and opportunities as well as future 

developments that the town's residents and users feel are very important and are likely to 

be strongly support if implemented. There were also some developments that are seen as 

negative by the population surveyed and would most likely not be supported by the 

community. 

6.1.1 Demographics of User Survey Respondents 

The demographics of the survey respondents is slightly skewed with more female 

and younger population respondents relative to population of St. Stephen based on the 

2011 census data (Statistics Canada, 2011). Table 6.1 shows the demographics of 

respondents to the user survey. 
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Table 6.1 Demographics of User Survey Respondents 

Gender % of Survey Residence % of Survey 
Respondents Respondents 

Female 61% St. Stephen 79% 
Male 37% Charlotte County 10% 

No Answer 2% Calais, ME 1% 
Other 2% 

No Answer 7% 

Age % of Survey Frequency of Stopping % of Survey 
Respondents Respondents 

15 to 24 31% 5 times or more in a week 32% 

25 to 34 16% 2 to 4 times a week 29% 

35 to 44 15% Once a week 17% 

45 to 54 16% Less than once a week 16% 
55 to 64 13% Never Stop 3% --

65 and above 8% No Answer 3% 

No Answer 1% 

The 2011 census data for St. Stephen shows demographic variations of gender 

and age categories if compared with user survey respondents. The results of the user 

survey show that male population is underrepresented by approximately 9% while the 

female population is overstated by 9%. The age groups of 15- 54 are similarly over 

stated with persons 15-24 years old over responding by 12%, and 25-34 over responding 

by 6%. The result from the age group of 45-54 was overstated by 2% while the results of 

55-64 were under represented by 1 % of the census data. The 65 year and older age group 

was underrepresented by 11 % while the survey questions did not represent any one under 

the age of 14. 

6.1.2 Important Issues in Relation to the Downtown 

In response to the question of "How important are each of the following issues to 

you in relation to the downtown area?" users of downtown St. Stephen mentioned that 
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traffic congestion was the top current issue, with 67% of questionnaire respondents 

identifying this issue as very important for a competent downtown. Lack of 

stores/facilities of importance was second with 61 % of respondents recognizing it as very 

important (Figure 6.1 ). 

Figure 6.1 Important Issues in Relation to the Downtown 
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Retail operations, walking trails and existing restaurants were seen as very 

important factors for the future viability of the downtown. Fifty-one ( 51 % ) of downtown 

users rated retail operations very important, however the survey did not allow for type of 

retail to be specified. Walking trails and existing restaurants were also perceived to be 

very important to downtown revitalization where 49% and 4 7% of survey respondents 

perceived to be very important respectively. Figure 6.2 shows all of the development 
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factors identified by respondents as very important for the future viability of the 

downtown. 

Figure 6.2 Important Factors for the Future Viability of the Downtown 
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6.1.4 Important Reasons Why Consumers Stop in the Downtown 

Currently the most important factor as to why users visit the downtown is to make 

use of financial services and banking. Fifty-four percent ( 54 % ) of respondents identified 

using these services as very important followed by eating out (32%), shopping (30%) and 

taking a walk on the waterfront (29%). Figure 6.3, depicts why consumers visit the 

downtown. 
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Figure 6.3 Important Reasons Why Consumers Stop in the Downtown 
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6.1 .5 Developments Strongly Supported for the Downtown 

The response to the question on the consumer survey of "How strongly would you 

support or not support each of the following developments in your downtown" indicates 

that waterfront development, a civic centre and active open spaces, as the most supported. 

Relative support for all development ideas is presented in Figure 6.4. It is interesting to 

note that the idea of a Casino, a quite viable development option for the downtown, was 

not supported by an overwhelming majority of 71 % of survey respondents. 
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Figure 6.4 Developments Strongly Supported for the Downtown 

Developments Strongly Supported for the Downtown 

• No answer • W ou d Not Support • Support • Strong Support 

6.1.6 Single Most Important Supported Development 

Of the developments mentioned above the researchers then asked the respondents 

which one that they would strongly support for a new downtown. The civic centre was 

seen as the most important by 43% ofrespondents followed by waterfront development at 

16% in relative importance to downtown redevelopment of all categories as shown in 

Figure 6.5 . 
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Figure 6.5 Single Most Important Supported Development 

Single J\fost Supported Development 

6.1.7 Strongly Supported Redevelopments in the Current Downtown Once the New 
Highway and Border Open 

Signage at the new border crossing to redirect traffic into the downtown; and 

enforcing by-laws to maintain building exteriors were two actions, which were strongly 

supported by 46% of the consumer survey respondents when asked about redevelopment. 

Table 6.2 shows degree of support for all developments. It is important to note that some 

of the actions that the respondents were strongly opposed to in this category include the 

rezoning the entire downtown into a residential area with 60% of the respondents not 

supporting this initiative followed by keeping the downtown as is at 55%. This indicates 

that status quo is not considered a favorable option for downtown St. Stephen while a 

single use zoning practice is clearly not considered a viable option. 
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Table 6.2 Strongly Supported Redevelopments in the Current Downtown Once the 
New Highway and Border Open 

Strongly Supported Redevelopments in the Strongly Support Would No 

Current Downtown Once the New Highway Support Not Answer 

and Border Open Support 

-
Introduce signage at the new border 46% 43% 8% 3% 
crossing to redirect traffic into downtown 
Introduce and enforce by-laws to maintain 46% 41% 11% 2% 
building exteriors to a specific level 
Rezoning the downtown area into a tourist 36% 47% 14% 2% 
destination with specialty stores and 
attractions 
Introducing local incentives/loyalty 30% 54% 11% 5% 
programs in the downtown for locals 
Introduce and enforce by-laws to 30% 47% 17% 5% 
standardize signage in the downtown 
Rezoning most of the downtown into a 9% 26% 60% 5% 
residential area 
Keeping the downtown as is 6% 32% 55% 7% 

6.1.8 Strongly Supported Developments in the Potential Development Area Once the 
New Highway and Border Open 

Development of a mall/retail area near the new highway and opening of big box 

stores were two developments strongly supported by 39% and 37% of survey respondents 

respectively. Another 28% of survey respondents strongly supported distribution centres 

and trucking facilities near the new highway bypass. However, the survey respondents 

did not strongly support any development significantly (Table 6.3) in the potential 

development area compared to developments in the existing downtown (Table 6.2). This 

purpose of integrating this question into the user survey was to identify what types of 

potential development outside the downtown was supported by existing downtown users. 

This potential could be in direct competition with the downtown establishments or 

complement the existing services provided in the downtown. 
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Table 6.3 Strongly Supported Developments in the Potential Development Area 
Once the New Highway and Border Open 

Strongly Supported Developments in the Strongly Support Would No 
Potential Development Area Once the Support Not answer 
New Highway and Border Open Support 

Development of a new mall/retail area near 39% 42% 15% 4% 
the new highway 
Opening of big box Stores Outside the 37% 39% 20% 4% 
downtown 
Development of a second industrial park 28% 48% 20% 4% 
for manufacturing, distribution centres and 
trucking facilities near the new highway 
Development of new residential area near 19% 52% 20% 9% 
the new highway 
Town Hall building and administration 7% 40% 48% 5% 
relocating to the area near the new 
highway 

6.2 Business Surveys 

A total of 99 businesses were approached in downtown St. Stephen, of which 40 

responded to the business questionnaire. The results are not statistically valid because the 

error of margin is at 12% for every 38 out of 40 responses collected (95% confidence 

level). However, they nonetheless provide views of business owners/operators and how 

they see themselves as being impacted. The data collected in the business surveys was 

acquired through a face to face to interview process or through self-completion of the 

business questionnaire as discussed in the methods chapter of this thesis. The majority 

(28 business or 70%) of the results collected were through the face to face interview 

process while fewer (12 businesses or 30%) of the respondents self-completed the 

business questionnaires. 
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The business questionnaires completed using face to face interviews provided 

certainty that the people filling in the questionnaires were the intended respondents i.e., 

business owners or operators in downtown St. Stephen. The benefits of using face to face 

interviews included the opportunities for the researcher to clarify questions when the 

business owner or operator was not clear with the question. Some business respondents 

also provided reasoning to why they chose an answer for some questions voluntarily 

providing additional comments. This method provided an indication of the level of 

interest and engagement among business survey respondents which was observed during 

the interview process. 

On the other hand, the self-completed questionnaires were not administered so it 

is difficult to validate who completed the questionnaire, how long it took the business 

respondent to answer the questions, whether the respondent understood what she or he 

was answering and how much of an influence the business respondent had from others 

while completing the questionnaire. The self-completed questionnaires do not indicate 

whether the business respondents were engaged or interested in a revitalization process 

while completing the questionnaire. 
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6.2.1 Business Mix 

Table 6.4 shows the breakdown of businesses by sector from which the business 

surveys were collected. 

Table 6.4 Business Mix 

Business Mix Number of Business Number of 
Business Mix Business 
Respondents Respondents 

Hair Salons 2 Financial 3 
Services 

Clothing 2 Professional 4 
Services 

Consumer 11 I Government 2 
Retail Services 
Social 1 Health Care 2 
Hangout 
Food and 4 Higher 1 
Beverage Education 
Gift and 2 Automotive 2 
Specialty Repair and 
Boutiques parts 
Museum 1 Radio 1 

Stations 

Transportation 1 Day Care 1 

It is important to note that the higher education facility located in downtown St. 

Stephen is a Christian university with an annual enrollment of approximately 100 

students. Most of the students are temporary residents who travel to St. Stephen to obtain 

their education in liberal arts and Christian ministry. 

6.2.2 Potential Development Perceived to Impact Business 

In response to "How do you think each of the following ideas (developments) 

would affect your business", the participating businesses strongly feel that none of the 
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potential developments identified in the questionnaire will either significantly increase or 

decrease their business. The developments that they thought would affect their business 

increase significantly were the civic centre (15%) and the casino (12%). Most businesses 

indicated all of the developments mentioned would have no effect at all on their business 

operations. Figure 6.6 shows the potential developments and their perceived effect on 

business sales. 

Figure 6.6 Potential Developments Perceived to Impact Business 

Potential De\·elopment Percievecl to Impact Business 
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50% .t------1 

• Increase Significantly 
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• Haven'tlhou ht About It • Don't Know 

• Decrease A Little 

No answer 

The results suggest that most business operators in downtown St. Stephen do not 

understand well, how potential development may affect their businesses. Most of the 

business survey respondents identified that their business will not be impacted with new 

developments in the town of St. Stephen as identified in Figure 6.6. Potential 

developments normally has impact on the surroundings and normally lead to increased or 
68 



decreased sales, human resource competition, fluctuating rents and property price, change 

in user demographics etc. that may impact businesses located in downtowns, however 

none of this was asked for or elaborated by the business survey respondents. 

It is important to provide the business operators with forecast information on 

potential developments and how it might impact their businesses, and tools that they may 

require making necessary changes for the downtown services and retail environment to 

stay healthy and vibrant. 

6.2.3 Potential Ideas with the Most Positive Impact on Business in Downtown St. 
Stephen 

The response to the question "Of the above suggestions (potential ideas provided 

in the questionnaire by the researchers - See Appendix D) which one would have the 

most positive impact on your business" indicates that the civic centre was perceived to 

have the greatest impact with 28% of the businesses seeing it as most important. Other 

potential ideas ( an open-ended option in this category in the business questionnaire) that 

businesses thought would have a positive impact are accommodation, more restaurants, 

shopping, a cinema and free Wi-Fi (wireless internet) for the entire downtown. 

Figure 6. 7 provides the responses to reflect the degree of positive impact the 

potential ideas will have on businesses in the downtown. 
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Figure 6. 7 Potential Ideas with the Most Positive Impact on Business in Downtown 
St. Stephen 

Potential Development Percieved to Have :Most Positive Impact on Business 

6.2.4 The Effect of the New Border Crossing and Highway on Business 

Most of the businesses thought that the new border crossing and highway would 

have no influence whatsoever on their business (3 5%) while some (28%) felt it would 

increase their sales, and (33%) said that it would hurt their sales. Table 6.5 depicts all of 

the responses to the question of how do you think the new border crossing and highway 

will impact your business? 

Table 6.5 The Effects of the New Highway and Border Crossing on Business 

Increase significantly 8% Decrease significantly 15% 

Increase a little 20% Have not thought about it 0% 

No change 35% Don't Know 0% 

Decrease a little 18% No Answer 5% 
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Figure 6.8 indicates results on a follow up question asking businesses what they 

think will happen to the downtown once the new border crossing will open. Almost half 

of the businesses ( 45%) thought the new border crossing will make the downtown more 

accessible to consumers while a quarter of the businesses (25%) felt that it will draw 

consumers away from the area. 

Figure 6.8 Perceived Opportunities and Challenges in Downtown St. Stephen 

Percieved Opportunities and Challanges in Downtown St. Stephen 

Do 'l ntow n will be trghway may draw The Edge of town I-lave no affect No answer 

more accessible people away like ly will be 

Developed 

6.2.5 Future Development Area- Impact on Downtown 

When the business owners and operators were asked about the impact future 

developments suggested in the survey as shown in Figure 6.9 is expected to have on their 

businesses, the majority replied that future development outside of the downtown area 

would have no effect on their existing business. 
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Figure 6.9 Developments - in the Future Development Area - Outside the 
Downtown that Will Impact Business Once the New Highway and Border Crossing 
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6.2.6 Redevelopment of the Current Downtown Area after the New Border and Highway 
Opens 

Developing the downtown to cater to tourists with specialty stores and attractions 

was thought to increase the business sales significantly by 38% of business survey 

respondents. Other ideas for redevelopment provided by respondents that will increase a 

little business in the downtown include encouraging the development of a downtown 

residential area (53%), introducing loyalty programs (48%) and maintaining standard 

building exteriors in the downtown (43%). Figure 6.10 provides the results of 

redevelopments that business respondents thought will have an impact on their business 

sales. 
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Figure 6.10 Redevelopment of the Current Downtown Area That Impact Business 
Once the New Border and Highway Open 

Encou raging the 
development of a 

resident ial area in the 
downtown 

6.2. 7 Future Plans 

How Future Developments in the Downtown May Impact Business 

Encouraging the Keeping the downtown as lntroduc·ng 
development of a tou rist is incentives/loya y 

destination w· h spe<:ia y programs for local peop 

stores and att ractions in to shop in the downtown 

lntroduc;e and enforce by- Introduce and enforce by-
laws. to standardize laws to .standardize 

building exteriors to a signage in the downtown 

specific leve l for the 

the downtown downtown area buildings 

• Increase Significant ly • tncrea.se AL · le • No Change • Decrease Significantly 

Seventy Percent (70%) of business respondents thought their business would 

remain the same once the new border and highway are open. Other responses can be seen 

in Figure 6.11. 
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Figure 6.11 Future Plan 
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Table 6.6 highlights the dominant comments from the businesses owners and 

operators for the surveys that were collected through the interview process. 

Table 6.6 Other Comments Business Survey Respondents 

Support of a civic centre - regardless of the fact 52% of business respondents perceive 
that it will not have any effect on their business operations. 

Beautifying the downtown was seen as an important initiative that reflects the 
community's well-being. 

Existing municipal bylaws should be enforced and taken seriously by town hall officials. 

Increase the business mix in the downtown. 

Attract big box stores in potential development areas to compliment downtown 
redevelopment. 
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6.3 Focus Groups 

The results from the focus groups were structured to expand on the key 

components extracted from the user and business surveys with the advice of the 

community leadership meetings. The participants were asked to focus on the most 

important factors identified in the surveys. 

Six themes were selected; 

6.3.1 The anchor; 

6.3.2 Residential Strategy; 

6.3 .3 Recreational Strategy; 

6.3.4 Accommodation Strategy for Tourists; 

6.3.5 The Strategy for Arts; and 

6.3 .6 Consumer Shopping Strategy. 

The data was collected in three formats - flip chart recordings, focus group 

comment sheets and voice recordings. Constant comparative analysis, successive 

approximation and researchers observations were used to analyze the data that provided 

the key themes (Neuman, 2000). The following are observations that were noted from the 

focus group discussions. 

6.3.1 The Anchor 

The focus group participants identified the civic centre as the most preferable 

anchor. The suggested location for the civic centre was the parking lot on Budd A venue 

facing the St. Croix Heritage River (See Figure 3.2). This location was seen to have 

ample space to accommodate such a structure with a complete parking facility. It is 
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located away from Milltown Boulevard (See Figure 3.2), the core of the downtown, and 

is not likely to hinder traffic flow. However, this site is close enough to increase 

visitation to the downtown. This development was under discussion at the time of survey 

and focus groups; therefore it may have been on the minds of many citizens. Hence, there 

may be a biasing factor that needs to be taken into account when trying to understand 

when discussing future development. 

The focus groups suggested some attractions be integrated into the civic centre 

including; the Chocolate Museum and the tourism visitor information centre. Further, it 

was also suggested by the majority of participants that the town hall should be located 

within the civic centre, a place where locals often visit to conduct their daily business. 

Lastly, it was suggested that the chocolate theme should be integrated into the civic 

centre. However, the chocolate theme was not elaborated on in the focus group 

discussions. 

6.3.2 Residential Strategy 

A downtown residential strategy was identified as a very important component as 

part of the downtown revitalization process. Residential complexes could be located on 

the waterfront in underutilized parking spaces. It was strongly supported by 53% of 

business survey respondents claiming it would increase their business sales by a little and 

also identified as an important component of the downtown revitalization strategy in the 

semi structured community leadership committee meetings. 

Some of the ideas strongly supported in the focus groups as part of this strategy 

include; enforcing current health and safe occupation municipal bylaws to rehabilitate 
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existing apartments in the downtown for livability; changing municipal bylaws to allow a 

mixed residential development consisting of riverside condominiums, high end housing 

and retirement homes to attract locals, expatriates and retirees to downtown St. Stephen; 

and enforcing current municipal bylaws to upkeep the interior and exterior of existing 

residential facilities in the downtown. 

In addition, it was proposed in the focus groups that the residential strategy should 

be integrated with retail, professional and government services. These types of services 

include: convenience stores, grocery outlets, medical offices, banks, post office, and 

government offices. An example of such a facility is the old chocolate factory or also 

referred in the town of St. Stephen as the Ganong Building, which has been refurbished 

into apartments and commercial space -office and store front- and houses various 

functions from retail, government offices, restaurants, and service providers. However, 

the focus group participants were opposed to the opening of entertainment facilities, such 

as bars and clubs, near the residential housing to avoid excessive noise. 

6.3.3 Recreational Strategy 

The focus group participants confirmed the strong support ( 48%) found in the 

consumer survey for active open spaces in the downtown for recreational purposes. 

Thirty-eight percent of business survey respondents also identified that adopting open 

spaces (a recreational strategy) in the downtown would increase their business sales 

slightly. 

It was suggested in the focus groups that year round operating open spaces should 

be planned for as part of the downtown's recreational strategy. Furthermore, the open 
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spaces should cater to all demographics including the elderly and children. Some of the 

development ideas for open spaces identified in the focus groups include; expanding the 

existing Chocolate Park on Milltown Boulevard towards the parking lot that lies on its 

west side; adding a skate rink besides the proposed new anchor on Budd A venue; adding 

picnic tables, places for photo opportunities and resting areas along the walking trail 

system; introducing a road system through the existing parking lots on the waterfront; as 

well as keeping the existing boat landing and adding another boat landing downstream 

with a road system to access the facility. 

The focus group participants suggested the importance of introducing a fence, 

lighting and snow removal in the winter time for the open spaces on the waterfront as a 

safety and security measure for all users. It was also suggested that the town should 

create a separate budget and allocate funds to renovate, refurbish and upkeep of these 

open spaces along the waterfront. 

6.3.4 Accommodation Strategy for Tourists 

Currently downtown St. Stephen has only limited facilities - one motel in the 

downtown - to accommodate tourists. However, there are a few accommodation facilities 

not far outside the downtown but none belong to a popular chain or brand and are instead 

operated by local entrepreneurs. The current accommodation facilities in downtown St. 

Stephen received poor ratings among focus group participants because of its location 

(foot of King Street, situated on the edge of the downtown) and the negative perception 

of locals and visitors towards the facility. To make the downtown vibrant the focus group 
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participants identified the importance of mixed accommodation facilities that can cater to 

family, business, recreational and budget tourists. 

A branded accommodation facility was suggested by the focus group to cater to 

family, business and recreational travelers. The proposed locations for this facility were 

on the waterfront in the downtown near the civic centre or near the new highway. If 

located on the waterfront, it was suggested that it should provide conference facilities that 

could be developed in the civic centre. It was assumed among focus group members that 

local and regional businesses, as well as government organizations would use such a 

facility for their meetings and conferences if it was available. 

For the family and budget travelers, focus group participants suggested two 

facilities; a hostel (also supported by 55% and strongly supported by 16% of consumer 

survey respondents) and a camping site. Furthermore, it was suggested that the hostel 

could be introduced in partnership with St. Stephens' University that already operate a 

residence in the downtown. The focus groups suggested location for the campsite was on 

a piece of land situated behind Budd Avenue, 350 meters away from the current visitor 

information centre, along the walking trail next to where the St. Croix River flows 

downstream. 

6.3.5 The Strategy for Arts 

The focus groups identified a strategy for visual and performing arts as very 

important for the future of downtown St. Stephen. The vision of the focus group was that 

arts will provide the "sense of place" that downtown St. Stephen requires. It was assumed 

among focus group members, arts will play a greater role in bringing locals and visitors 
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alike to the downtown. The following are points of interest that were suggested to be 

integrated on the waterfront in the downtown; 

• Expand the existing festival stage and provide more seating. 

o Festival stage should be flexible and movable. 

• Visitor Information Centre (a national historic site, National Register of Historic 

Place Id # 9954) can be used as a multifaceted facility housing various art activities. 

o Current town square should be integrated with the Visitor information 

Centre for winter activities. 

o Art Gallery should be located in the Visitor Information Centre. 

o Visitor Information Centre should also act as a place for theatre that could 

accommodate smaller crowds of up to 25 people. 

• Current town hall building ( a national historic site, National Register of Historic 

Place Id#12544) and/or old bank building can be used for art galleries as well. 

• To sustain costs of these buildings upper floors should be renovated and rented for 

residential or office spaces 

• Themed sculptures should be introduced on the Main Street that would act as 

attractions. These would preferably be crafted by local artists. 
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6.3.6 Consumer Shopping Strategy 

Another strategy that grew from focus group discussion was based on how to 

attract consumers in the downtown. This is seen as bringing in the much needed cash 

required in the downtown and to provide steady tax base revenue for the town. The two 

main categories identified to give a boost to this strategy include increasing the mix of 

retail establishments and restaurants. 

The focus groups participants identified the following points for consideration by 

town council: 

• The town of St. Stephen should encourage retail establishments to be located on 

the front streets, Milltown Boulevard, Budd Avenue and the foot of King Street in 

the BIA by proactively zoning for retail space, and providing incentives such as 

tax breaks, 

• Providing guidelines and advice to landlords on how to upkeep their buildings, 

and establishing rents that will allow business people to obtain space at 

competitive prices, 

• Adopting municipal bylaws to make the area more pedestrian and bicycle 

friendly. This, it was suggested, by widening the curbs, introducing bicycle lanes 

and providing sufficient security lighting, 

• Adopting a marketing strategy to attract fast food chains and a wide variety of 

restaurants to locate in the downtown, and 

• Encouraging the establishment of a small number of mid-range restaurants that 

could serve meals geared towards healthy living. 
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6.4 Similar Communities 

The following are results from interviews with town managers from Woodstock and 

Sussex, New Brunswick, and Amherst Nova Scotia (Figure 6.12). The area of focus in 

these semi-structured interviews was to understand how these communities approached 

revitalization of their downtowns and how bypasses and outlying economic areas outside 

the downtown have affected the downtown. 

Figure 6.12 Map of the Maritime Provinces 
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These communities were chosen because their characteristics are similar to St. Stephen 

(Table 6. 7). Table 6.8 represents the approach these communities took in the downtown 

revitalization process and their resultant outcomes. 

Table 6.7 Characteristics of St. Stephen, Woodstock and Sussex, New Brunswick 
and Amherst, Nova Scotia 

Variables St. Stephen, Woodstock, Sussex, NB Amherst, NS 
NB NB 

- -
Away from 113 Km from 72 Km from 70 Km from 65 Km from 
Major Saint John, NB Fredericton, Saint John, NB Moncton, NB 
Urban Area NB 
Type of Canada/US Canada/US Not located on New Brunswick/ 
Border bordering with bordering with the border Nova Scotia 
Crossing Calais, Maine Houlton, Provincial 

Maine Border 

Population 4,780 5,198 4,241 9,505 
Catchment 14,424 27,184 ~30,000 32,605 
Area 
Activity Business and Financial and Potash Mine, Retail Centre for 

financial Business Tea blending Cumberland 
centre for Capital of facility, dairy County, Nova 
Charlotte Carleton farms, milk Scotia and 
County, County, packaging, and Westmoreland 
Chocolate Trucking and industrial County, New 
Factory, and Logistic manufacturing Brunswick 
Industrial Facility. 
manufacturing 

Body of St. Croix River Meduxnekeag No Major No Major River 
Water in the River River or Lake or Lake 
Downtown 
Highway Route 1, Major Trans-Canada Route 1 Trans-Canada 
Bypass/ Gateway to Highway, passing Highway Major 
Year Canada for Major truck through Sussex Gateway to the 

Southern New route from and Trans- Province of New 
Brunswick and Northern New Canada Brunswick or 
Nova Scotia Brunswick, realigned to Prince Edward 
and Prince 2007 bypass 30 Km Island from 
Edward Island, west of town Nova Scotia, 
2008 boundaries, 1960's (exact 

I 2002 year not known) 

83 



Table 6.8 Similar Community Downtown Revitalization Approaches and Outcomes 

Community Downtown Revitalization Outcome 
Approach 

-

Woodstock, NB Developed a vision to become Attract boutique style stores, fine 
the shopping and entertainment dining restaurants and tourism 
destination. products such as historical tours in 

the downtown while attracting big 
box stores, malls, cinema, fast 
food chain restaurants and a 
branded accommodation facility 
outside the downtown -
development that is not in direct 
competition with downtown 
establishments. 

Introduced Downtown Maximized green spaces, provided 
Beautification program. solutions to businesses on signage 

which is voluntary but widely 
implemented among stakeholders 
in the downtown. 

Sustained existing social and These developments include 
economic developments in the farmers market, festivals, nature 
downtown. trails, historic buildings and 

recreational facilities that attract 
locals and visitors alike. 

Sussex, NB Adopt a development strategy Sustained government, healthcare, 
to become the trade and residential and professional 
commercial centre for rural services in their downtown. 
Kings, Albert and 
Westmorland Counties. 

Developed a vision to become Attracted fine dining restaurants 
a regional shopping and and niche stores that act as anchors 
entertainment centre in the downtown while attracting 

big box stores outside the 
downtown - development that 
would not compete directly with 
the downtown establishments. 

Developed and Implemented a Introduced mural depicting 
tourism development strategy. historical beginnings of the 

downtown. 
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Table 6.8 Adopted a public private The BIA, downtown businesses 
Continued .... partnership to develop a shared and business located outside have 
(Sussex, NB) marketing and development a healthy working relationship. 

plan. They collectively market their 
products and services while new 
development outside the 
downtown has to complement and 
not compete directly with existing 
businesses. 

Introduced beautification and Developed a plan to keep up 
other innovative programs for exteriors, maintain clean 
their downtown. streetscapes and display themes 

such as sleighs and horses during 
Christmas to attract visitors to the 
downtown. 

Amherst, NS Developed a vision for niche Retained anchor stores that attract 
shopping. niche shoppers. Some of these 

stores have been in business for 
over 75 years. 

Adopted a voluntary Help local entrepreneurs to restore 
restoration plan. building exteriors. 

Devised a residential plan for Private investor developed an 
I the downtown. upscale condominium in the 

downtown. 
Adopted a collective marketing 
strategy. Downtown businesses and 

business outside the downtown 
collectively market their products 
and services to the local rural and 
urban markets. 

Sustained existing social and Developments include an arts 
economic developments theater, fitness centre, hockey rink, 

local festivals. 

Developed tourism products Tourism products include historic 
murals, interpreted walking tours 
and tree carvings. 
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6.4.1 Woodstock, New Brunswick 

Located 72 Km away from Fredericton, New Brunswick's capital, downtown 

Woodstock is settled on the mouth of Meduxnekeag River while the west bank of St John 

River runs on the outskirts of the town. The town has a population of 5,198 and is 

considered the financial and business capital (Ken Harding, personal communication, 

September 18, 2008) for Carleton County (population of 27,184), (Statistics Canada, 

2008). The remaining parts of the Trans-Canada Highway along the Fredericton to Grand 

Falls area route were twinned between 2000 and 2007 making it a four lane highway 

from Fredericton to the border of Quebec (New Brunswick Department of 

Transportation, 2007). This has enabled vehicles to bypass the Woodstock area at 110 

Km/hour and has brought new challenges and opportunities for developing the retail and 

service sectors. 

As a result of this bypass Woodstock became a shopping and entertainment 

destination adding to its traditional functions of government, healthcare and professional 

services (Ken Harding, personal communication, September 18, 2008). Big box stores 

and malls became common for corporations to invest in while local business supported 

the development of a cinema, fast food chains and a branded accommodation facility on 

the outskirts of the downtown. Businesses located in Downtown Woodstock have taken 

advantage of this situation creating a shopping atmosphere by offering boutique style 

stores, fine dining restaurants and providing services such as historical tours as a reason 

for shoppers and visitors to come to downtown. They have restored buildings, put a 

beautification program in place, maximized green spaces and provided solutions to 

businesses on appropriate signage which is voluntary but widely implemented among 
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stakeholders, keeping up the aesthetics of the downtown. During the fall and winter 

months, the New Brunswick Community College which is also located in the downtown 

brings approximately 500 students a day creating issues such as lack of parking for local 

residents (Ken Harding, personal communication, September 18, 2008). 

Furthermore, the Carleton County Civic Centre, a multipurpose recreational 

facility, is centrally located on the way into the downtown. According to the town 

manager (Ken Harding, personal communication, September 18, 2008) the location 

chosen is ideal and has worked fairly well for all stakeholders that utilize its services. 

This facility attracts residents from across Carleton County providing a place for social 

interaction. Other existing social and economic developments in the downtown include a 

farmers market, festivals (such as Celebrate Carlton County, Miss New Brunswick 

Beauty Pageant and others), nature trails, historic buildings and landmarks, a curling 

club, a bowling alley and other recreational facilities. Collectively, these developments 

and facilities attract local Carleton County residents to downtown benefiting to the 

business sales and overall business climate. 

6.4.2 Sussex, New Brunswick 

Located 70 Km northeast of Saint John, Sussex is branded as the dairy capital of 

the world and is host to the Atlantic Canada's largest hot air balloon festival and flea 

market. Sussex has a population of 4241 (Statistics Canada, 2008) and serves most of 

rural Kings, Albert and Westmoreland Counties comprising approximately 35,000 rural 

residence (Michael Cummings, personal communication, October 2, 2008 & Statistics 

Canada, 2007). Sussex is advantaged with a large nearby potash mine operated by 
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Saskatchewan Potash, a multi-product food processing facility, a milk packaging facility, 

dairy farms and generally a fast growing industrial base compared to similar towns in 

Atlantic Canada (Dewar, personal communication, February, 2010). 

Sussex faced a major highway bypass in 2002. The Trans-Canada Highway was 

realigned and to bypass 30 Km west from town boundaries connecting the North West 

Part of New Brunswick to the South East (IBI group, MRC & ADI Group, 2002; New 

Brunswick Department of Transportation, 2007). At the same time, Route One was 

rerouted to pass through Sussex, connecting South West New Brunswick to the Trans 

Canada (ibid). As a result of these highways bypasses, Sussex used its central location in 

between the three largest cities and the connection of northwest and southwest to the 

southeast parts of the province as a competitive advantage to draw people into town. The 

town used this opportunity to develop retail facilities facing the highways to attract 

motorists into Sussex (Michael Cummings, personal communication, October 2, 2008). 

The town also markets itself as the commercial and trade centre for the rural 

hinterland providing a wide range of government, healthcare, residential and professional 

services (Michael Cummings, personal communication, October 2, 2008). Sussex has 

also become the shopping and entertainment centre regionally (for rural Kings, Albert 

and Westmorland counties) attracting fine dining restaurants, niche stores that include 

furniture, hardware and clothing stores to locate in the downtown and shopping plazas, 

big box stores, fast food chains and accommodation facilities situated outside the 

downtown that are visible from Route One. The added advantage of having the largest 

and expanding potash mine in Eastern Canada brings additional people to the downtown. 
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Employees and managers from the mine shop use services in the town and downtown 

contributing to the overall economic and social scene. 

Proactively revitalizing its downtown, Sussex has introduced mural paintings 

depicting the past on a number of downtown buildings (a tourism development strategy), 

provided a plan for property owners to keep up exteriors and have introduced innovative 

initiatives such as displays of sleighs and horses during the Christmas time to attract 

locals and visitors to the downtown. The town also conducts summer time beautification 

programs and maintains sidewalks and streets like all other communities, however they 

take pride providing this service (Michael Cummings, personal communication, October 

2, 2008). The town of Sussex through its BIA program has formed partnerships with 

businesses located in the downtown to aggressively market their products and services to 

the local community creating a public private partnership model (Michael Cummings, 

personal communication, October 2, 2008). Also, big box stores, shopping malls and 

other development outside the downtown complement the businesses in the downtown 

creating a healthy working relationship when carrying out marketing strategies and 

business development ideas that will help Sussex to grow as the commercial and trade 

centre for the region. Planning for the future, the Sussex Area BIA commissioned 

Drummond Consulting to conduct the "Sussex Downtown Business Association 5 Year 

Strategic Plan Study" in 2008. The report has provided recommendations to improve 

streetscapes, building exteriors and business development ideas to re-energize Downtown 

Sussex for the future. 
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6.4.3 Amherst, Nova Scotia 

Located at the border of Nova Scotia and New Brunswick Amherst is 65 

kilometers east from the city of Moncton, New Brunswick and 60 kilometers southwest 

of the New Brunswick connection of the Confederation Bridge to Prince Edward Island. 

The town has a population of 9,505 (Statistics Canada, 2008) and a total of 32,605 

people in Cumberland County (Statistics Canada, 2008) use it as a shopping, financial, 

government and professional service centre (Rhonda Kelley, personal communication, 

October 7, 2008). The Trans-Canada Highway was developed in the 1960's bypassing 

many communities in Nova Scotia including Amherst (IBI group, et al, 2002). Amherst 

developed a business park at this time to attract manufacturing and logistics businesses 

which later provided growth opportunities to other areas for a retail/mall area, big box 

stores, car dealerships and fast food chain restaurants environment that is now located 

near the Trans-Canada Highway on Exit 4. 

According to accounts from personnel responsible for community economic 

development (2008) for the region, businesses in the downtown have not been affected by 

those developments outside the downtown. Instead they have reengineered their 

strategies through encouraging developments mentioned in the following paragraph and 

marketing them in local areas (i.e., Cumberland County) and eastern communities of 

Westmorland County of New Brunswick including and up to Moncton to attract niche 

markets. There are also four stores that have been in downtown Amherst ( a department 

store, a pharmacy, a high end men's clothing store and a jewelry store) for a long period 

of time (75 to over 100 years) that attract locals and visitors alike to the downtown 

(Rhonda Kelley, personal communication, October 7, 2008). 

90 



The other business mix includes specialty boutiques, furniture stores, music 

stores, financial, government, healthcare and professional services, grocery stores, gas 

stations, fine dining restaurants, bars and pubs and others. To keep up its image owners 

have taken the initiative in restoring building exteriors with local business people that 

champion the goal of a sustainable downtown. Other social and economic development 

initiatives in the downtown include private development of an upscale condominium 

residence downtown, an arts theater, a gym and fitness centre, historic murals, historical 

walking tours, a hockey rink, local festivals and tree carvings. Downtown businesses are 

working closely with businesses located in the strip mall area near the highway 

collaborating marketing efforts to target customers and business development initiatives 

(Rhonda Kelley, personal communication, October 7, 2008). 

6.4.4 Comparison of Towns 

The towns reviewed above have been challenged with the impacts of a highway 

bypass, a factor that will affect St. Stephen with the new border and highway bypass. All 

of these towns have turned the resultant challenges into their own opportunities by 

encouraging a mix of development inside the downtown (i.e., having residential, retail 

and parks as part of their development strategy for revitalizing their downtowns) and 

complimentary developments outside the downtown (i.e., encouraging big box stores). 

Table 6.9 shows the commonalities that the above discussed towns' have successfully 

adopted and implemented which can be applied to downtown St. Stephen. 
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Table 6.9 Common Downtown Revitalization Approaches used in Similar 
Communities 

Variable Example 
Identifying key assets The communities have helped restore heritage buildings 
and build upon them which have assisted in creating tourism products such as 

guided and unguided heritage walking tours. 
Work closely with Downtown businesses have taken the advantage of this 
business located outside strategy by getting their message to larger markets with 
the downtown to market reduced costs and have reached wider markets as a result. 
the town as a whole. ... ..... - --
Recognize the Anchor stores or multipurpose facilities have drawn repeat 
importance of anchors customers in downtown Amherst and Sussex. 
Develop a plan for the The communities have reformed their downtown as the 
downtown to encourage social-economic centre for their regions providing mixed 
Socio-Economic activity services including entertainment facilities. 
Allow the integration of Introduced art and other aesthetics to provide a sense of place 
arts and other aesthetics that is important for community pride and culture of the 
on the streetscape downtown. 
Identify unique historical Implemented innovative initiatives that were relevant to the 
relevance of the past of their downtowns 
community that could be 
implemented 

6.5 Summary of Research Results 

This section summarizes the findings of the research results. The focus of this section 

is to interpret the results above to answer questions posed in chapter one. 

• How does the local community perceive the opening of the new bypass and new 

border crossing? 

• Based on best existing data and literature what measures are best suited to amplify 

the opportunities and prevent or mitigate possible threats in downtown St. 

Stephen? 
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The opening of the highway bypass and border was identified as a major issue among 

community leaders, user and business survey respondents, and focus groups to sustain the 

downtown. Literature revi~wed also suggests that the border has historically had an 

impact on downtown St. Stephen. Bypasses have also impacted similar communities 

studied in this research. The outcomes from the findings of this research identify the 

reduction in traffic in downtown St. Stephen as the most significant impact. 

The Kruskal Wallis Rank order test was used to differentiate the insignificance of 

perceptions that the community identified in the consumer surveys. The results proved 

that all factors were significantly different, although some were close to each other; 

reduction in traffic congestion in the downtown was seen as the most positive of 

perceptions once the new border and bypass were open. Table 6.10 provides the full list 

of perceived impacts that will affect development in downtown St. Stephen. 

Table 6.10 Perceived Impacts that will affect Development in Downtown St. Stephen 

Average Actual Difference Significantly 
Rank Rank of different 

significance 
Traffic reduction 4.376 1 0.229 yes 

Lack of 4.148 2 0.295 yes 
stores/facilities of 
importance to me 
Tourist attractions 3.852 3 0.081 yes 

Poor conditions of 3.771 4 0.090 yes 
buildings 
Parking 3.681 5 0.067 yes 

Lack of proper 3.614 6 3.537 yes 
utilization of water 
front 
Other 0.077 7 null yes 

H Value: 0.012, n=291 
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Traffic reduction is seen as an opportunity to re-establish the downtown for local 

residents of Charlotte County. Key to this is the development of new infrastructure 

particularly a civic centre. Such a development will play a significant role in increasing 

cultural activity, recreational, service and retail. 

Furthermore, the perceived views of downtown revitalization in this research 

provide a sustainable direction for local government action. These views provide insight 

on issues and opportunities that the local citizenry feel are most important to their 

downtown (Table 6.11 ). The local government can use these views as reference points for 

amending, or introducing policy that will lead to creating a sustainable development 

strategy for the downtown. The views are also confirmed in the St. Stephen Municipal 

Plan (SGE Acres, 2004) which is a primary document providing the municipality the 

authority to legislate the area concerned. In summary these policies and strategies and 

municipal bylaws that will affect the downtown revitalization are generally in the areas of 

economic conditions, housing, land use and development, and municipal services. 
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Table 6.11 Perceived views that may influence policies and strategies in Downtown 
St. Stephen. 

Average Actual Difference of Significantly 
Rank Rank significance different 

Walking Trails 4.047619 1 0.076190476 yes 
048 

Existing Restaurants 3.971428 2 0.142857143 yes 
571 

Retail Operations 3.828571 3 0.00952381 yes 
429 

Chocolate Shop 3.819047 4 0.042857143 yes 
619 

Tourism Visitor Centre 3.776190 5 0.076190476 yes 
476 

Chocolate Museum 3.7 6 0.038095238 yes 

Parkland 3.661904 7 0.019047619 yes 
762 

Library 3.642857 8 0.066666667 yes 
143 

Professional Services 3.576190 9 0.104761905 yes 
476 

Duty Free Shopping 3.471428 10 0.10952381 yes 
571 

Existing Pubs/Bars 3.361904 11 0.085714286 yes 
762 

Town Hall Building 3.276190 12 0.023809524 yes 
476 

Town Hall Administration 3.252380 13 0.057142857 yes 
952 

H Value: 0.000327, n=291 

In addition to downtown development, the downtown user survey respondents 

strongly supported the creation of new commercial developments of box stores (37% 

strong support in Consumer Survey) and retail/mall outlet (39% strong support in 

Consumer Survey) outside the downtown which is likely draw tourists to stop and retain 

local shoppers to choose St. Stephen for consumer goods. This strategy has proven to 

compliment downtown merchants and businesses in the towns studied. 
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St. Stephen, like the towns studied above, should take steps to improve the 

downtown shopping and entertainment hub for Charlotte County. This can be achieved 

through business development initiatives in the potential development area. These 

services will draw visitors and locals to the town and increase activity. In turn, if the 

levels of existing business and service structure are marketed harmoniously with the 

downtown it may attract some of the crowd into the downtown. It is important to note 

that new development should not be in direct competition with businesses and services in 

the downtown or else it is likely to have a negative impact further deteriorating the 

function and structure of downtown St. Stephen. 

The purpose of answering the research questions in this format is to establish a 

foundation that could build onto existing assets in downtown St. Stephen. New 

sustainable directions can be achieved with the following suggestions which are feasible 

but need careful planning using the sustainable community tools addressing to a balanced 

approach, so these built upon assets address the benefits it may bring in the next five 

years without compromising the needs of future generations (Brundtland, 1987). The next 

chapter forms the discussion section of this thesis expanding on the results and 

background. 
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7. Discussion 

The purpose of this chapter is threefold; first, to compare and contrast this thesis' 

findings with the literature studied on downtown revitalization process finding 

opportunities while mitigating threats for downtown St. Stephen; second, to broaden the 

downtown revitalization process by integrating sustainable development concepts; and 

lastly incorporating literature to address the gaps found while assessing St. Stephen 

against similar communities studied in this thesis. 

While conducting research on the downtown revitalization, none of the research 

studied had fully integrated or acknowledged sustainable development as a principle for 

the downtown revitalization process (Dalibard, 1983; Filion et al, 2004; Robertson, 2001; 

Burayidi, 2001 ). This provides an opportunity to develop a background of a sustainable 

development practices that can be added to the downtown revitalization process. 

Furthermore, this chapter outlines on what practitioners should expect while 

implementing a sustainable downtown revitalization plan. 

7 .1 Opportunities and Threat Mitigation in the St. Stephen Downtown Revitalization 
Process 

Most successful downtown revitalizations (for example, Woodstock, NB, Sussex, 

NB, and Amherst, NS) offer a good mix of services - residential, recreational, retail and 

professional - which is an important element for the sustenance of small community 

downtowns. As reflected by the thesis findings downtown St. Stephen is also headed in 

this direction. 

As further evidence supporting mixed development, Ryan & Braatz (2000) 

identified that the businesses most likely to locate in small city downtowns' across 
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Wisconsin provide the following services: insurance, beauty shops, legal services, real 

estate, auto repair, banks, dental, child care, accounting and miscellaneous repair shops. 

Maine also encourages rehabilitation efforts under their Main Street Programs Mandate 

to gentrify historic building as icons of interest for their downtowns. These efforts bring 

optimism, investment and new activity to their downtowns (Cronyn, Lipman, Frizzell & 

Mitchell, 2007). 

Additionally, many small cities across North America have integrated a festival 

market place (Robertson, 1995) within the mix of development. Specific literature for 

rural communities could not be found, however examples of such developments 

integrated into the mix can be identified in cities like Saint John, New Brunswick, where 

a festival stage and the city market - a year round market -have been located in the 

central business district offering unique experiences providing entertainment and food 

retailing within a short distance of each other. Highlighting food retailing, entertainment 

and historical architecture have become important revitalization tools for many smaller 

cities (Robertson, 1995) including Saint John (Uptown Saint John, 2008). 

Additionally the findings of this thesis identify that the downtown revitalization 

strategies discussed in Section 2.4 are useful to revitalizing downtown St. Stephen. 

Specifically, the strategies related to improving infrastructure, optimizing land use, 

adopting policies to improve zoning practices, and planning for open space and active 

recreation in the downtown - which are relevant to downtown St. Stephen. The review of 

the three communities analysed in section 6.4 of this thesis supports this approach to 

revitalization. 
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7 .2 Sustainable Development Strategy for St. Stephen 

Presently St. Stephen requires a development strategy and a new perspective. The 

border, the new highway bypass, the river and the buildings are important elements that 

should be integrated into the development strategy. However, they should not be seen as 

a means to an end, they should be viewed within a dynamic equilibrium formed in the 

definition of sustainability. The development strategy itself should provide the means. 

Adopting this strategy from a sustainable development point of view can act as a 

positive agent. The benefits of such a strategy must be long term. They are meant to 

provide a soul to the heart of the downtown. In this case the following four determinants 

as discussed above are seen as important elements for downtown development for St. 

Stephen and also supported by Basile et al, 1980; Newman, 1991; Roseland, 1992 

arguing their relevance in sustainable community development (Table 7 .1 ). 

Table 7.1 Sustainable Community Revitalization Principles 

Sustainable Development Indicators 

Sustainable Community Development Social I Economic Environmental 
Principles For Revitalizing Downtown St. 
Stephen 
Improving infrastructure and optimizing land ./ ./ ./ 

use in downtown St. Stephen. 
Adopting policies and zoning practices that ./ ./ ./ 

allow downtown St. Stephen to be a place 
where social services, shopping, working, 
recreation and housing defines its functions 
Making downtown St. Stephen pedestrian ./ ./ 

friendly and connecting it with the rest of the 
town 
Providing open spaces for active and passive ./ ./ 

uses in downtown St. Stephen 
Develop programs that aid community cohesion ./ ./ 

and environmental protection 
Source(s): Adapted from Basile et al, 1980; Brundtland, 1987; Newman 1991; Roseland, 
1992 
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An additional determinant of implementing measures to encourage the concept of 

"reduce, recycle, reuse and refuse" has not been discussed in detail in this thesis; 

however, it is an important theme that was added as part of the recommendations because 

of its wide use in planning sustainable communities (Roseland, 1992). It also fits well 

with the sustainable development framework and can be a measure that should be further 

researched in future small downtown revitalization study or studies conducted for 

downtown St. Stephen. 

If the above stated elements of development are planned for and appropriately 

implemented, they can provide the soul to the heart of the community (Brundtland, 

1987). These developments will likely contribute to creating a vibrant downtown that is 

safe, busy and sacred (Kotkin, 2005). Safe, busy and sacred can be interpreted as socially 

active, economically vibrant, and historically conserved downtowns that maintain a 

healthy natural environment. 

These development strategies if adopted for implementation will likely preserve 

heritage, contribute to the retention of some of the beautiful architecture, and provide 

policies, programs and bylaws that will maintain beautification in the heart of the 

community (Newman, 1991; Roseland, 1992 ). They will also create an atmosphere for 

social harmony, environmental stewardship and of economic vitality among all 

stakeholders. This will bring back the life and health to the downtown which can be 

managed for generations to come. 

100 



7 .2.1 Infrastructure and optimizing land use in downtown St. Stephen: 

Most of downtown St. Stephen is occupied with buildings and structures at 

present with the exception of large parking lots along the shoreline of the St. Croix River 

off Milltown Boulevard and Budd Avenue (Figure 3.2). However, some of the top floors 

in old buildings are uninhabitable at present. The parking lot area is among the best 

scenic areas in the town and affectively blocks much of the better access to the heritage 

river. Adding to this challenge also, is that some of the older infrastructure is considered 

unsafe and will eventually become uninhabitable and may act as a liability to the 

downtown (Personal Communication, Ian Stewart, July 19, 2009). An example of such a 

building is the old town hall building. It is important to note the majority of old buildings 

are in poor condition but not all. The old Ganong Chocolate Factory is an example of 

infrastructure that is in good condition. This is because it has been rehabilitated to 

provide retail, residential and office space. Some of the other older buildings can be 

similarly rehabilitated for mixed use purposes to conserve the history and provide a sense 

of place in downtown St. Stephen. If they continue to exist in the same state, they will 

further help in deteriorating the image of the downtown which may create unforeseen 

challenges. Otherwise they should be torn down and give way to either open spaces or 

new infrastructure that fits the ideals of sustainable development as described in this 

thesis. 

The buildings in jeopardy threaten the aesthetics on the streetscape in downtown 

St. Stephen. Historically these are the same buildings that have proven to be valuable 

assets. While other buildings as described in Section 3 .4 lack character, do not provide a 

sense of place or do not reflect a good image and do not fit well in the downtown mix 
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(Figure 7.1). These buildings are in need of urgent attention otherwise they will interfere 

with preserving heritage, reduce community pride and slow the pace of the progress of 

bringing back life to the downtown. 

Figure 7.1 The State of Infrastructure in Downtown St. Stephen 

Ganong Building 

Most Infrastructure forming the 
Streetscape in Downtown St. Stephen 
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Source: St. Stephen Business Improvement Area, 2007 

Basile et al (1980) suggest that municipal governments need to act on revising 

building codes that address streetscapes. Well-coordinated streetscapes lead to a more 

aesthetically pleasing environment. Roseland (1992) adds to that by stating that the 

concept of environmental friendliness and social acceptability should be factored in while 

revising building codes. All of this requires upfront private capital and willing developers 

to carry out the task. It can be difficult to find such willingness without incentives. 

Incentives can come in many forms such as tax breaks, loan guarantees and tax breaks. 

Gurley-Calvez, Gilbert, Harper, Marples & Daly (2009) found in their study that tax 
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credit programs lead to increased investment. For example Hamilton, Ontario provides 

nine financial incentive programs meant to address a range of opportunities to include 

fa~ade improvement, rehabilitation of commercial and residential properties and restoring 

heritage buildings in their downtown (City of Hamilton, 2012). Leinberger (2005) 

emphasizes shared risk and responsibility in the form of public/private partnerships 

mitigates potential risk on any one party and helps in developing a shared vision. The 

incentives thus should be designed not to scare off potential development but increase 

value that the developers, potential owners, tenants, users and the municipality will 

benefit from - either socially, economically or environmentally. 

Incentive programs can be expensive for the municipality to fund. To overcome 

this challenge, it is imperative to identify partnerships from other levels of government, 

investors and well-wishers. There may be programs available from the federal and 

provincial governments for specific purposes. One such program is the Property Tax 

Abetment program (Government of New Brunswick, 2012) where the provincial 

government helps with property taxes to owners of historic buildings. It may also be 

possible to build endowment funds for heritage buildings that provides continuous long 

term flow of capital, which can be subsidized by private enterprise, a small portion of tax 

dollars and surplus funds (Keith Dewar, Personal Communication, January 2013) 

Incentives need to be structured to encourage a good return of investment. Filion 

et al (2004) identify that historical preservation and pedestrian hospitality act as catalysts 

to performance. Pedestrian hospitality is referred to as creating walkable streets that are 

aesthetically pleasing, specifically the exterior facades that provide character and create a 

sense of place and belonging. Rypkema & Cheong (2011) look at the economics of 
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historic preservation. Their study identifies that preservation has benefitted many 

communities across the United States increasing property values, creating new jobs, 

providing opportunities for heritage tourism, developing environmental stewardship, 

increasing positive social impact and contributing to the drive to sustainable downtown 

revitalization. Rypkema (1991) and Wolf, Hom & Ramirez (1999) similarly state historic 

preservation is a rational and an effective economic response to revitalization in their 

findings. Measures that municipalities like St. Stephen can implement for downtown 

revitalization should include Municipal bylaws that encourage the principles of historic 

preservation, fa~ade improvement and environmentally friendly building designs that are 

aesthetically pleasing for pedestrians and for downtowns to perform and provide a 

healthy return of investment. 

7 .2.2 Policies and Zoning Practices 

The new border facility and highway that bypasses downtown St. Stephen will 

create new possibilities. Currently, there is less traffic and fewer lineups in the downtown 

trying to cross the border, producing new realities. 

According to the municipal plan (SGE Acres, 2004) the downtown is zoned for 

residential, commercial, institutional and parks and recreation. It is imperative that the 

town of St. Stephen adopt a zoning practice that protects heritage, conserves and 

improves the image of the downtown and provides for an aesthetic appeal to locals and 

visitors alike as discussed in section 7.2.1. In addition, policies that support long-term 

uses should accompany such practices. 
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Newman (1991) and Roseland (1992) suggest a range of sustainable zoning 

practices. Table 7 .2 identifies the policies that can be applied to downtown St. Stephen. 

Table 7.2 Policies and Zoning Practices for Sustainable Development 

Establish mixed used or sector zoning policy for mixed growth of social services, 
shopping, working, recreation and housing but in a less haphazard way than the present 
spot zoning system that can be easily identified through observation. 

Introduce municipal bylaws that will encourage the inclusion of mixed residential 
lifestyle in the downtown. An example of such a bylaw would be allowing development 
of mixed used buildings in the downtown that would cater to retail, arts theaters, on the 
bottom and office space and apartment living on the top as done at the former Ganong 
Chocolate Factory. 
Preserve and enhance existing and encourage new community facilities such as libraries, 
art theaters, child care services and public gardens. 
Initiate landscaping initiatives providing opportunities for roof top gardens on flat 
buildings and in balconies. 
Source(s): Adapted from Newman 1991; Roseland 1992 

7 .2.3 Making downtown St. Stephen more pedestrian friendly and connecting it with the 
rest of the town 

The reduced traffic on Milltown Boulevard will create better accessibility for 

locals to visit the downtown more often. This provides the prospects of putting together a 

strategy to plan for a pedestrian friendly downtown. One of the ways this could be 

accomplished is by adopting a downtown that is walkable, user friendly and connected to 

the rest of the town. 

Downtowns that cater to pedestrians have been found to be more successful to 

generate activity (Robertson, 2001; Burayidi 2001; Filion et al, 2004; Leinberger 2005). 

Leinberger (2005) further suggests that revitalizing downtowns requires planning for 

pedestrians and non-motorized vehicles that connect the downtown with outlying areas 

for example bicycles lanes, trail networks etc. with signage, places of interest and rest 

areas. Kotkin (2005) emphasizes the "safe" concept when planning for downtown 
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redevelopment. This concept was identified earlier by Jane Jacobs ( 1961) observing the 

following; 

"A well-used city street is apt to be a safe street. A deserted city street is apt to be 
unsafe" (Jacobs, 1961, pp. 43). 

Jacobs ( 1961) further states that safety, and the feeling of safety is enhanced 

through presence of people seeing other people using the street. The condition needed to 

achieve this is to have an adequate mix of facilities that draw people from all walks of 

life to the downtown during day and night hours for example food establishments and 

bars. Activities generated in the downtown result from facilities that cater to individual 

consumers who make use of sidewalks, and the presence of consumers attracts other 

consumers (ibid). The rationale to revitalization is thus to attract mixed development 

including residential and recreational facilities while providing well lighted secure 

downtown plans to pedestrianize the downtown. 

Most of the research discussed above is conducted for large cities and small urban 

downtownsix. However, this research can be applied to downtown St. Stephen or other 

small communities. The reviewed studies have not identified how to cater to the elderly, 

and how to deal with extreme weather especially during the winter months. Many cities 

have developed tunnels, underground shopping, walkways, skywalks, etc. to address the 

cold and provide accessibility to seniors taking away activity from the streetscape 

(Robertson, 1997). To confront this challenge Roseland (1992) and Dalibard (1983) 

suggest broadening sidewalks with comfortable surfaces for walking and biking and 

proper maintenance increases safety, while cities in Europe have constructed arcades and 

pedestrian friendly zones (Pharoah, 1993). 
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7 .2.4 Providing open spaces for active and passive recreation uses in downtown St. 
Stephen 

Open spaces function as places of recreation, indicators for environmental 

practices, and provide a place of sense to a community (Roseland, 1992). These are the 

common grounds where people bring their children to play, to rest and bring nature to 

developed areas. In these places, trees can be planted and preserved, landscapes 

maintained and plants grown to beautify the area, attract native birds, and provide shade 

and shelter. Plantings absorb carbon dioxide and pollutants (Morancho, 2003). Open 

spaces can act as agents of improved drainage absorbing access water away from the rain. 

They act as impetus for planning and disaster planning practices for a community (Berg, 

Magilavy & Zuckerman, 1989). All these factors make the downtown show signs of life 

and add to the overall vitality (Robertson, 1999). 

Various guidelines have been developed or have been adopted for open spaces in 

various communities. Wells (2003) identifies instances where communities have included 

open spaces to revitalize their downtowns in the United States. For example Manchester, 

Vermont regulates downtown development to allow availability of open spaces within 

reach of the downtown. On the other hand, Portland, Oregon has used open spaces in 

their downtown to increase passive activity and beautification. 

Open spaces should be designed for all demographics especially within smaller 

communities. Kotkin' s (2005) assessment of successful revitalization should provide for 

shared attachment and identity. Thus development should reflect the attitudes of the local 

community. Shared vision is similarly echoed in Leinberger's (2005) work. Roseland 

(1992) suggests that open spaces should be maintained where pesticides and herbicides 
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use should be minimized or restricted all together on both private and public open spaces. 

This suggestion is to improve plant and public health. 

7.2.5 Implementing measures that allow locals, visitors and the town to reduce recycle 
and reuse and refuse 

This environmental determinant is introduced to the discussion because a healthy 

and sustainable community should provide a welcoming environment. Provinces, states, 

towns and cities across North America have been implementing various measures that 

suit their communities, yet the most used approach is to reduce, recycle and reuse and 

refuse (Roseland, 1992). 

St. Stephen has to continue to act proactively on this measure that will allow 

locals, visitors and business to experience an environment that is clean, comfortable and 

safe. Roseland (1992) provides measures that could be adopted to accomplish this goal 

(Table 7.3). 

Table 7.3 Measures to Reduce, Recycle, Reuse and Refuse 

Commission a study to identify and understand the reasons for garbage disposal in the 
downtown and towns practices on reducing, recycling, reusing and refusing that are 
currently being implemented and what could be further implemented within reason. 

Engage in talks with businesses or other communities to collaborate on waste removal, 
recycling, refurbishing and composting. 
Adopt a policy to purchase reused and recyclable materials while refusing what is not 
needed or not environmentally friendly wherever possible. 
Provide enough recycling bins and garbage cans in the downtown and replace the 
contents in a reasonable time to avoid overcrowding and smells. 
Collect unwanted appliances, furniture and large items on certain days and supply them 
to business that could refurbish or dispose them appropriately. 
Charge a nominal fee to collect garbage from businesses and residents in the town and 
the downtown. 
Ban items that contain hazardous materials that are hard to dispose. 
Implement and enforce a municipal bylaw that can fine anyone who does not dispose 
waste properly. 
Source: Adapted from Roseland 1992 
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7 .3 Gaps Identified 

The focus of this section is to fill in the gaps on two key areas that were highly 

supported principles in the downtown revitalization strategy studied in similar 

communities. This is important to discuss because of their contribution towards the 

development of the revitalization process in similar communities. The two key areas are 

as follows; 

• Marketing mechanism to attract visitors and keep locals using the downtown; and 

• Impact of box stores located outside the downtown. 

The communities studied have used various marketing strategies to attract locals from 

their catchment areas, areas outside town that use town services, to keep their downtowns 

busy. The communities have also encouraged box store development outside their 

downtown and see these as complementary assets that aid the socio-economic conditions 

of their towns. It is imperative not to confuse town and downtown; however it is 

important to elaborate on these areas to further understand the impacts these may have on 

small downtowns. 

7.3 .1 Marketing mechanism to attract visitors and keep locals using the downtown 

It is clear from the communities studied that effective promotions and marketing 

are essential tools to attract consumers and businesses alike into any downtown. The 

Ontario government's Ministry of Rural Economic Development, Data and Intelligence 

(2009) suggests towns the size of St. Stephen, population 5000 or less, should concentrate 

their marketing dollars in advertising campaigns aimed at local citizens and visitors. 
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Specifically the following marketing mediums have been identified; brochure 

development, local newspaper cooperative advertising, utilizing local radio stations and a 

weekly downtown news either through a one page newsletter or postings weekly on 

bulletin boards in the downtown and busy areas such as box stores, local restaurants and 

liquor store that are located outside the downtown. 

Other methods that are emerging to market communities include smartphone 

applications, QR code technology, web portals, maps (both digital and printed), 

Geographic Positioning Systems, social media etc. to keep locals and visitors informed of 

activities, places of interest and things to do while in town. However new technology can 

be expensive and the conservative nature of many small communities leads to retrying 

old techniques leaving out potential consumers that could benefit the downtown area 

(Keith Dewar, Personal Communication, February 2012). 

An inventory of attractions conducted by the researcher in 2007 identifies the 

following that were located in or near the downtown; two museums, six restaurants (some 

of which are only open in the summer months), seasonal visitor information, walking 

trails, a children's park, and a monument with seating area and three designated historic 

buildings. These elements could be packaged in various ways to attract and hold visitors. 

Some of the categories of visitors that could be targeted are families with small children, 

tourists looking for culture and heritage, tourists that have driven for long hours that need 

to stop for refreshments and budget tourists who are looking for a good deal. Other 

services such as the duty free shop, rest areas, gas station and wide variety of fast food 

restaurants would also attract visitors to a border town. 
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Another marketing approach the town could integrate is through capitalizing more 

on the established chocolate theme. This could be done by creating a logo that features 

chocolate. This logo could be used by the local Chamber of Commerce and also by the 

BIA. The chocolate theme may also be integrated by having chocolate day or chocolate 

week where consumers shopping in the downtown get chocolate stamps that could be 

exchanged to free entries into the chocolate museum or receiving a certain amount of free 

chocolate. It was suggested in the focus groups that the town should introduce sculptures 

of various chocolates produced by Ganong Brothers that could also be integrated on the 

main streets and the new visitor information centre could be located in a chocolate shaped 

building. 

Hershey, Pennsylvania used the chocolate theme to market the community to 

visitors. Then, between 2007 and 2009, the Hershey Chocolate plant downsized moving 

more than half of it its operations in Pennsylvania to Mexico, because of low labour 

costs, favorable tax regimes created by the North American Free Trade Agreements and 

to enter new markets in the southern hemisphere ( Gruenberg, 2011 ). It is uncertain that 

Hershey, Pennsylvania will manage to hold onto the chocolate theme in generations to 

come (Douty, 2011). Such examples can be seen very commonly in many small 

communities because they are vulnerable to one goldmine, it may be chocolate or 

sawmills or iron ore so care needs to be taken not to direct too much long term marketing 

of one "mine". In the case of St. Stephen the "chocolate mine" is of exceptional 

importance and in the short to medium term needs to be exploited to the fullest. Some 

examples include; the home of the world's first chocolate bar, the "chicken bone" and the 

chocolate factory that still stands in the middle of town. 
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This has to be well thought out for St. Stephen, because the same factors apply 

relying too much on one brand or one company can act unfavorably for a community as 

discussed above. The global economies and free trade agreements are making it easier to 

put business first over our heritage and social well-being. Ganong Brothers have stated 

that their intentions are to stay in St. Stephen, but with soft economies, a high Canadian 

dollar, easy access to cheap manufacturing off shore, lack of skilled labour or even 

outsourcing to stay competitive in the marketplace can be factors that can trump the good 

intentions of any company. 

Marketing programs require initial capital that could be funded and/or supported 

by tapping into available government funding programs and strategic ventures with 

private enterprise. It is important to note that the town of St. Stephen has limited financial 

resources and government funding cannot be relied on particularly in the near future 

since the community is currently focusing on the civic centre initiative. So developments 

will have to be prioritized and dealt with over a number of years or new sources of 

funding will have to be found. 

7.3 .2 Impacts of box stores on the downtown 

A study of the impact of the establishment big-box stores on retail activities (Perry, 

2001) suggests that there are both positive and negative impacts such a development may 

have on a community the size of St. Stephen. Some of the positive aspects are; 

• Strong, initial growth in overall retail sales as well as in the general merchandise 
and specialty categories. 

• Increased sales in the fast food and restaurants located near big-box stores. 

Source: Perry, 2001 
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The negative aspects include a reduction in box retail sales after the first three years 

of development and a reduction in the number of small retail stores, particularly stores in 

close proximity and/or in direct competition with a big-box store (Perry, 2001 ). 

The big box developments are dependent on disposable income in the economy. They 

are not wealth creators as they absorb the wealth that is created in the economy. 

However, small towns find them attractive because they create jobs and add a variety of 

consumer goods at a relatively cheap price. Most of the jobs created from box stores 

require minimal skills and pay minimum wages, which can be filled from a pool of semi

skilled and unskilled workers that can generally be found in small towns. The small 

towns also enjoy a decrease unemployment rate which is perceived positively among 

town officials. They also have a track record of increasing jobs over a certain time for 

example the anticipated job growth rate in small towns in Maryland where such stores 

were located was to measure at 10% over a 10 year period from 1998 to 2008 identified 

in a report on Managing Maryland's Growth; Models and Guideline for Big Box Retail 

Development (Perry, 2001 ). 

The likely overall economic impact big box stores will have on St. Stephen is yet to 

be seen. Small towns in Maryland (Perry, 2001) have seen increases the local tax base, 

increase revenues, provide more job opportunities and offer residents a wide variety of 

products at low prices. 

Various urban economic models and retail location theories exist. One such model 

developed is the Nearest Neighbor Model, which is explained by Clark & Rushton (1970) 

and Ghosh & McLafferty ( 1987) consumers support stores located in close proximity for 
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needed goods and services. This theory assumes all shopping areas have similar 

characteristics and the primary difference is distance. "Convenience stores, emergency 

medical centres, branch banks, automatic teller machines, liquor stores, dry cleaning 

services, copy centres and drug stores" are examples of services whose trade can be 

estimated quite accurately using this theory (Ghosh et al, 1987 pp. 67). However if price 

differences and transportation costs are considered the type of businesses locating can 

vary. More research is required to conclusively measure the impact of big box 

establishments on downtown stores and their fit in the town of St. Stephen 

7.4 Implementation of the Sustainable Downtown Revitalization Process 

It can be difficult to implement the discussed framework because of its vagueness. 

Also, the complex jurisdictional structures are an added shortcoming in the Federal

Provincial-Municipal (aspects to regulatory and legal perspectives in the areas of land 

uses or in the decision making process) that can add to the complexity during 

implementation. As a result, providing a concrete framework can have a negative impact 

i.e., the lack of community participation or acceptance for the downtown revitalization 

process and a lesser amount of interest from the local community to invest in the 

downtown or the misfit of what a community group may be allowed to plan and 

implement. In such a case the purpose of revitalization will be lost. It is important to 

stress that implementation measures must take into consideration the Municipal Plan, 

which is the primary document that allows a civic government to plan and implement 

within their community boundary. A community based approach (Mansuri et al, 2004), 

includes empowering the community to participate in the implementation process that 
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can help to mobilize the community for their input into the process. Since it is beyond the 

scope of this thesis to develop a framework, the researcher suggests the use of an existing 

framework for community engagement. Many frameworks have been developed for 

various projects in social sciences such as the Arnstein's ladder that speaks to the three 

rungs - Non participation, Tokenism and Citizen Power (Arnstein, 1969): 

• Non participation includes manipulation and therapy where the power holders 
educate or cure the participants. This may not likely be the best approach to be used 
in the implementation process in downtown St. Stephen. 
• Tokenism includes informing and consultation where the power holders provide 
opportunities to participants to hear and to be heard. But it is totally upon the power 
holders to make the decision. A higher level of tokenism would be placation where 
the have-nots could advise but does guarantee that their voices would be heard. This 
approach is risky and can be disastrous for implementation with a high level of 
competing interests with limited resources such as in downtown St. Stephen. It also 
faces another risk of lesser engagement may not create the interest among local 
citizens at the implementation process. 
• Citizen power is formed through partnership, delegated power and citizen control. 
This enables citizens to negotiate trade offs, and having citizens of all walks of life to 
make decisions and assume managerial responsibilities. This is a very democratic 
process and can lead to consequences that may not necessarily obtain an objective of 
sustainable development practices within the downtown revitalization project. It 
carries a high risk of decision making that may not be controlled and the influence of 
small town politics would drive decisions. 
Source: Arnstein, 1969. 
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Figure 7.2 Arnstein's Ladder of Participation 
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Adapted from: Arnstein (1969, pp. 217) 

It is important to understand Amstein' s ladder because of its wide use in decision 

making in social settings (Okazaki, 2008), however Shields & Parrigan (2001) developed 

a framework specifically for downtown development for rural Pennsylvania that could be 

applied for small downtown revitalization strategies like the one in St. Stephen. 

To summarize a community-based framework that can be useful to implementing a 

downtown strategy, some principles that could be applied to St. Stephen are outlined in 

Table 7.4. 
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Table 7.4 Community Based Framework for Downtown Revitalization 

Developing consensus; building consensus in various interest groups, community 
leadership and the municipality to agree upon a shared vision for the downtown. 

Being Specific; selecting projects for the downtown revitalization strategy, prioritizing 
them and defining objectives that would be implemented to meet the shared vision. 

Defining problems and the system; identifying issues, constraints, possible inputs and 
outputs, challenges and values upfront for selected projects. 

Analyze problems and evaluate possible solutions; analyzing the problems and finding 
possible solutions. The solutions should meet the objectives in the vision, have an 
incentive to be implemented and agreed upon to be successful. 

Draft an official document with a project plan for the chosen revitalization project. 
Present the draft plan to the general public and potential interested parties that may have 
not been involved in the start (however, it is important to have all interests to begin with). 
Allow feedback opportunity. 

Present the plan to council and potential organizations that may provide funds, approve 
regulation or meet the incentive for projects to get consideration. In some instances, fund 
raising or creating petitions may be required to get the attention of such organizations. 

Implement, evaluate and monitor projects on an ongoing basis and criticize less, because 
this is a learning process for all. 
Appreciate and recognize community efforts that make it possible to help revitalize the 
projects. 
Source: Shields & Farrigan 2001; Arnstein, 1969. 

Shield & Farrigan (ibid) argue that successful implementation takes place if there 

is committed leadership, broad based participation, a shared vision for the future, realistic 

goals and plan of action, effective communication, good management of implementation 

and recognizing community efforts. Robertson (2001) contributes to this by adding that 

revitalization is a community process. Coordination is required to attain any point of 

success because of competing interests in projects, differing ideas and limited resources 

leading to complex relationships. 
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7 .5 Recommendations for Practitioners 

The downtown revitalization process is not an easy one; a positive result cannot be 

guaranteed. The aim for practitioners is to apply the principles identified in the 

framework for implementation may help to attain success in the revitalization efforts. 

This is a coordinated effort and all pillars discussed have to work together in harmony. 

Quick results are not guaranteed, the practitioners should understand that downtown 

revitalization process is slow, uneasy and requires commitment, patience, leadership and 

a lot of coordinated work. The impacts the community may realize can be - positive or 

negative - for the downtown, which requires a continued effort. The following are 

implications that practitioners should be aware of before starting the downtown 

revitalization process; 

• Progress is incremental - St. Stephen or any other downtown should not expect 

immediate result otherwise disappointment will easily overcome the objectives. 

Downtown revitalization plans/strategies should state intentions to move 

incrementally in order to ensure creative and realistic expectations. Moving 

incrementally is less dramatic for downtowns, but can still instill confidence in the 

downtown (Burayidi, 2001; Filion et al, 2004; Robertson, 1999, 2001) as a place to 

live, shop, play, and invest. 

• Evaluate and Monitor - Consistent monitoring and evaluating outcomes are 

important to track progress, revise and revitalize strategy, change course if required 

and be accountable in the implementation process (Alkin & Christie, 2004). 

Monitoring and evaluation leads to comprehensive decision making (Bauer, 1997; 

Talen, 1996). It is evident in many studies that evaluation and monitoring are not part 
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of the planning process or excluded from the planning process, regardless of its 

importance as part of an implementation strategy (Brody & Highfield, 2005; Laurian, 

Day, Berke, Ericksen, Backhurst, Crawford & Dixon, 2004; Talen, 1996; 1997). 

• Don't Dream - Be realistic, reasonable and objective oriented. The Downtown 

revitalization process should not be utopia. It should be achievable within a 

reasonable financial budget, be based on the community profile - population, age, 

income, educational level, housing etc.-, and predictions of future trends. It would be 

foolish to invest in projects that will not realize any interest or benefit to the 

community, either economically, socially or environmentally. 

• Don't Justify - do not copy be sure what has worked in other municipalities may 

work for your community, work within the context of your municipality. What makes 

the community different from others, what is the historic significance of the 

downtown, what makes people come to the downtown etc.? It would be easier to 

build on existing assets rather than justify the use of a previously defined plan that 

proved effective for another community. 
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8. Recommendations, Conclusion and Implications of Research 

8.1 Introduction 

The purpose of this final chapter is to conclude the research findings, develop 

recommendations, and determine the implications on academic research and practitioner 

practices, when revitalizing small community downtowns using a St. Stephen, New 

Brunswick as a case. The thesis was designed to explore challenges faced in downtown 

St. Stephen and in comparison to investigate steps that have been applied elsewhere to 

overcome comparable situations (Canada and the United States). This thesis proposed 

combining sustainable development principles, along with a community based approach 

to the downtown revitalization process in order to develop recommendations that address 

the long-term benefits for which the community can take ownership. Thus, a paradigm of 

sustainable community based downtown revitalization is proposed for reviving 

downtown St. Stephen. 

8.2 Conclusion 

St. Stephen is facing challenges to development including a stagnant population, 

out migration of the younger generation, aging population, business downsizing, closure 

and relocation, expansion of big box stores, a strong Canadian dollar and a decline in 

traditional tourism markets. The town, situated on the border of Canada and the United 

States, is further influenced by political and economic factors affecting the two countries. 

These cross border issues include the W estem Hemisphere Travel Initiative, a stronger 

Canadian currency in comparison to the US Dollar, inflation, lack of variety in consumer 

goods, increase in fuel costs in Canada compared to the United States, and many other 
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small variables such as the increased cross border shopping allowances, lower prices of 

non-elastic products like dairy, cigarettes and alcohol, lower taxes in the United States 

etc. that cumulatively may be having a considerable effect on the town and its downtown. 

In addition, a highway bypass and a new international border crossing were 

introduced on the outskirts of the town in 2008 and 2009 respectively, which further add 

to the challenges. This thesis as a consequence focuses on developing a downtown 

revitalization strategy to mitigate these challenges and identifying opportunities to 

sustainably develop existing assets in downtown St. Stephen. Therefore, the following 

two research questions were developed in consultation with community leaders and town 

officials to address these research goals. 

• How does the local community perceive the opening of the new bypass and new 

border crossing? 

• Based on best existing data and literature what measures are best suited to amplify 

the opportunities and prevent or mitigate possible threats in downtown St. 

Stephen? 

The research questions were formulated to determine the possible impact the rerouted 

new highway and new border crossing would have on the existing assets in downtown St. 

Stephen. The research methods were designed to answer the above mentioned research 

questions. The primary methods utilized heavily relied on community responses, taking a 

community based approach to sustainably revitalize downtown St. Stephen. 
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The research data was collected from the community via committee meetings with 

various leaders in the community, user (n=291, ±4.7%, 90%) and business surveys (n=40, 

statistically invalid), focus groups (n=2), and participant observation. In addition to the 

community data collected in St. Stephen, the researcher conducted semi-structured 

interviews with Chief Administrative Officers, and Economic Development Staff from 

municipalities of similar characteristics (n=3) of which two (Woodstock, New Brunswick 

and Amherst, Nova Scotia) have been bypassed and are located on a border and one 

(Sussex) which is centrally located and has traditionally been bypassed. 

The primary results from the user survey in St. Stephen confirm that building onto 

existing assets in the downtown is the solution to reviving the downtown core. Traffic 

congestion and lack of stores and facilities was seen as the most pressing issues amongst 

downtown St. Stephen users that need attention at present. 

The general mood among leaders, focus group members, town officials and users 

of downtown is of wanting to see the development in the outlying areas near the new 

highway bypass. This will likely create additional challenges in the downtown core. 

Overall the highlights of the primary research findings are as follows; 

• Solve the traffic congestion problems in the downtown. 

• Increase stores and facilities in the downtown. 

• Develop the waterfront, walking trails, establish an anchor, and develop more 

open spaces in the core. 

• Introduce and enforce bylaws to standardize building facades and introduce 

signage to redirect visitors into the downtown. 
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• Develop retail/malls, box stores and industrial parks outside the downtowns. 

Most of the above findings are supported for the successful revitalization of Sussex, 

Woodstock and Amherst. In particular, the following elements of development were 

commonly adopted for implementation in these communities; 

• Identifying key assets and building upon them i.e., restoring heritage buildings, 

and creating tourism products such as heritage walking tours. 

• Working closely with business located outside the downtown to market the town 

as a whole. Downtown businesses have taken the advantage of this strategy by 

getting their message to larger markets with reduced costs and have reached wider 

markets as a result. 

• Redeveloped the downtown as the social-economic centre for their regions 

providing mixed services including entertainment facilities. 

• Introduced art and other aesthetics to provide a sense of place that is important 

for community pride and culture of the downtown. 

The literature review confirmed that downtowns have been an important place 

throughout history. Various downtown revitalization processes has been used to revive 

downtowns in Europe and North America over the last 50 years. The process has evolved 

and is still evolving. The literature that exists on small towns supports the downtown 

revitalization process as an important tool to revitalize and re-establish central business 

districts. This is because many small downtowns are drifting away from the functions 

they were once known for- trade, cultural activity, as well as sites of mixed use 
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developments. Downtown St. Stephen is facing the reality of a lifecycle. After every 

decline downtowns have to reform, revitalize and revive to become vibrant and healthy 

places for their communities as they once were or otherwise accept decline. Getting out 

of the cycle of decline provides an opportunity to integrate the sustainable development 

approach that can provide them with the ability to ensure that their children and 

grandchildren can enjoy the same healthy, vibrant and clean environment in the 

downtown. Sustainable development principles are therefore incorporated into the 

downtown revitalization strategy developed in this thesis. 

It was identified that businesses and services located in these downtowns act as a 

balance to the development of the outlying areas. These adjacent areas attract locals and 

visitors because of their shopping and entertainment facilities that include big box stores, 

malls, a cinema theatre, fast food chains and accommodation facilities. On the other hand 

downtowns provide an environment for retail services, visitor attractions/services and 

dining facilities that include: boutique style stores, anchor stores, fine dining restaurants 

and services, historical tours, historic buildings and landmarks, murals, sculptures, 

recreational facilities, and walking/cycling trails. 

The town of St. Stephen requires a redevelopment strategy and a new perspective. 

Adopting this strategy from a sustainable development point of view can act as a positive 

agent. The benefits of such a strategy must be long term. They are meant to provide a 

soul to the heart of the downtown that is required for the revitalization of downtown St. 

Stephen. 
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8.3 Recommendations for Revitalizing Downtown St. Stephen 

All recommendations proposed as the outcome of this research have a good level 

of support garnered from the Community Leadership Committee Meetings, the citizens of 

St. Stephen (through the consumer survey and focus group) as well as the business 

community of the town (through the business survey and focus groups). Some 

recommendations are further supported by the review of existing documentation 

including previous studies and the examination of comparison town strategies for 

downtown development (Figure 8.1 ). 

Figure 8.1 The Revitalization of Downtown St. Stephen 

Methods 
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Most of what was obtained from the primary research results is a direct outcome 

from the responses of the local community in St. Stephen .. The data collected focuses 

solely on revitalization process for downtown St. Stephen. However the literature focuses 
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on the general history of downtowns, their existing state, the revitalization process as 

well as a sustainable development strategy. To amplify opportunities and mitigate 

possible threats in St. Stephen, it would be appropriate not overlook any of the above 

elements drawn from the literature. Specifically, the revitalization process and sustainable 

development strategy are considered important elements to form the development 

framework for downtown St. Stephen as identified in the research goals. Table 8.1 

highlights the summary of community perceptions drawn from the research results. 

Table 8.1 Highlights of Community Responses 

There is a lack of understanding what may happen to the core of downtown area as a 
result of the revitalization process with the expectation of reduced traffic on Milltown 
Blvd. 

The new highway bypass and border crossing will have an impact, both positive and 
negative, on the downtown. The impression among the surveyed was somewhat 
ambivalent. 
The downtown revitalization process is viewed positively and necessary by the 
community to revive a fading downtown St. Stephen. 
The perceptions on how the downtown revitalization process will affect policies and 
strategies is unclear amongst the town's citizens, however based on broad research for 
this thesis, it is safe to assume that the policies and strategies will have consequences. It 
is beyond the scope of this thesis to determine these consequences. 

The complex nature of these perceptions requires further investigation to 

understand what may lie ahead for the downtown in St. Stephen. The approach used to 

provide the recommendations is to form it around the definition of development, 

developed for this thesis (refer to section 4.2). Therefore the recommendations for the 

revitalization process developed will be inclusive of literature within the sustainable 

development framework created by the World Commission on the Environment and 

Development (1987). 
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The sustainable development framework acts as a tool to provide specific actions 

that can have practical uses in revitalizing a downtown. The recommendations developed 

for this thesis specifically and deliberately focus on sustainable development strategies 

that can be adopted for application in downtown St. Stephen. 

The community responses identified in the consumer and business survey results 

identified waterfront development, social and recreational facilities, green spaces, and 

building exteriors as key to revitalization efforts for the downtown. A waterfront 

development strategy and a multipurpose recreational facility such as the civic centre 

initiative were identified as providing a much needed "soul" and focus for the downtown. 

To gain additional information and to confirm support for these approaches, focus group 

sessions were conducted. The researchers focused on the main theme of waterfront 

development supported by the consumer and business survey results to flesh out the ideas 

for a waterfront development strategy. Focus group participants were asked to expand to 

recommend the types of development that would want to see as part of the mix or 

strategies adopted for the waterfront in downtown St. Stephen. Focus group deliberations 

resulted in the following suggestions for development: 

• A recreational facility/civic centre to be erected in the empty parking lot space 

available on Budd A venue facing the water (Social and Economic). 

• Allocating more area for open spaces for recreation and green uses in the 

downtown, initially expanding the children's park on Milltown Boulevard 

(Environmental, Social and Economic). 

• The wharf and the boat landing to be retained and renovated (Economic and 

Environmental). 
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• Other improvements suggested included the provision of guidance to building 

owners to improve their building exteriors, and the standardization of signage on both 

sides of the street to give the downtown a unique theme (Social, Economic and 

Environmental). 

In addition to community support, the St. Croix River is a designated Canadian 

Heritage River, an asset for revitalizing the socio-economic activity and culture in 

downtown St. Stephen and other communities along its shores (St. Croix Waterway 

Commission, 1993). Currently the St. Croix Waterway Commission (an independent, 

international body established by the Maine and New Brunswick legislatures) plans for 

and facilitates delivery of a heritage management plan for the St. Croix boundary 

corridor. 

The St. Croix Waterway Commission ( 1993) recommended various waterfront 

development strategies to the province of New Brunswick that could be integrated as part 

of the revitalizing downtown St. Stephen. The identified strategies include; 

• Waterway communities should plan, long term, for appropriate additional 

business and public development facing the water within their downtown 

waterfronts. 

• Carefully promote Waterway's heritage qualities that can be used to attract 

additional businesses and residents to St. Croix locations, still within close 

distance of major centers. One component of this should be the creation of 

downtown waterfronts that emphasize the Waterway location in appropriate 

business and public space development. 

Source: St. Croix Waterway Commission, 1993 

The recommendations for revitalizing downtown St. Stephen (Table 8.2) have been 

developed by analyzing strongly supported development factors recognized by the local 
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community in St. Stephen. Also, they have a practical application which is backed up by 

downtown revitalization literature that fits the ideals for sustainable development. 

Table 8.2 Recommendations for Revitalizing Downtown St. Stephen 

Sustainable Development Indicators 

Recommendations Social Economic Environmental 
Managing traffic to reduce congestion in the ./ 

downtown. 
Locating an anchor such as the civic centre in ./ ./ 

downtown St. Stephen that will draw people to 
the area and help counter balance possible retail 
changes. 
Maintain existing services and retail stores and ./ ./ 

attracting new ones that will draw people to the 
downtown. 
Rehabilitating the historic buildings as has been ./ ./ ./ 

done with the old Ganong Chocolate Factory. 
Some of the buildings identified include the 
town hall building, the train station and the old 
bank buildings into mix used facilities i.e., 
residential on the top floor and art and cultural 
facilities on the street level and retail. 
Creating more open spaces for recreational and ./ ./ 

social activities such as biking trails and lanes, 
broadening sidewalks, expanding the current 
children's park, making the boat landing 
facility and the St. Croix River more accessible. 
Creating a strategy that will enable ./ ./ 

development of prime land on the waterfront 
for boutique retail, high-end condominium 
facilities, retirement housing, and retail 
complex and/or town square facilities. 
As part of the municipal plan (SGE Acres, ./ ./ 

2004) amending and introducing Municipal 
Bylaws providing clearer guidelines and 
regulation to building owners regarding 
improved facades and exteriors. 
Removing the current parking lots located on ./ ./ 

the waterfront and allocates the land to fulfill 
the waterfront development strategy. 
Introducing year round infrastructure to house a ./ ./ 

farmers market and cultural festivals. 
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Adopting a sustainable development strategy can act favorably for the future of 

downtown St. Stephen. This opportunity has presented itself at a convenient time because 

St. Stephen and particularly downtown St. Stephen needs to redevelop or otherwise 

accept decline. However there is no easy answer to solve all the issues and challenges. 

There are however strategies that could be implemented to move towards a sustainable 

future. Getting the community and businesses involved in the implementation process is 

important and this can be done directly or indirectly. Continuously providing channels for 

informing and educating the local citizenry is important and will enable everyone to 

understand the benefits for implementation of such a sustainable approach. 

Big fix solutions look easy, are quick and profitable but often only work for short 

term. Patience and determination should be observed by the responsible authority to reap 

the benefits of a sustainable development plan. These development strategies can take 

lots of effort and time to become fully operational and be beneficial. After all, they are 

meant to provide a steady benefit for future generations to come. 

8.4 Future Research on Downtown St. Stephen 

Future research on downtown St. Stephen could entail measuring the impact of 

the new border crossing and the highway bypass can be benchmarked against the 

perceptions of local citizens and the findings from downtown literature studied in this 

thesis. This would further increase our understanding of how small downtown spaces 

function once affected with such major changes. Precisely, this information can be very 

beneficial for economic development practitioners in St. Stephen trying to attract 

investment and retain existing business in downtown St. Stephen. Such information can 
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also be of interest to planners and municipal officials for zoning and future planning 

practices for downtown St. Stephen. 

8.5 Implications on Academic Research 

While conducting research for this thesis, it became apparent that very few studies 

have been conducted on revitalizing small town downtowns or improving their 

conditions. Most research undertaken has been for downtowns located in larger and mid

size cities (Robertson, 2001 ). The related area of interest for academic research has 

generally been in the urban and regional planning. Researchers Hodge and Gordon 

(2008) further elaborate that transportation, environment, heritage, waste management 

and urban design have been key components of focus in urban and regional planning 

research. These are important elements of research but do not always apply. Small 

communities can be as complex as larger cities, with additional challenges such as out

migration from the downtown or from the community generally, as well as changes in 

demographics, and limited resources can have significant impact. Smaller communities 

are equally important in Canada because this is where 20% of the population resides 

(Statistics Canada, 2006). 

One of the aims of this thesis was to add to the scant literature that is available on 

the downtown revitalization process that could apply to small communities. The results 

can consequently be useful for academics and scholars in the fields of rural geography, 

tourism planning, economic development, municipal politics or rural sociology studying 

small downtowns. 
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8.6 Practitioners Implications 

The preliminary research findings were shared with downtown officials in St. 

Stephen in 2008. The municipality has adopted a few recommendations that are 

suggested in this thesis. One of the major influences this work has had on is the choice of 

location of the civic centre in the downtown. As of late 2012 the civic centre is under 

construction on Budd A venue. The other recommendations that are under discussion at 

the Municipal Council Meetings include; zoning land for waterfront development, and 

attracting an accommodation facility in St. Stephen. 
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9. Endnotes 

i Source: Bank of Canada (2012), Monthly Average Exchange Rates 10 year look up. 
Average Closing Rate 1.04941691 CAD [0.95291013 USO], approx.5 cents below par 
between January 2008 to September 2012 compared to approx. 30 cents below par 
between January 2003 to January 2006, 1.30058652 CAD [0.76888388 USO] 

ii Perception is interpretation of sensory information in order to represent and understand 
the environment. See (Schacter et al 2011) for more information on perception. This 
thesis does not focus on psychology of perception. 

iii The primary data for this thesis includes self-completed downtown user surveys, 
business surveys, community leadership meetings, focus groups and participant 
observation. The data was collected from March 2008 - March 2009. 

iv New Brunswick Premier Shawn Graham officially opened the twinned highway bypass 
to the public in December 2008 and runs between Church Street in St. Stephen and Route 
127 at Waweig River (Government of New Brunswick, 2008). Prime Minister Stephen 
Harper inaugurated the new border crossing in January 2010 (Office of the Prime 
Minister, 2010) which is located outside the town boundaries of St. Stephen. 

v Behaviour is an act performed based on an intention within an environment. See Ajzen, 
1988, pp. 118 for more information on behaviour. This thesis does not focus on the 
psychology of behaviour. 

vi On September 11th 2011, four coordinated terrorist attacks were carried out upon the 
United States and Washington D.C. As a result of these attacks the United States 
tightened its borders 

vii The global financial crisis started to show its effect from Mid-2007. Consumers and 
Corporations slowed down their spending due to uncertainties (Elliot, 2011) 
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viii The Atlantic Trade Gateway Corridor Initiative is a modem, competitive and integrated 
air, rail, marine and road transportation network. It is a system that will support the 
Atlantic region's strategic trade-related transportation system (Transport Canada, 2011). 

ix Small city [ urban downtowns] are located in free standing municipality - not a suburb 
of a large city- with a population of 25,000 to 50,000 (Robertson, 1999, pp.271) 
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Appendix A: Map of St. Stephen, New Brunswick 
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Appendix B: Timeline of City Development 

(Derived from the compilation of Joel Kotkin (2005).) 

753 B.C. - Founding of Rome 

650 B.C. - Nineveh, pop. 200,000, becomes world's largest city. 

500 to 400 B.C. - Population of ancient Athens peaks at about 300,000, including slaves 

331 B.C. - Alexander the Great founds Alexandria 

195 B.C. - Chang'an, China (pop. 400,000) becomes world's largest city 

27 A,D. -Rome, with a million residents, becomes first megacity. 

43 - Romans found Londinium (London). Becomes capital of Roman province of 
Britannia in 100. 52- Romans found Lutetia, renamed Paris in 212. 

150 to 450 - Teotihaucan, largest pre-Columbian city in the Americas (pop. 200,000), 
reaches its zenith 

476 - Fall of Roman empire in West 

600 - Population of Rome declines to 30,000 

7 62 - Baghdad founded 

1000 - Cordova (now Cordoba) biggest city with 450,000 residents 

1267 - Beijing founded 

1325 - Aztec capital of Tenochtitlan founded 

1394 - Founding of Seoul 

1521 - Cortes founds Mexico City on ruins of Tenochtitlan. 

1624 - New Amsterdam founded. Renamed New York in 1664 by British. 
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1639 - Founding of Ville Marie (Montreal) 

1703 - Czar Peter founds St. Petersburg 

1 772 - Calcutta becomes capital of British India 

1781 - Founding of Los Angeles 

1793 - British found town of York (Toronto) 

1800 - Beijing (pop. 1.1 million) is world's largest city. 

1825 - London (pop. 1.35 million) replaces Beijing as largest city. 

1828 - Col. John By lays out Bytown. Renamed Ottawa in 1855. 

1850 - London's population hits 2.3 million 

1860 - New York's population tops one million. 

1863 - London Underground, world's first subway, opens. 

1875 - More than four million people live in London 

1881 - First appearance of word "downtown" in Webster's dictionary 

1885 - First skyscraper (the 10-storey Home Insurance Building) built in Chicago 

1900 - London's population reaches nearly 6.5 million 

1903 - Construction of first "garden city" at Letchworth, England 

1925 - New York overtakes London as largest city with 7.8 million residents. 

1931 - Empire State Building opens. Remains world's tallest building for 41 years. 

1950 - 12.5 million people live in New York (first city over 10 million) 

1960 - World's urban population reaches one billion 

1965 - Tokyo displaces New York as biggest city 
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1975 - Tokyo population reaches 26.6 million 

1976 - CN Tower, world's tallest free-standing structure, opens in Toronto 

1985 - World's urban population hits two billion 

2002 - Urban population of world reaches three billion 

2006 - Tokyo's population tops 35 million 

2007 - Majority of world's population projected to be urban 
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Appendix C: Consumer Survey 

Informed Consent Statement 

Title: Downtown Revitalization Study for the Town of St. Stephen 

Researcher: Mohamed Bagha 

Supervisor: Dr. Keith Dewar, Faculty of Business, University of New Brunswick Saint 

John, e-mail: kdewar@unbsj.ca, Phone: 506-648 5868. 

Thank you for helping us with the St. Stephen Downtown Revitalization Consumer Survey. 

This process is a key step in building a viable, liveable community. The survey concerns the 

downtown core of St. Stephen, which is defined as the area from Milltown Blvd eastwards 

from the Ferry Point Border Crossing to the St. Stephen Inn on King Street. 

There are two rules we have for this survey: 

1. The "Skip It" Rule - If there is a question or part of a question that you can't or don't 
want to answer, you may skip it. There is no need to explain any reasons 

2. Confidentiality-All information you provide will be kept confidential. All 
interviewers and individuals involved in the project are committed to this principle. 
All the responses from will be summarized in an aggregate form as percentages or 
averages in any outcomes that will be released, guaranteeing anonymity. 

CONFIDENTIALITY AGREEMENT BETWEEN THE RESEARCHERS AND 

RESPONDENT: 

The researchers agree that all information you provide will be kept strictly confidential and 

used only for the downtown revitalization project. Some generic information and ideas from 

the study will be drawn to write a masters' thesis. 
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Opinion of Facilities in Current Downtown 

1. How important are each of the following issues to you in relation to the downtown 
area? Check only one answer per issue, 

OfVery 
Little Of Some Very 

Unimportant Importance Neutral Importance Important 
A Parking 

Poor conditions of many 
B buildings 

Lack of proper utilization of 
C waterfront 

D Traffic congestion 
E Tourist attractions 

Lack of stores/facilities of 
F importance to me 
G Other (Specify) 
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2. How important is each of the following to the future viability of the downtown? 
Check only one response for each issue, 

Of Very Little Of Some Very 
Unimportant Importance Neutral Importance Important 

a Chocolate Museum 

b Chocolate Shop 
C Duty Free Shopping 

d Town Hall Building 
Town Hall 

e Administration 

f Existing Restaurants 
G Existing Pubs/Bars 

h Professional Services 
i Retail Operations 

j Parkland 
k Tourism Visitor Centre 

St. Stephen's 
I University 

Two Hour parking 
m limit on Milltown Blvd 

n Library 

0 Walking Trails 

3. On average how often do you stop in the downtown area, check the one that most applies? 

Less than once a week 

Once a week 

2 to 4 times a week 

5 times or more in a week 

Never stop in the downtown 
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4. How important are the following reasons why you would stop (spend time) in the downtown 
(Check only one level for every activity). 

Of Very Little Of Some Very 
Unimportant Importance Neutral Importance Important 

A To shop 

B To visit the post office 
C To eat out 

To take a walk on the 
D waterfront 

To utilize government 
E services 

To visit the chocolate 
F museum 

To utilize professional 
services i.e. 

G accountants/lawyers 

To do banking and other 
h financial related services 
i Any Other 

Future Plan: 

5. How strongly would you support or not support each of the following developments 
in your downtown (check only one for each development) 

Strongly 
Support Support Would not Support 

a Civic Centre 

b Art Gallery 
C Performing Arts Theatre 

International Hostelling Accommodation 
d Facility 

Active Open Spaces i.e. Playgrounds, 
e Exercise trails etc. 

f Farmers Market 

Different times for Chocolate Festival and 
g International Homecoming Festival 

h Waterfront Development 
i Casino 

j Other 
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6. Of the above suggestions which one would you most strongly support? (Circle only 
one) 

a) Civic Centre 
b) Art Gallery 
c) Performing Arts Theatre 
d) International Hostelling Accommodation facility 
e) Active open spaces (i.e. playgrounds, exercise trails etc.) 
f) Farmers market 
g) Different times for Chocolate Festival and International Homecoming 

Festival 
h) Waterfront development 
i) Casino 
j) Other ______________ _ 

Impacts of the New Border Crossing and Highway: 

7. How strongly would you support or not support each of the following developments 
once the new highway and border crossing open. 

i) Potential Development Area 

Strongly Would not 
Support Support Support 

a Opening of big box Stores Outside the downtown 

Town Hall building and administration relocating to the area 
b near the new highway 

C Development of a new mall/retail area near the new highway 

d Development of new residential area near the new highway 
Development of a second industrial park for manufacturing, 
distribution centre's and trucking facilities near the new 

E highway 
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ii) Redevelopment of Current Downtown Area 

Strongly Would not 
Support Support Support 

F Rezoning most of the downtown into a residential area 

Rezoning the downtown area into a tourist destination with 
G specialty stores and attractions 
h Keeping the downtown as is 

Introducing local incentives/loyalty programs in the downtown 
i for locals 

Introduce and enforce by-laws to maintain building exteriors to 

J a specific level 

Introduce and enforce by-laws to standardize signage in the 
k downtown 

Introduce signage at the new border crossing to redirect traffic 
l into downtown 

8. Gender: 
a) Male 
b) Female 

9. What is your Age: (based on Canadian Census break down) 
a) 15 to 19 
b) 20 to 24 
c) 25 to 29 
d) 30 to 34 
e) 35 to 39 
f) 40 to 44 
g) 45 to 49 
h) 50 to 54 
i) 55 to 59 
j) 60 to 64 
k) 65 and above 

10. Postal Code (First three digits): _____ _ or Zip Code ______ for 
Calais ME and surrounding. 
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Appendix D: Business Survey 

Informed Consent Statement 

Title: Downtown Revitalization Study for the Town of St. Stephen 

Researcher: Mohamed Bagha 

Supervisor: Dr. Keith Dewar, Faculty of Business, University of New Brunswick Saint 

John, e-mail: kdewar@unbsj.ca, Phone: 506-648 5868. 

Thank you for helping us with the St. Stephen Downtown Revitalization Business Survey. 

This process is a key step in building a viable, liveable community. The survey concerns the 

downtown core of St. Stephen, which is defined as the area from Milltown Blvd eastwards 

from the Ferry Point Border Crossing to the St. Stephen Inn on King Street. 

There are two rules we have for this survey: 

3. The "Skip It" Rule - If there is a question or part of a question that you can't or don't 
want to answer, you may skip it. There is no need to explain any reasons 

4. Confidentiality-All information you provide will be kept confidential. All 
interviewers and individuals involved in the project are committed to this principle. 
All the responses from will be summarized in an aggregate form as percentages or 
averages in any outcomes that will be released, guaranteeing anonymity. 

CONFIDENTIALITY AGREEMENT BETWEEN THE RESEARCHERS AND 

RESPONDENT: 

The researchers agree that all information you provide will be kept strictly confidential and 

used only for the downtown revitalization project. Some generic information and ideas from 

the study will be drawn to write a masters' thesis. 
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BUSINESS SURVEY 

Current Business Situation 

1. What are your Primary Products or Services? ______ _ 

2. What% of your clientele comes from each of the following (this should add 
up to 100%) 

a. Local (St. Stephen) 
b. Local (Calais) 
c. Regional (Charlotte County) 
d. New Brunswick (other than Charlotte County) 
e. Canadian (other than NB) 
f. US Visitors ( other than Calais) 
g. International Visitors( other than US) 

Total 100 % 
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a 

b 
C 

d 

e 

f 

g 

h 
i 

j 

Future Plan 

3. How do you think each of the following ideas would affect your business 

Haven't 
Increase Increase No Decrease Decrease Thought 

Siimificantly a Little Change a Little Significantly About It 

Civic Centre 

Art Gallery 

Performing Art Theatre 
International Hostelling 
Accommodation Facility 

Active Open Spaces (i.e. Playgrounds, 
Exercise Trails etc.) 

Farmers Market 

Separate Chocolate Festival and 
International Homecoming Festival 

Waterfront Passive Development 
(Benches, Walkways, Gardens etc.) 

Casino 
Other 

4. Of the above suggestions which one would have the most positive impact on 
your business ( check only one) 

a. Civic Centre 
b. Art Gallery 
c. Performing Arts Theatre 
d. International Hostelling Accommodation facility 
e. Active open spaces (i.e. playgrounds, exercise trails etc.) 
f. Farmers market 
g. Separation of Chocolate Festival and International Homecoming Festival 
h. Water front passive development 
1. Casino 

J. Other~~~~~~~~~~~~~~-
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Future Developments 

5. How do you think the new border crossing and highway will impact your 
business sales; ( circle one) 

o Increase significantly 
o Increase a little 
o No change 
o Decrease a little 
o Decrease significantly 
o Have not thought about it 
o Don't Know 

Why (What are some of your reasons) 
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A 

B 

C 

D 

E 

6. If the following developments take place once the new border crossing and 
highway open how they will impact your business (Circle only one). 

i) Future Development Area's - Outside Current Downtown 

Increase Increase a No Decreas Decrease 
Haven't Don't 

Significantly Little Change ea Little Significantly 
Thought 

Know 
About It 

Opening of 
big box stores 
outside the 
downtown 
Town hall 
building and 
administration 
relocating 
outside the 
downtown 
Development 
of a new 
mall/retail area 
outside the 
downtown 
Development 
of some new 
residential 
area near the 
new highway 
Development 
of a second 
industrial park 
for 
manufacturing 
, distribution 
centres and 
trucking 
facilities near 
the new 
highway 
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ii) Re-development of Current Downtown Area 

Increase Increase a No Decrease Decrease Haven't 
Don't 

Significantly Little Change a Little Significantly Thought 
Know 

About It 
Encouraging the development of 
a residential area in the 

f downtown 
Encouraging the development of 
a tourist destination with 
specialty stores and attractions 

g in the downtown 

h Keeping the downtown as is 
Introducing incentives/loyalty 
programs for local people to 

i shop in the downtown 
Introduce and enforce by-laws 
to standardize building exteriors 
to a specific level for the 

j downtown area buildings 
Introduce and enforce by-laws 
to standardize signage in the 

k downtown 
Other 

l 

7. When the new border and highway open in mid 2009 what do you plan to do 
a. Expand your current facility 
b. Remain the same size 
c. Downsize 
d. Shut down operations 
e. Relocate to the new highway 
f. Do not know 

8. Is there any other thoughts or comments you would like to make 
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Appendix E: Focus Group Consent Form and Comment Sheet 

Challenges, Changes, and Chances, the Revitalization of a Border Town 

St. Stephen, New Brunswick 

Focus Groups: 

Dear Participant: 
Thank you for your participation in the Downtown Revitalization Focus Group. The focus group is part of 
the Downtown Revitalization Study for St. Stephen which is being carried out in partnership by the 
University of New Brunswick Saint John and Development St. Stephen. 

The aim for today is to develop a vision for the St. Stephen Waterfront. Surveys conducted during the 
summer months for the Downtown Revitalization Study identified waterfront development as a very 
important factor for the future development of the downtown. However Waterfront development has a 
broad definition, and in todays focus group we want to narrow it down to fit St. Stephen. This will be done 
by looking at some specific potential developments that could play a vital role to increase sustainable social 
and economic activity in the downtown St. Stephen area. 

The researchers will moderate this session. Please find a comment sheet where we suggest you write down 
your ideas. You may not write your name on the comment sheet and if you require extra paper the 
moderator will make it available. 

We will take notes and audio tape this session. All information collected will be kept confidential as per the 
guidelines of the Research Ethics Board of the University of New Brunswick Saint John and no 
information will be made available to any party unless it is authorized to receive such information. 
Please shut off your electronic transmitting devices, sit back, relax and discuss the future of your 
waterfront. 

For more information please contact: 

Dr. Lee Jolliffe 
Associate Professor Hospitality and Tourism Studies 
Faculty of Business, Phillip W. Oland Hall Rm. 249 
University of New Brunswick, Saint John Campus 
100 Tuckers Park Road 
P. 0. Box 5050 
Saint John, NB E2L 4L5 
Tel: 1-506-648-5733 
Fax: 1-506-648-5959 
E-mail: ljolliff@unbsj.ca 
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Focus Group Comment Sheet: 

Definition of Downtown St. Stephen: The area from Milltown Blvd 

eastwards from the Ferry Point Border Crossing to the St. Stephen Inn on 

King Street. 

1. Which of the following would you like to see integrated as part of waterfront 
development for downtown St. Stephen and why? (You may add your own 
Example) 

Component Examples Comment 
Open Spaces - • Outdoor Rink 
Active* • Volleyball 

• Playground 
Open Spaces - • Benches 
Passive** • Picnic Area 

• Exercise, Walking 
and Biking Trails 

Civic Centre • Multi-use Purpose 
• Activity Based 

• Outdoor 
Component 

Housing • High Scale 
Condominiums 

• Retirement 

• Town Houses 
Accommodation • Well Known 

Branded Hotel 

• Local Hotel 

• Local B&B's 

• International 
Hostelling 

• Camp Sites 
Festivals Stage • Year Round 

• Seasonal 

• Multi Purpose 
Arts • Art gallery 

• Performing Arts 
Theatre 

• Cinema 

• Museum 
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Retail • Waterfront 
Boutique Shopping 

• Shopping Facilities 
facing the water 

Restaurants • Upscale Chains 
• Local Restaurants 

• Fast Food Chains 

Water Activities • Marina 
and Developments • Kayaking 

• Canoeing 

• Water Sports 

• Wharf 
Any other 

* 

** 

Area of Recreation that involves playing fields 

Area of Recreation without fields 

2. Which of the following concepts would you prefer for combining the 
elements of waterfront development we discussed? (**From Study of 

Comparison towns) 

Scenario 1 - Retail/Service/Recreation/Leisure/Commercial 

Scenario 2 - Mixed use - Retail/Service/Recreation/Leisure/Commercial 

combined with Housing 
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Scenario 3 - Arts and Heritage combined with Scenario 1 of 

Retail/Service/Recreation/Leisure concept - Art Gallery, and Outdoor 

Retail/Service/Recreation/Leisure combined with Housing - Art Gallery, and 

Outdoor Murals** 
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St. Stephen, New Brunswick 

Focus Group Comment Sheet 2: 

3. Please rank each of the following in the order you support or find its importance 

as part of the downtown according to the reasons you provided. 

Component Your Example Rank 
Open Spaces - Active* 
Open Spaces - Passive** 
Civic Centre 
Housing 
Accommodation 
Festivals Stage 
Arts 
Retail 
Restaurants 
Water Activities and 
Developments 
Any other 
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