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July 16, 2007 

Ms. Marcia Matsui 
Chair, Market Square Advisory Committee 
Tourism, Stratford 
47 Downie Street 
Stratford, Ontario N5A 1W7 
 

Dear Ms. Matsui: 

Re: Market Square Impact Analysis Study, City of Stratford, Ontario 

Enclosed please find our Impact Analysis Study for Market Square in Stratford, Ontario. This 
study has involved a review of the concept plan for Market Square prepared by PLANT 
Architect Inc., a review of background market and economic data on the Stratford area, 
case studies to identify how other communities have benefited from the development of 
public spaces, the use of economic impact modelling to determine the economic impacts 
of investment in the square and a review of private and public sector funding opportunities. 

Cities across North America have realized that public open spaces attract residential 
development, stimulate commercial growth, and pay for themselves many times over 
through new jobs and increased municipal assessment. 

The City of Kingston has recently constructed a new Market Square in the parking lot behind 
its City Hall.  Although businesses were initially concerned with the loss of parking, according 
to municipal officials, the additional pedestrian traffic generated by the square has more 
than compensated for reduced number of parking spaces.   

The Park at Post Office Square in Boston, on a two acre parcel, formerly used for an unsightly 
parking garage, has become a sought after business address.  The Boston Globe reported 
that “buildings were pulling up to the park like campers around a bonfire”. 

Nine Acre Bryant Park in New York City, which had deteriorated to a blighted and crime 
infested uninviting urban space,  now attracts over 5,000 office workers over a lunch period 
and 20,000 persons daily and has rejuvenated the commercial properties along Sixth 
Avenue following a $9 million renovation.  The City used concessions from kiosks and an on 
site restaurant to cover the construction debt.  The Urban Land Institute reported that “the 
success of the park feeds the success of the neighborhood.” 

144 Front Street West, Suite 460
Toronto, ON, M5J 2L7

P:  416-351-8585 / 1-800-505-8755
F: 416- 345-8586 

www.urbanmetrics.ca
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Based on the experience of these and other public open spaces, the revitalized Market 
Square will generate substantial benefits for the downtown area and the City as a whole, 
including: 

• The transformation of Market Square into a dynamic people place grandly framing 
the Historic City Hall building; 

• Increased property values and rents in the vicinity of the Square from increased 
pedestrian traffic and much improved sightlines around the square; 

• Reduction in downtown vacancies and stimulation of new real estate development; 

• Opportunity to create the economic vitality to attract residential and business users 
to vacant second floor units in the vicinity of Market Square; 

• New tourist venue with opportunities for four season programming; and, 

• Value added to the economy, including new jobs and taxes. 

As has been demonstrated in other communities, important public spaces attract private 
sector support in the way of capital funding, gifts in kind and sponsorships.   

The next phase in assessing and planning for Market Square should be commenced, 
including, a detailed costing of the project, analysis of the transit and parking impacts, a 
programming plan, and a business plan.  Provincial funding through the Rural Economic 
Development Program may be available to cover a portion of the costs associated with 
these studies.   

It was a pleasure to conduct this study on your behalf.  Should you have any further 
questions please do not hesitate to contact me at 416-351-8585 ext. 223. 

Yours truly, 
urbanMetrics inc. 

 
 
 
 
 

Rowan Faludi  
Partner



urbanMetrics inc.       
market, economic and strategic advisors 

 i

 
Table of Contents 
 

1. INTRODUCTION............................................................................................................................1 

1.1 PURPOSE .......................................................................................................................................1 
1.2 METHODOLOGY.............................................................................................................................1 

2. BACKGROUND.............................................................................................................................3 

2.1 CITY OF STRATFORD ECONOMY.......................................................................................................3 
2.2 DOWNTOWN .................................................................................................................................3 
2.3 MARKET SQUARE............................................................................................................................4 

2.3.1 Community Input ............................................................................................................5 
2.4 WINNING DESIGN BY PLANT ARCHITECT INC. ..................................................................................7 
2.5 MARKET SQUARE ISSUES ..................................................................................................................9 

2.5.1 Transit................................................................................................................................9 
2.5.2 Parking ...........................................................................................................................10 
2.5.3 City of Stratford Core Area Beautification Plan........................................................11 
2.5.4 Retail Inventory and Proposed Developments .........................................................12 
2.5.5 Redevelopment Opportunities ...................................................................................14 

3. CASE STUDIES.............................................................................................................................15 

3.1 BACKGROUND: ROLE OF SQUARES ................................................................................................15 
3.2 IMPACTS OF SQUARES ON COMMUNITIES........................................................................................15 
3.3 MARKET SQUARE, KINGSTON, ON .................................................................................................17 
3.4 POST OFFICE SQUARE, BOSTON, MA.............................................................................................22 
3.5 BRYANT PARK, NEW YORK CITY .....................................................................................................25 
3.6 PIONEER COURTHOUSE SQUARE, PORTLAND, OR ...........................................................................27 
3.7 LESSONS LEARNED ........................................................................................................................29 

4. ECONOMIC IMPACT MODEL ....................................................................................................31 

5. FUNDING OPPORTUNITIES .........................................................................................................33 

5.1 PUBLIC ........................................................................................................................................33 
5.2 PRIVATE.......................................................................................................................................34 

6. CONCLUSIONS ..........................................................................................................................35 

7. RECOMMENDATIONS ................................................................................................................39 

 



urbanMetrics inc.       
market, economic and strategic advisors 

 ii

Executive Summary 

This report contains an analysis of the benefits of a major redevelopment of Stratford’s 
Market Square.  The primary objectives of this study are to: 

• Determine the long and short-term economic, social and community impacts of 
implementing PLANT Architect’s winning design for Stratford’s Market Square; 

• Identify potential funding opportunities for the redevelopment of the Square; and,  

• Provide background information to support a more formal business plan for the 
Market Square redevelopment project. 

The study involved various methods to collect, compile and analyze relevant qualitative and 
quantitative data including meetings with Market Square Advisory Committee (MSAC) 
members, PLANT Architect partners, stakeholder interviews, literature reviews of background 
materials, case study reviews, and a site visit.  The following points summarize the principal 
findings of our study.   

Background 

• The Development Sub-Committee of Stratford’s City Centre Committee initiated a 
public engagement process to develop the community's vision for Market Square.  
Actions in 2003 included a survey of 320 residents and visitors followed by two 
visioning sessions.  In 2004, the City Centre Committee hosted an open house with 
over 350 citizens, business owners, downtown residents and employees participating 
in the event.  

• Participants in all of these forums produced consensus that Market Square has the 
potential to become the dynamic focal point of the downtown, inviting both 
residents and visitors to enjoy the beauty of City Hall and to gather, interact and 
attend organized events in the heart of the city. 

• MSAC prepared and issued the Market Square Design Competition Guidelines to 
invite urban design proposals from professional designers and planners.  In 
September 2006, MSAC selected a winning concept proposal by PLANT Architect 
Inc.  

• Issues that influenced the need for a redeveloped Market Square include: 
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o Transit - The City’s Transit Plan states that the “existing terminal arrangement 
and location behind City Hall has a number of deficiencies and there is a 
general desire to relocate the terminal away from the back of City to a more 
suitable location”. 

o Parking - The City of Stratford Downtown Parking Study concluded that 
“[there is] not an overall shortage of parking spaces in the downtown” and 
that there is an adequate supply of parking in the core to meet demand.  
Further analysis would be required to determine the impacts of the Market 
Square redevelopment on the downtown parking supply. 

o Core Area Beatification Plan – This Plan states that an improved multi-purpose 
Market Square can provide the setting for an open air market, public forums, 
concerts, exhibitions and events for all ages and interests as well as being a 
downtown focal point for commerce and tourism.   

o Retail inventory - No substantial changes to the overall mix of uses has 
occurred in the downtown, however, a significant amount of retail and 
commercial development has and continues to take place outside the core.   

o Redevelopment opportunities - Many downtown buildings have vacant 
upper floors that could accommodate office, residential or service uses.    

Case Studies 

• The following case studies were chosen as examples to illustrate the role of a public 
square and the impacts of these public spaces on the community: 

o Market Square - Kingston, ON – A tourist centre that transformed a parking lot 
behind City Hall into a public square with four-season events and activities.  
The BIA now attracts over $500,000 per year in Market Square programming 
sponsorships. 

o Post Office Square - Boston, MA – An unsightly parking garage that was 
turned into a public park, thereby transforming the surrounding area from a 
marginal business district with high vacancies and safety concerns to a 
vibrant neighbourhood and a sought after business address. 

o Bryant Park, New York City – a historic landmark that that had over time been 
neglected and had deteriorated into a crime invested urban wasteland.  
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Following a $9 million renovation project, the park has helped to rejuvenate 
the entire neighbourhood. 

o Pioneer Courthouse Square - Portland, OR – A successful public square in the 
heart of the downtown that integrates a transit terminal and hosts over 300 
events a year. 

• Various lessons can be borrowed by Stratford from the three case study examples:   

o New investments in public squares will attract new businesses and reduce 
vacancies.  Clearly this was the result of the transformation of Post Office 
Square from a parking garage to a vibrant urban park.  The downtown 
vacancy rate in Stratford is just under 10% compared to 4% for the rest of the 
City.  The revitalization of Market Square presents the opportunity to make the 
downtown more competitive with suburban commercial destinations. 

o The benefits from squares are sufficient to entice investment from the business 
community.  In the case of Kingston, about 75% of capital expenditures were 
derived from the private sector through donations, sponsorships, BIA funding 
and gifts in kind.  Bryant Park is self funded through concession revenue at no 
cost to taxpayers. 

o Public squares increase pedestrian traffic available to local retailers.   In the 
case of Kingston, events held in public squares such as regular markets grow 
pedestrian counts by 5 to 7 times.  Public squares provide the opportunity to 
develop year round programming.  Pioneer Courthouse Square hosts over 300 
events each year.  Kingston’s Market Square is a regional draw during the 
winter months for its skating rink and other events.  Furthermore the ability to 
host events throughout the year enables public squares to continue to attract 
large visitor volumes outside of traditional tourist seasons. 

o All of the public squares examined are amenities for local employees and 
businesses.  By providing an inviting atmosphere for lunch hour activities, the 
public squares enhanced the overall downtown work environment, which in 
turn made each downtown more attractive as a business address.   
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Economic Impact Model 

• The Ministry of Tourism’s Economic Impact Model (TREIM) has been used to 
estimate the economic impacts as a result of increased tourism from an 
investment in Market Square.   

• According to the TREIM, for every $1,000,000 invested in a facility, such as Market 
Square, total GDP of $585,000 and labour income of $383,000 will be produced.  
Taxes to all three levels of government of $272,852 will be generated within Perth 
County.   

Funding Opportunities 

• There is limited specific funding available for a project such as the Market Square 
revitalization from the Provincial or Federal Governments.   

• Potential public funding sources include The Ontario Ministry of Agriculture, Food and 
Rural Affairs (OMAFRA) Rural Economic Development (RED) program and The Ontario 
Trillium Foundation  Small Capital Grants program 

• Potential private funding sources could include: A public sponsorship program (e.g.  
Buy a brick, adopt a tree, etc.); the selling of naming rights to a lead sponsor or 
collection of sponsors; Special Fundraising events; A separate BIA or Downtown levy; 
Leasing concession rights to selected vendors; and Leasing the square for private 
events 

Conclusion 

• A revitalized Market Square, based on the principles of the PLANT Architect concept, 
will contribute to a strong, dynamic downtown area enhancing pedestrian safety 
and liveability in the heart of Stratford.  It will lead to the creation of a public open 
space that will be a centre piece for the downtown, handsomely framing the 
surrounding historic buildings and City Hall.   

Recommendations 

1. Identify and evaluate the capital costs of the project with PLANT Architect Inc 

2. Initiate a business plan, which would include a fund raising strategy, an 
implementation plan and a programming plan.  The City should apply for public 
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grant and loan programs through OMAFRA to study the feasibility of capital cost, 
marketing or business plans.  

3. Study the implications of moving the downtown transit terminal from its current 
location. 

4. Analyze impact of removing parking from Market Square  

5. Develop strategy to ensure that surrounding parking can adequately serve 
businesses in the vicinity of the square 

6. Coordinate redevelopment of Market Square with the City’s plans for underground 
infrastructure  

7. Develop capital strategy which should include: 

a. A fundraising campaign to encourage private donations 

b. Identification of major stakeholders who may partner with the City on one or 
more aspects of the project 

c. The potential value of naming rights to Market Square  

d. Implementing a separate BIA levy for the capital funding of Market Square 

8. Finalize the concept based on funding, programming and partnership requirements. 
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1. Introduction 

urbanMetrics inc. is pleased to prepare this report on behalf of the Market Square Advisory 
Committee1 (“MSAC”).  This report contains an analysis of the benefits of a major 
redevelopment of Stratford’s Market Square. The MSAC was formed as an advisory 
committee to Stratford City Council.  MSAC’s main objective is to recommend a 
revitalization strategy for Market Square.  In this regard, they have conducted a design 
competition and selected a winning concept proposal by PLANT Architect Inc. in September 
2006.  As a first step towards implementation, the committee has commissioned this study of 
the economic and other benefits Market Square would generate for the City.   

1.1 Purpose 
The primary objectives of this study are to: 

• Determine the long and short-term economic, social and community impacts of 
implementing PLANT Architect’s winning design for Stratford’s Market Square; 

• Identify potential funding opportunities for the redevelopment of the Square; and,  

• Provide background information to support a more formal business plan for the 
Market Square redevelopment project. 

1.2 Methodology 
In order to prepare this study, various methods were used to collect, compile and analyze 
relevant qualitative and quantitative data.   An introductory meeting was held via 
conference call with MSAC members to obtain background information as well as to discuss 
and confirm the specific components of the project. 

To gain a better understanding of the vision and concepts behind the winning design, a 
meeting was held with design team members at PLANT Architect.  Along with a discussion of 
various design elements for the site, topics included the principles that led to the design as 
well as issues relating to parking and transit. 
                                                      

1 The Market Square Advisory Committee, a committee of Stratford City Council, is composed of local citizens who 
have an interest in the vitality and heritage of the Market Square. The committee’s objectives are: 

• To provide recommendations to Council regarding a final concept plan for the Market Square. 
• To oversee and host a Design Competition for a concept for Market Square 
• To recommend to Council a suggested time frame and process for implementing the design, and will assist 

with a fundraising strategy and the identification of funding opportunities. 
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urbanMetrics visited Stratford and conducted fieldwork to obtain information on the City 
and the downtown.  A site visit to Market Square was conducted to undertake a general 
review of its physical size, as well as its location, surrounding land uses and accessibility 
characteristics in order to identify the impacts created by the new design.  During this visit, 
MSAC members met with urbanMetrics to discuss the uses and issues of Market Square along 
with providing a tour of the site and the surrounding area. 

Further information on the City of Stratford, the Downtown and Market Square was gathered 
from a review of literature including the Market Square design competition package and 
various reports and related materials.   In addition, we interviewed selected additional 
stakeholders2 to obtain further information with regards to the downtown and the potential 
role of Market Square.  

After reviewing and assessing the information gathered, urbanMetrics identified three similar 
projects to use as case studies. Case study examples included public squares in Kingston, 
Ontario; Boston, Massachusetts; New York; and Portland, Oregon.  Research on these case 
studies included interviews with local organizations to identify the history, benefits and 
funding models associated with the respective squares. 

Lastly, data were obtained from the Ministry of Tourism Economic Impact Model to estimate 
the economic impacts of increased tourism resulting from the investment in Market Square.   
Potential funding opportunities were then identified based on interviews with Officials from 
the Ministry of Tourism, the Ministry of Agriculture and Food and Canada Heritage, our 
knowledge of the project and funding programs in Ontario.  

 

                                                      

2Nancy Ross, Ontario Ministry of Agriculture, Food and Rural Affairs;  Tourism Stratford staff; Stratford Festival 
Administration staff, City of Stratford Planning Staff; John Wolfe, Realtor, REMAX Stratford. 
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2. Background 

The following section provides a brief overview of the City of Stratford and the Downtown, 
along with a summary of the history of Market Square, a description of the winning design 
concept and the principles and issues which inspired it.  

2.1 City of Stratford Economy 
The City of Stratford, with a population of 30,4613, is located in Perth County in southwestern 
Ontario near Highway 401 & 7/8.  Stratford’s economic base is diversified in manufacturing, 
tourism, commercial, financial and service industries.  Manufacturing and tourism are the 
City’s two top sectors with major employers being the Stratford Festival, FAG Bearings & 
Aerospace, Cooper-Standard, Honeywell Consumer, and Dresden Industrial. The economy 
remains strong with an existing orientation to the automotive sector. In May 2007, the 
unemployment rate for Stratford and the Perth County Region was 5.2%, below the 
provincial level of 6.7%4.  Tourism revenue increased between 2000 and 2006 from 
$109,273,000 to $132,600,000, despite serious set backs experienced by the Ontario Travel 
industry in general during this time period.  Stratford is well known as a theatre centre with 
four theatres hosting the renowned annual Stratford Festival, which draws about 600,000 
visitors each year.    

2.2 Downtown  
Downtown Stratford contains a vibrant mix of boutiques, specialty shops and restaurants.  
The downtown area is well defined and compact leading to an active pedestrian 
environment. The two downtown tourism offices attract a substantial number of tourists 
throughout the peak tourist season.  More than 70,000 guests visit the Visitors’ Information 
Centre on York Street and approximately 20,000 individuals visit the Tourism Stratford’s main 
office across from City Hall throughout the year5.  The theatre season runs from April to 
November, with the majority of tourists visiting between June and September. 

                                                      

3 Statistics Canada, 2006 Census 

4 Statistics Canada, 2007 Labour force Survey, Catalogue no. 71-001-XIE 

5 City of Stratford Community Profile, June 2006 
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2.3 Market Square 
Stratford’s Market Square was an historic gathering place located behind City Hall.  The site 
area is approximately 3,338m² and is bounded by Wellington Street, Market Place, Downie 
Street and Stratford City Hall.  The distinctive triangular space is created by the intersection 
of three historic trade routes and is surrounded on all sides by heritage facades.  The three 
streets bordering Market Square consist of main street retail, restaurants and services.  Other 
prominent uses surrounding Market Square include City Hall, with access to public washroom 
facilities; the municipal transit terminal; the Avon Theatre, one of Stratford Festival’s four 
theatres; and the Tourism Stratford main office. 

Market Square is a significant component of Stratford’s downtown heritage conservation 
district. Historically, Market Square was used as a market place until 1902 when the space 
became a parking area for people attending a new market and shopping downtown. 
Market Square was still used as a market place for special market days until the 1950s and 
1960s, but did not have stalls as people sold their items from wagons or trucks and cars.  
Parking has become the prime use of the space along with the bus terminal that is located 
at the back of City Hall6. 

 

 

 

 

 

 

 

 

                                                      

6  Bart-Riedstra, Carolynn, Market Square: A Brief History, 
http://www.city.stratford.on.ca/marketsquare/marketsquaremain.asp 

Source: Stratford-Perth Archives 

Figure 1 - Historic use of Market Square 

 

Figure 2 - Current use of Market Square 

 

 
Source: Market Square Visioning Presentation, June 2004 
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Renewed interest in the use of the Square arose after a Transit Study in 2002 recommended 
the location of a permanent transit terminal in Market Square.  In reaction to the impact this 
would have on the character of the downtown, Stratford’s City Centre Committee7 
requested a deferral on any action in order to obtain professional urban design and 
planning guidance, as well as community input.  

2.3.1 Community Input 

The Development Sub-Committee of Stratford’s City Centre Committee initiated a public 
engagement process to develop the community's vision for Market Square.  Actions in 2003 
included a survey of 320 residents and visitors followed by two visioning sessions.  The survey 
and visioning sessions produced consensus regarding the importance of the Square; any 
future decision made on the use of Square required much broader public input.  With City 
Council endorsement, a public open house event was hosted in 2004 by the City Centre 
Committee with over 350 citizens, business owners, downtown residents and employees 
participating in the event.  

Participants in all of these forums produced consensus that Market Square has the potential 
to become the dynamic focal point of the downtown, inviting both residents and visitors to 
enjoy the beauty of City Hall and to gather, interact and attend organized events in the 
heart of the city.  The community clearly sees the Market Square as “our” space - a special 
place for the people of Stratford8. 

From the various exercises, a number of common themes and points emerged:  

• Dissatisfaction with the current use of the square  

• Should be designed as civic space  

• Preference for a flexible space that can accommodate diverse activities such as 
civic gatherings, as well as informal opportunities to relax 

• Integration of trees and a softening of the space  

• Dislike of existing parking configuration, but assurance that nearby parking is retained  

                                                      

7 The City Centre Committee (CCC) is Stratford Business Improvement Area (BIA). 

8Market Square background,  http://www.city.stratford.on.ca/marketsquare/marketsquaremain.asp 
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• Strong dislike for current Bus Transfer arrangement, with many indicating a desire to 
see no buses in the Square; however, a small number of comments and model 
designs demonstrated transit presence  

• Opportunities to linger in the space with seating/benches being a strongly desired 
element  

• City Hall, Allen's Alley and historic buildings are important features of our downtown 
area  

• A preference for open air market activities and the chip wagon  

• Pedestrian safety is an important concern, as is the need for increased washroom 
accessibility. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 3 – Ariel view of Market Square 

Source: Market Square Advisory Committee 
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The potential of Market Square as a public space is also promoted in Stratford’s Official Plan 
which states: “efforts will be made to protect and preserve the distinctive architectural 
character of Market Square and to create a more people friendly environment as well as a 
public gathering place for civic events and activities.”9, 10 

With the information and feedback received from stakeholders, residents, visitors and 
downtown businesses through the research survey, two visioning sessions and public open 
house, MSAC developed and issued the Market Square Design Competition Guidelines to 
invite urban design proposals from professional designers and planners. 

The Market Square Design Competition received thirty two submissions from around the 
world.  The goals of the design competition were to stimulate imaginative architectural and 
urban design proposals that respond to Stratford Market Square’s context, constraints and 
opportunities; to achieve design excellence and to improve the downtown core of the City 
of Stratford.  The design competition was lead by a jury that consisted of design and 
planning professionals and local community members11. 

2.4 Winning Design by PLANT Architect Inc. 
The winning design was guided by the criteria outlined in the Market Square Design 
Competition Guidelines.  MSAC selected a winning concept proposal by PLANT Architect 
Inc. in September 2006. The main objectives to be achieved in the design included the 
following:  

• To design an active, people-oriented space that will accommodate civic events, 
public activities, shopping, eating/dining, gathering and meeting 

• To integrate an important transfer point for the City transit system 

• To provide opportunities for seating at both benches and tables, and landscape 
design that includes shade trees and gardens, street lighting and a potential site for a 
café. 

                                                      

9 City of Stratford Official Plan section 6.2.11 

10 Dent, Laura and Sainsbury, Kristin, Stratford Market Square Open House - September 2004: Supplemental Report-

March 2005 

11 City of Stratford, http://www.city.stratford.on.ca/marketsquare/marketsquaremain.asp 
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• To give priority to pedestrian safety and barrier-free accessibility, with no ambiguity 
between pedestrian and traffic realms. 

 
The concept design from PLANT Architect is intended to create the following impacts for 
Market Square, and in a broader sense the City of Stratford as a whole: 

• The presence of trees allows the square to function as both a park and a piazza 

• A wall with seating toward the street will create shallow amphitheatre-like steps to 
the east. Café tables and chairs will face the retail storefronts to the south creating a 
retail spill-out space. 

• The trees allow for a sheltered area from weather elements while allowing space to 
accommodate a multitude of activities. The remaining open area leaves space for 
larger gatherings such as ceremonies, theatre or concerts. 

• Each tree is defined by a built-in bench and lighting which provides seating, security 
and infrastructure for day and night activities. 

• The design does not provide parking directly on the Square.  The area around Market 
Square is endowed with street parking and parking lots close to the Square.  The bus 
zone with a bus shelter will be relocated to Downie Street beside City Hall. 

 

 

 

 

 

 

 

 

 

 

Figure 4 - Concept Design by PLANT Architect Inc. 

 
Source: PLANT Architect Inc. 
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2.5 Market Square Issues  

2.5.1 Transit  
The transit transfer point behind City Hall serves as the focal point for the transit system.  As 
stated in the City’s Transit Plan, the “existing terminal arrangement and location behind City 
Hall has a number of deficiencies and there is a general desire to relocate the terminal 
away from the back of City to a more suitable location.”12  Several locations for a suitable 
location were recommended in the transit plan13, with Market Square being a potential site 
for a new transit shelter with a concrete pad and covered structure situated in the middle of 
the square in order to provide convenient, safe and sheltered transfers from buses.   

                                                      

12 IBI Group, City of Stratford Transit Operations Review – 5 Year Business Plan, June 14, 2002, p.47. 

13 These include:  Market Square, Erie Street Municipal Parking Lot, St. Patrick Street Parking Lot, Wellington/Downie 
Streets beside City Hall, and VIA Rail Station. 

Figure 5 – Concept Rendering by PLANT Architect Inc. 

Source: PLANT Architect Inc 
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The impact of placing a large, permanent structure in the centre of Market Square would 
effectively diminish the ability of the space to hold large public events and functions such as 
markets, concerts and celebrations.  The noise and exhaust fumes created by idling buses in 
the centre of Market Square would also reduce the ambience and aesthetics of the site and 
discourage the use of the space as a public open space.  The design by PLANT Architect 
would relocate the bus zone, with an addition of a bus shelter, to Downie Street beside City 
Hall.14   

 

 

 

 

 

 

 

 

 

2.5.2 Parking 
Another issue of concern in redeveloping Market Square is the loss of 71 parking spaces in 
the downtown and the impact it may have on local businesses.  Not including Market 
Square, however, the downtown area has several parking areas including street parking, 
four parking lots, two parking garages, two free parking lots, and a parking lot at the visitor 
information centre. The City of Stratford Downtown Parking Study concluded that “[there is] 
not an overall shortage of parking spaces in the downtown” and that there is an adequate 

                                                      

14 The impacts on traffic and transit of relocating the bus zone to Downie Street were however, beyond the scope of 
PLANT’s mandate and will need to be further investigated. 

Figure 6 – Current Bus Transfer Area 

 
Source: Market Square Visioning Presentation, June 2004 
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supply of parking in the core to meet demand15.   A detailed analysis of the impact of the 
Market Square redevelopment was not undertaken as part of this study.  The report did 
caution that if changes to Market Square resulted in the loss of “a lot of parking” they would 
trigger the need for a parking structure.  In that the report gives no direction as to how the 
term “a lot” should be interpreted, we would recommend that the impact of the project on 
the Downtown parking supply be studied in more detail.         

 

 

 

 

 

 

 

 

2.5.3 City of Stratford Core Area Beautification Plan 
Market Square has been identified in previous studies by the City as a beautification priority 
and a potential ‘people-place’.  The Core Area Beautification Plan has been drafted to 
renew and revitalize important historic open spaces.  The urban design of the downtown, 
and especially of Market Square, should complement City Hall – a building of great historical 
significance.  The Core Beautification Plan states that an improved multi-purpose Market 
Square can provide the setting for an open air market, public forums, concerts, exhibitions 
and events for all ages and interests as well as being a downtown focal point for commerce 
and tourism.   

                                                      

15 Read, Voorhees & Associates, City of Stratford Downtown Parking Study and Management Study, August 2001, 
p.9.  The study also noted that some street front metered parking spaces are being occupied by store owners and 
their employees and are therefore not available to downtown customers. 

Figure 7 – Parking in Market Square 
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Although the downtown is well-suited to pedestrian activity, the Market Square area is 
presently dedicated to parked cars and bus traffic, making it a particularly, “pedestrian 
unfriendly” place.  Market Square’s potential as a gathering place for public events is 
illustrated by Canada Day Celebrations when dancers, singers, Festival Theatre personalities, 
a retail marketplace, face painting, and food vendors occupy the Square.  The 
redevelopment of Market Square can allow the site to function as a year round events 
venue.   

2.5.4 Retail Inventory and Proposed Developments 
Stratford is a regional shopping destination for much of the surrounding area. Increased 
consumer spending and a stable economic base have enabled Stratford's commercial 
sector to expand and prosper.  The downtown retail environment is vibrant with a mix of 
shops, restaurants, and services that serve both residents and tourists.  A downtown inventory 
conducted in 2004 indicated a vacancy rate of 8.5%.  An updated inventory conducted in 
2007 indicated a slightly higher vacancy rate of 9.2%, but this increase is not substantial as a 
vacancy rate of about 5-10% is considered moderate by industry standards and provides a 
balance between demand and normal turnover in supply.  At the same time, most 
successful shopping centres maintain vacancy rates of below 5%, which suggests that even 
though the current downtown vacancy rate is acceptable, there is still room for 
improvement.  Overall, Stratford’s retail vacancy rate is 6.2% and excluding the downtown, 
the remainder of the City has a vacancy rate of less than 4.0%. 

Commercial rents in downtown Stratford range from $10 to $14 net, which is a sustainable 
level, but below that in other downtown areas with higher pedestrian volume.  According to 
a local realtor16, rents in the last six years have increased, but only at the rate of inflation.  

Many of the upper floors of commercial units have been vacant for many years and would 
need extensive renovations to be inhabitable.  Average rental rates are currently not high 
enough to justify their rehabilitation.  

As illustrate in Figure 8, the space composition in the Downtown is significantly different than 
that for the City as a whole.  Downtown contains no department stores or major food stores 
and almost two-thirds of the commercial space is comprised of services.  

 

                                                      

16 John Wolfe, REMAX Stratford 
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Figure 8

City of Stratford Retail and Service Commercial Inventory

Total (sq. ft.) Downtown
% of 
Total 

City of 
Stratford

% of 
Total 

% Downtown 
to Stratford

Food 24,500 2.0% 238,700 8.6% 10.3%
Department Store Type Merchandise 288,400 23.5% 895,400 32.2% 32.2%
Other Retail/Commercial 19,500 1.6% 133,200 4.8% 14.6%
Services 783,500 63.7% 1,340,960 48.2% 58.4%
Total Occupied Space 1,115,900 90.8% 2,608,260 93.8% 42.8%
Vacant 113,300 9.2% 173,700 6.2% 65.2%
Total Space 1,229,200 100.0% 2,782,000 100.0% 44.2%
Source: Malone Given Parsons, May 2007  

The downtown has more services space than the remainder of the City and only about half 
as much retail space and only one-tenth of the food store space.  These differences are not 
atypical for most Ontario communities the size of Stratford, but they do illustrate the distinct 
function played by the downtown core – i.e. as  a service centre, a destination for tourists 
and a location for unique boutiques not found in traditional shopping centres. 

The presence of vacant ground floor space in the downtown is also notable surrounding 
Market Square, particularly on Wellington Street and Market Place.  It is our understanding 
that vacancies tend to be higher in the winter months, but at the beginning of the summer 
months units often lease up to take advantage of the tourist season. 

 

 

 

 

 

 

 

 

Figure 9 – Vacant Space on Market Place 

 

Figure 10 – Vacant Space on Wellington St. 
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The updated inventory also indicated that no substantial changes to the overall mix of uses 
had occurred in the downtown, however, a significant amount of retail and commercial 
development has and continues to take place outside the core.  The Festival Marketplace 
and Stratford Mall, in addition to several commercial plazas throughout the City offer 
shopping opportunities for consumers.  The most significant areas are located along the 
major corridors into the City.  These areas are Ontario Street (east of Romeo), Huron Street 
(west of Forman Avenue) and Erie Street (south of Cambria Street). 

The redevelopment of Market Square will help strengthen and reinforce the downtown’s 
multi-functional role, differentiated tenant mix and unique identity.  Market Square’s 
redevelopment will also allow the space to serve as a public square that will provide the 
community with a focal point that is currently not found elsewhere in Stratford. 

2.5.5 Redevelopment Opportunities 
 
Currently, many downtown buildings have vacant 
upper floors that could accommodate office, 
residential or service uses.   Particularly with 
respect to the buildings fronting on the square, a 
rejuvenated public space will enhance the 
marketability of these second storey units.  As is 
discussed in the following section, buildings 
fronting on major public parks and squares tend 
to be associated with escalated property values 
and rents.  

 

Figure 11: Underutilized Second Floors 
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3. Case Studies 

An important element in identifying impacts is to review the experience of similar projects. 
The path taken to implement a redevelopment plan, the funding model used, and the 
community benefits of a new public square can provide valuable lessons for Stratford’s 
Market Square.  In this section, the general role and function of public squares has been 
discussed based on research conducted by Project for Public Spaces, a nonprofit 
organization dedicated to creating and sustaining public places that build communities. 

3.1 Background: Role of Squares  
Historically, public squares were the centre of communities, and helped shape the identity of 
the cities in which they were located.  They were the first shopping centres, the place for 
important public assemblies and the cross roads for persons travelling through the city.  Every 
great city has at least one major public gathering place that has played a role in defining its 
history.  Innovative cities that have invested in well designed squares are reaping 
tremendous benefits.  For instance, Pioneer Courthouse Square in Portland, Oregon has 
become the heart of a thriving downtown.  Squares in New York City such as Rockefeller 
Plaza, Bryant Park, Union Square, and Washington Square have rejuvenated and re-defined 
entire districts of Manhattan in recent decades. 

The redevelopment of Stratford’s Market Square as a civic space will fill a void in the City, 
becoming a lively gathering place in Stratford for residents and tourists alike, and a new 
focus of downtown activity.  As described in the following case study examples, a public 
square can contribute to the economic and social revitalization of a downtown, along with 
providing positive impacts for the city as a whole.   

3.2 Impacts of Squares on Communities 
Squares have the ability to attract and accommodate many different types of uses and 
groups of people.  The impacts of places such as public squares on communities include the 
following as documented by the Project for Public Spaces17:  

 

 

                                                      

17 Project for Public Spaces, www.pps.org 
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• Builds & Supports the Local Economy 
o Small Business Entrepreneurship 
o Greater Tax Revenue 
o Decreased Vacancies 
o Higher Real Estate Values 
o Investment in Buildings 
 

• Nurtures & Defines Community Identity 
o Greater Community Organization 
o Sense of Pride & Volunteerism 
 

• Fosters Frequent & Meaningful Contact 
o Improves Sociability 
o More Cultural Exposure, Interaction 
o Felling of Interconnection 
 

• Creates Improved Accessibility 
o More Walkable 
o Safer for Pedestrians 
o Compatible with Public Transit 
o Greater Connections between Uses 
 

• Promotes Sense of Comfort 
o Visually pleasing and Stimulating 
o Sense of Belonging 
o Greater Security 
o Better Environmental Quality 
 

• Draws a Diverse Population 
o More Women, Elderly & Children 
o Encourages a Range of Activities & Uses 
o New Service, Retail & Customer Niches 
o Variation and Character in Built Environment 
o Encourages Community Creativity 

 

The following case studies were chosen as examples to illustrate the role of a public square 
and the impacts of these public spaces on the community: 

• Market Square - Kingston, ON – A tourist centre that transformed a parking lot behind 
City Hall into a public square with four-season events and activities.  The BIA now 
attracts over $500,000 per year in Market Square programming sponsorships. 
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• Post Office Square - Boston, MA – An unsightly parking garage that was turned into a 
public park, thereby transforming the surrounding area from a marginal business 
district with high vacancies and safety concerns to a vibrant neighbourhood and a 
sought after business address. 

• Byant Park, New York City – a historic land market that that had over time been 
neglected and had deteriorated into a crime invested urban wasteland.  Following a 
$9 million renovation project, the park has helped to rejuvenate the entire 
neighbourhood. 

• Pioneer Courthouse Square - Portland, OR – A successful public square in the heart of 
the downtown that integrates a transit terminal and hosts over 300 events a year. 

3.3 Market Square, Kingston, ON18 
Background and Revitalization 

Similar to Stratford’s Market Square, Kingston’s Market Square is located behind City Hall, 
within the Downtown Kingston BIA. It was originally used as a farmer’s market and public 
gathering place, however, over time the primary use of the site became a parking lot.  

 

 

 

 

 

 

 

                                                      

18 The following information for Market square was derived from: 

1) City of Kingston, http://www.cityofkingston.ca/business/marketsquare/index.asp 
2) Downtown Kingston, http://www.downtownkingston.ca/page_44.html 
3) Correspondence with Downtown Kingston BIA staff 

Source: Downtown Kingston BIA 

Figure 12 – Historic use of Market Square 

Source: Downtown Kingston BIA 

Figure 13 – Current use of Market Square 
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The Kingston Market Square 
Revitalization project follows the 
principles of the Kingston Downtown 
Action Plan. The plan addresses the 
need to replace the underground 
utility infrastructure in the downtown 
area, including storm and sanitary 
sewers, waterlines, electrical, 
telecommunications and fibre optics. 
It also reflects the desire to 
emphasize pedestrian traffic while 
recognizing the unique character of 
historic downtown Kingston. 

With public parking removed from 
the site, improvements to Kingston’s 
Market Square have already 
included the creation of an artificial skating rink, resurfacing of the streets from storefront to 
storefront, installing a fountain which will serve as a focal point and stage for entertainment 
events, and adding new lighting and street furnishings. Sidewalks will be widened, the off-
street market stall area will be enlarged, and new street furniture including accent gas lamps 
and benches will be installed. The addition of more street furnishings and developing 
guidelines for the programming of the square are slated for 2007. 

The final phase of the project, 
expected to be completed by the 
beginning of 2008, focuses on the 
reconstruction of the 2 courtyards, 
located on the north and south sides 
of the square, with new lighting, 
seating and a small performance 
area.   

Uses 

Surrounded by magnificent 
architecture, Kingston’s Market Square 
is the oldest open air market in 
Canada.  For more than 200 years it 

Figure 15 – Evening event in Market Square 

Source: Downtown Kingston BIA 

Figure 14 – Market Square Concept design  

Source: Downtown Kingston BIA 
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has been used as a venue for a farmers’ market, major community events, entertainment 
and cultural performances. 

This redevelopment of Kingston’s Market Square has already attracted more people to the 
downtown, especially during the winter months. With the development of a marketing and 
programming plan Market Square is now a year-round gathering place that includes the 
following events: 

• Outdoor skating rink in the winter (7AM to 10 PM) 

• Water Fountain which converts into a stage 

• FebFest celebrations (Annual Winter Festival) 

• Blues Festival 

• Thursday Night at the Movies 

• Big Bands Friday 

• The Kingston Farmers Market is held 3 days/week, every Tuesday, Thursday and 
Saturday. 

• An Antique Market is held on Sundays from the latter part of April until mid October 

 
The success of the various events can be illustrated in the ability to attract private 
sponsorships.  For example, FebFest garnered $300,000 through sponsorships while the Blues 
Festival earned $150,000. 

Impacts and Benefits 

The final phase of Kingston’s Market Square’s redevelopment will completed by the 
beginning of 2008 and therefore the Square is not fully operational at this time.  The level of 
programming for the Market Square has led to the development of programming guidelines 
that will begin to be implemented in summer 2007. 

Events in the Square throughout the year have successfully attracted people to the 
Downtown.  For instance, in the warmer months, pedestrian counts indicate 3 – 7 times as 
many people around the area when there is a Farmer’s Market.  People are also now 
attracted to the Square in the winter months.  As a representative of the downtown Kingston 
BIA stated:  “We certainly would not have had our winter festival without the rink at the 
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square, nor would we have attracted the thousands of people downtown throughout the 
winter who came to skate with their family, have a meal and do a bit of shopping.  Having 
this venue helps us position ourselves as a four season downtown and create events to 
attract people here 12 months of the year”. 

It should be noted that Market Square was also used a parking lot behind City Hall, but the 
parking spaces were not replaced. The initial reaction to the loss of parking was not 
favourable, but since the redevelopment of Kingston’s Market Square into a civic space, the 
increased downtown market appears to have more than compensated businesses for the 
loss of parking. 

It may be too early to effectively measure the economic impact of Kingston’s Market Square 
on the surrounding area.  The downtown is facing new competitive challenges with 
extensive big box development occurring elsewhere in the City.  At the same time, the 
redevelopment of the Square is happening at a time when the downtown is experiencing a 
number of major investments, concurrent with the redevelopment of Kingston’s Market 
Square such as approximately 700 new housing units, reconstruction of the Grand Theatre, 
and construction of a Sports & Entertainment Centre.  Some buildings have benefited 
already with extensive renovations and new tenants, although the overall downtown 
vacancy rate has remained stable.  

Funding 

The idea of redeveloping Kingston’s Market Square was pitched to the City many times over 
a 20 year period.  The redevelopment turned the corner from concept to reality when the 
BIA committed to contribute toward funding the Square.  The entire project – including 
infrastructure and underground work on the surrounding streets – is expected to cost $5.4 
million.  The bulk of the project – about 75% - is being funded by private donations.  Much of 
the work has been either donated or completed at cost by member companies of the 
Kingston Construction Association, and the City of Kingston Roads Division.  The KCA 
contribution – including the donation of a project manager – is also reducing the cost of the 
project.  Other private cash donations, such as the lead gift of $1 million from the Springer 
family, resulted in the renaming of the Square to Springer Market Square and will offset the 
remaining costs.  Downtown Kingston has pledged $500,000 to the project, plus $50,000 per 
year in programming of activities on the site.  The City of Kingston contribution is $1.25 million 
– or just over $15 per resident. 
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Figure 16

Summary of Funding - Kingston Market Square
Private donations $2,000,000
Lead gift from the Springer family $1,000,000
City of Kingston $1,250,000
Downtown Kingston BIA (capital) $500,000
Downtown Kingston BIA ($50,000 per year 
for 10 years for programming) $500,000
In-Kind Donations $150,000
TOTAL $5,400,000  

There is a separate BIA Market Square levy of $63,224 per year for 10 years to pay the $500+ 
capital contribution and interest.  In 2007, $73,000 (9%) of the BIA operating levy is dedicated 
to Kingston Market Square which covers mostly staff salaries for Market Square programming.  
The BIA attracts over $500,000 per year in Market Square programming sponsorships.   
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Figure 17 – Historic use of Post Office Square 

Source: University of Buffalo 

Figure 18 – Current Post Office 

Source: University of Buffalo 

3.4 Post Office Square, Boston, MA19 
Background and Revitalization 

Boston’s Post Office Square is a much cited example of how a public square can revitalize a 
neighbourhood.  Post Office Square was built on the site of an unsightly three story parking 
structure.  Land was reclaimed from the dilapidated above-ground garage that was 
deemed a blight on the district.  In 1992, the parking spaces were relocated to an 
underground structure and the site was converted to a lush park that enlivened the area.  
Post Office Square provides open space that contrasts with the dense concentration of 
office buildings that surround it.  The park is open to the public, but is privately owned and 
controlled by the Friends of Post Office Square Trust, a nonprofit consortium of local 
businesses who developed the park.  The Square is now a major focal point for the business 
district.  

The 1.7 acre (6,900 m²) park features a cafe, fountains, and a pergola around a central 
lawn, and provides seat cushions for visitors during the summer. The site is almost entirely 

                                                      

19 The following information for Post Office Square was derived from: 

1) Project for Public Spaces, http://www.pps.org/great_public_spaces/ 
2) Garage at Post Office Square, http://www.posquare.com/ 
3) University of Buffalo, 

http://ublib.buffalo.edu/libraries/projects/bruner/1993/post_office/perspective_sheets/index.html 
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occupied by a privately owned and managed public park named Norman B. Leventhal 
Park.   

Major obstacles to redevelopment included raising $80 million to finance the project which 
required the help of the downtown businesses, many of whom were enticed into the offering 
by the lure of an available parking space, and the hope that their property would be more 
attractive due to the presence of the park. 

Uses 

The Friends of Post Office Square Trust is the owner and operator of the park, offering 
program direction and guaranteeing excellence in design. The public/private partnership 
that operates the park demonstrates that commercial interests and the civic values of public 
realm open space can coexist. The park encourages activities such as eating, reading, and 
people watching.  Additionally, the park is designed to hold performances and includes the 
following: 

• The centerpiece is an all-season restaurant that includes 100 outside moveable chairs 

• At lunchtime in the warmer months, the grass is usually covered with people enjoying 
jazz concerts. 

• Other amenities include an information kiosk, fountain, sculpture, colonnade, 
seasonal displays, and a flower stall. 

• Shrubs, trees, and ground cover define a series of garden rooms offering the visitor a 
variety of experiences 

 

 

 

 

 

                                                                                                                                                                    

4) The Boston Globe, http://www.boston.com/beyond_bigdig/cases/post_office.htm 
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Funding 

With the strong support of the Boston 
Redevelopment Authority, Friends of Post 
Office Square secured the development 
rights from the City of Boston. The public-
private partnership financed the design 
and construction of the park and garage. 

The underground parking garage opened 
in 1990 and the park in 1992. The $80 
million construction cost was financed 
through a $50 million loan from Bank of 
New England (now Fleet Bank). To raise 
capital funds for the garage, Friends of 
Post Office Square offered stock in the 
parking structure.  Local businesses were 
sold individual shares for $65,000. Along 
with the right to a monthly parking space, the purchase arrangement with Friends of Post 
Office Square included a cumulative 8% dividend to be paid to shareholders when debt 
relief is complete. The entire lot of 450 preferred shares was sold in just six weeks, raising 
$29.25 million.  Other funding arrangements for Post Offices Square include the following: 

• After the debt has been paid, the partnership has arranged for the city of Boston to 
receive all profits from the garage. These funds are slated to be allocated to other 
neighbourhood parks as well as to the city's general fund. 

• The 1,500 car parking garage below, "The Garage at Post Office Square," provides 
part of the revenue to fund the maintenance and operation of the park. The trust 
also collects assessments from the owners of adjacent buildings 

• The garage generates about $8 million a year which covers debt service, taxes and 
all operating costs of the park 

• Post Office Square is maintained to high standards, with a maintenance budget of $3 
per square foot. 

 

 

Figure 19 – Current use of Post Office Square 

Source: The Boston Globe 
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Impacts and Benefits 

The design of Post Office Square has won numerous architecture and planning awards and 
created open space in an extremely dense area of the city.  Impacts in the surrounding 
area include the following: 

• Buildings facing the park now command higher lease rates  

• Now businesses have been attracted to the area, which is now a sought after 
business address 

• Vacancies were dramatically reduced 

• Several adjacent property owners modified their entrances to better relate to and 
take advantage of the park 

• Before the park, the area was a ghost-town in the evening, now the park, which is 
well lit, is a hub of activity at night 

• A better work environment has been produced for employees and visitors 

• Premium views were created for surrounding buildings 

3.5 Bryant Park, New York City20 
Background 

Bryant Park is situated in mid-town Manhattan behind the New York Public Library.  The 
grounds were a historic public space dating back to the late 1600’s and the site of New 
York’s first World’s Fair.  The Sixth Avenue Elevated Railway was constructed in 1878 and cast 
a shadow over the park until it was closed in 1938.  In November 1934, Architecture 
magazine noted that Bryant Park had “become one of the most disreputable parks in the 
city.”   By 1980’s, the park had become riddled with drug activity and generally written off by 
the City as an urban amenity.   

Following the preparation of a master plan and reconstruction, the park re-opened in 1992.     
The new park included supplementary park maintenance, temporary kiosks, and public 
events ranging from historical park tours to concerts.  

                                                      

20 www.bryantpark.org 
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Among the amenities 
now available to visitors 
are a French-style 
carousel, chess tables, 
extensive gardens and 
seasonal planting 
displays, the Bryant Park 
Grill, free wireless 
access, as well as 2,000 
moveable chairs for 
pausing to take in the 
sights.  Bryant Park 
offers refuge from the 
hustle and bustle of the 
city, and provides 
multiple venues for 
year-round events and 
gatherings. 

Park Management 

Bryant Park Corporation (BPC) is a not-for-profit, private management company and a 
cooperating business improvement district of neighboring property owners. It was 
established by Daniel A. Biederman and Andrew Heiskell, with support from the Rockefeller 
Brothers Fund.  BPC was formed to restore historic Bryant Park, which had suffered a severe 
decline in conditions in the 1970s. A 15-year agreement was signed in 1988, entrusting 
management and improvements to the BPC.  The park reopened in 1991 after four years of 
renovation with a budget six times the level under prior city management.  It is the largest 
effort in the United States to apply private management backed by private funding to a 
public park, and it has been a success with public, press, and nearby institutions.  The Park is 
entirely financed by private money at no cost to tax payers. 

Impacts and Benefits 

Following the reopening of the park, crime was reduced by 92 percent and the number of 
annual park visitors doubled. 

By the early 1990’s, the park was attracting some 4,000 business people during summer lunch 
periods.  Today because of the park’s geographic location in midtown Manhattan – one 

Source:  www.bryantpark.org 
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block from Times Square – it is a destination for a wide range of people.  During lunch hours 
in warm weather months, the park typically hosts over 5,000 business people, and counts 
20,000 visitors by the end of the day.  Bryant Park reopened in April, 1992, to lavish praise 
from citizens and visitors, the media, and urbanists. And, as the Urban Land Institute wrote it 
in an award citation, “the success of the park feeds the success of the neighborhood.” Soon 
the chorus was joined by the business community, whose assessments helped fund the 
renewal and now benefit from higher rents and property values. 

3.6 Pioneer Courthouse Square, Portland, OR21 
Background and Revitalization 

Located in the heart of downtown Portland’s retail district, Pioneer Courthouse Square is 
referred to as "Portland's living room" in reference to its enhanced civic role as a place for 
the public to gather and use.  The site was developed through a fundamental role played 
by Tri-Met, the city's transit agency. Planned concurrently with the new Metropolitan Area 
Express (MAX) light rail system, Pioneer Courthouse Square was an idea that dated back to 
the 1950's, when the site was a parking lot.  Pioneer Courthouse Square, Inc., a non-profit 
organization, was created to manage the square.  A City Management Agreement was 
established to outline a partnership between the City and the non-profit management 
organization.   The City Parks Department provides landscape services while Pioneer 
Courthouse Square, Inc. is responsible for all other activities. 

Uses 

Portland’s Pioneer Courthouse Square provides functional uses such as transportation and 
information centres along with flexible space that can be used for a variety of purposes.   
The following illustrates the uses of the site: 

• The Square is one of Portland's leading outdoor venues, hosting over 300 events each 
year that range from large-scale concerts to cultural festivals 

• The Square serves as a hub for buses and light rail as well as the main information 
center for Tri-Met, the city’s transit agency 

                                                      

21 The following information for Pioneer Courthouse Square was derived from:  

1) Pioneer Courthouse Square, www.pioneercourthousesquare.org 
2) City of Portland Parks and Recreation, http://www.portlandonline.com/parks/ 
3) Project for Public Spaces, http://www.pps.org/civic_centers/ 
4) Carly Riter, Portland Business Alliance 
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• Stoa columns line Yamhill and Morrison Streets, providing shelter for riders waiting for 
Max (the light-rail system), which is located on two sides of the square, while public 
buses utilize three sides of the square 

• The square's modern design incorporates public art, flowers, trees, chessboards, walls 
and ample stairs that do double-duty as seating areas 

• Includes a visitor information centre, coffee shop, food vendors 

 
Funding 

Tri-Met leveraged its funding for transit stops and an information center and helped to make 
the Square financially possible. Completed in 1984, Pioneer Courthouse Square cost $6.8 

Figure 20 – Current uses of Pioneer Courthouse Square 

Source: Project for Public Spaces 
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million to construct. Financing was provided by the Portland Development Commission, tax 
increment bond funds, federal grants from the Urban Mass Transportation Administration, the 
Heritage Conservation and Recreation Services, the city of Portland, and an adjacent 
department store. Additional funds were raised by Pioneer Courthouse Square, Inc., through 
auctioning off sponsorship rights to parts of the Square such as the amphitheatre and 
drinking fountains.  Funding arrangements for the Square have included the following: 

• Since 1984, Pioneer Courthouse Square, Inc., has carried out two capital campaigns. 
In 1999, $1million was raised to repair and renovate the exterior space - half of the 
budget came from Tri-Met and the City Park Bureau, while the other half came from 
individual and corporate sources. 

• Major partners in the renovation included the Portland Oregon Visitor Association 
(POVA), Tri-Met, ticket agency "Ticket Central," and Powell's Travel Store. 

• The public transit system, the Tri-Met, has a 40-year lease on the space and pays one 
dollar per year rent. 

• Citizens of Portland gathered together to assist in the fundraising and design of their 
city's "living room."  To raise funds for the project, Friends of the Square sold personal 
bricks etched with the "owner's" name for $100. 

 

3.7 Lessons Learned  
Various lessons can be borrowed by Stratford from the three case study examples:   

• New investments in public squares will attract new businesses and reduce vacancies.  
Clearly this was the result of the transformation of Post Office Square from a parking 
garage to a vibrant urban park.  The downtown vacancy rate in Stratford is just under 
10% compared to 4% for the rest of the City.  The revitalization of Market Square 
presents the opportunity to make the downtown more competitive with suburban 
commercial destinations. 

• The benefits from squares are sufficient to entice investment from the business 
community.  In the case of Kingston, about 75% of capital expenditures were derived 
from the private sector through donations, sponsorships, BIA funding and gifts in kind.  
Bryant Park is self funded through concession revenue at no cost to taxpayers. 
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• Public squares increase pedestrian traffic available to local retailers.   In the case of 
Kingston, events held in public squares such as regular markets grow pedestrian 
counts by 5 to 7 times.  Public squares provide the opportunity to develop year round 
programming.  Pioneer Courthouse Square hosts over 300 events each year.  
Kingston’s Market Square is a regional draw during the winter months for its skating 
rink and other events.  Furthermore the ability to host events throughout the year 
enables public squares to continue to attract large visitor volumes outside of 
traditional tourist seasons. 

• All of the public squares examined are amenities for local employees and 
businesses.  By providing an inviting atmosphere for lunch hour activities, the public 
squares enhanced the overall downtown work environment, which in turn made 
each downtown more attractive as a business address.   
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4. Economic Impact Model 

In this section of the report, we have provided a guide to the impacts that construction of 
the square will have on the local economy.  At this point, no costing has been undertaken 
on the PLANT concept of the Square, and therefore, we have estimated the economic 
impacts from construction based on an increment of $1,000,000.  In other words, the left side 
of Figure 21 summarizes the economic impacts for every $1,000,000 invested in building the 
square.  The current tourism base for the City is about 600,000.  Again it is difficult to 
determine how the Square will affect the number of tourists, because programming for the 
square has not yet been developed.  For the purposes of our analysis, we have identified the 
benefits for every 10,000 additional tourists attracted to the City.  This would represent an 
increase in visitation of about 1.5% or a moderately sized new event for which Market Square 
played a prominent role.  These benefits, which have been shown on the right side of Figure 
21 represent the benefits recurring each year, as opposed to the construction benefits which 
occur on a one-time basis.   

The Ministry of Tourism’s Economic Impact Model (TREIM) has been used to estimate the 

Figure 21
Economic Impact Model - (TREIM)

Perth County Rest of Ontario Perth County Rest of Ontario 
Gross Domestic Product (GDP)

Direct $384,797 $21,897 $1,342,482 $135,825
Indirect $56,763 $63,235 $209,687 $232,533
Induced $143,505 $92,549 $373,588 $302,898
Total $585,066 $177,681 $1,925,758 $671,256

Labour Income
Direct $269,394 $12,840 $683,017 $92,308
Indirect $36,932 $41,027 $128,771 $145,784
Induced $76,936 $55,685 $199,941 $179,473
Total $383,262 $109,552 $1,011,729 $417,565

Direct Taxes
Federal $102,970 $4,493 $388,058 $29,249
Provincial $66,336 $2,003 $337,422 $12,409
Municipal $12,436 $839 $20,766 $2,914
Total $181,742 $7,334 $746,247 $44,572

Total Taxes
Federal $148,207 $37,732 $139,541 $33,805
Provincial $96,803 $18,184 $118,506 $16,473
Municipal $27,842 $7,075 $16,947 $6,232
Total $272,852 $62,992 $274,994 $56,510

Source: Ontario Ministry of Tourism, 2007

Investment Expenditures
Based on Investment of $1,000,000 Based on 10,000 Visitors

Visitors' Spending
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economic impacts as a result of increased tourism from an investment in Market Square.  
Perth County was selected as the closet corresponding geographical area and a base 
investment amount of $1,000,000 and 10,000 visitors was entered into the Model.   

Figure 21 provides an estimate of the economic impact that an investment in Market Square 
is expected to have on Perth County and Ontario’s economy, in terms of Gross Domestic 
Product (GDP) and taxes generated.  According to the TREIM, for every $1,000,000 invested 
in a facility, such as Market Square, total GDP of $585,000 and labour income of $383,000 will 
be produced.  Taxes to all three levels of government of $272,852 will be generated within 
Perth County.  The economic impact of investment for the rest of Ontario will be the result of 
some of the economic benefits of business spending in Perth County spilling over to other 
Ontario regions.   

The case study examples in this report have shown that the development of a public square 
will result in tourism benefits.  An estimate of the economic impact that visitors are expected 
to have on Perth County and Ontario’s economy is also displayed in Figure 21.  Based on the 
TREIM model, for every 10,000 additional visitors attracted to Stratford, total GDP of 
$1,926,000 and total labour income of $1,012,000 would be generated within Perth County. 
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5. Funding Opportunities 

As the case study examples have shown, successfully implemented public squares are a 
result of diverse funding sources and public-private partnerships.  Stratford should explore 
public and private funding opportunities from the following sources: 

5.1 Public 
Unfortunately, there is limited specific funding available for a project such as the Market 
Square revitalization from the Provincial or Federal Governments.  Canadian Heritage, the 
Ministry of Culture, and the Ministry of Tourism were contacted regarding potential funding 
opportunities.   Through this research, it was found that for the most part funding programs 
from these sources are based on specific criteria for organizations with cultural, heritage, or 
tourism mandates, and would not apply to Market Square.  For example, Canadian Heritage 
has a program that would help to support cultural venues with continuous programming 
capabilities.  An outdoor venue which would hold occasional events would not apply.    

The Ontario Ministry of Agriculture, Food and Rural Affairs (OMAFRA), however, offers the 
Rural Economic Development (RED) program as an initiative to assist rural communities 
remove barriers to economic growth.  The program provides funding for projects that 
support sustainable rural economies and community partnerships in three priority areas: 
improved access to health care services, revitalized communities and downtowns, and 
enhanced skills training.  Stratford received funding in 2005 for $425,643 to develop a five-
year business plan, Tourism Revitalization in Stratford, to revitalize downtown Stratford.  Along 
with objectives to revitalize the city's downtown and enhance year-round tourism, the 
funding will also contribute to Stratford Chefs School and its partners to establish a Centre for 
Service Excellence.  Potential funding from the RED Program could be put towards a 
feasibility study, marketing plan or business plan for the redevelopment of Market Square.  
Further information on RED program funding is available from: 

• Nancy Ross, Economic Development Consultant, OMAFRA, 519-537-2656. 

The Ontario Trillium Foundation provides a Small Capital Grants program and applicants can 
seek up to a maximum of $15,000 in capital funding.  In the past, many of these grants have 
been used for repairs, renovations or improvements to land or buildings, to purchase 
equipment to support program activities and to make buildings accessible.  Further 
information on Small Capital Grants program funding is available from: 



urbanMetrics inc.       
market, economic and strategic advisors 

34 
urbanMetrics inc.    

market, economic and strategic  advisors 
 

• Wendy Dempsey, Program Manager, 519-880-0060 

5.2 Private 
In the case studies examined, the private sector and the public at large were significant 
contributors to the development of public squares.  For the most part, this was because of 
the external benefits created by the squares.   (e.g. increased customer base, rents and 
property value for businesses and increased quality of life for residents).  For Stratford’s 
Market Square potential funding sources could include: 

• A public sponsorship program (e.g.  Buy a brick, adopt a tree, etc.) 

• The selling of naming rights to a lead sponsor or collection of sponsors 

• Special Fundraising events 

• A separate BIA or Downtown levy 

• Leasing concession rights to selected vendors 

• Leasing the square for private events 
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6. Conclusions  

Market Square currently functions primarily as a parking lot which, like the garage in Boston’s 
Post Office Square was, a detriment to the historic character of the area.  While it provides 
additional parking for the downtown, it has a limiting effect on downtown property values 
and assessment.   The results of the public consultation program indicate that the people of 
Stratford are dissatisfied with the current use of the square and support its redesign as a civic 
or public space.  

A revitalized Market Square, based on the principles of the PLANT Architect concept, will  
contribute to a strong, dynamic downtown area enhancing pedestrian safety and liveability 
in the heart of Stratford.  It will lead to the creation of a public open space that will be a 
centre piece for the downtown, handsomely framing the surrounding historic buildings and 
City Hall.   

As was demonstrated through the case study research public squares generate substantial 
community benefits.  In addition, the ability to enhance surrounding property values and 
retail sales, has enabled public squares to attract significant private investment and partners. 

 Kingston’s Market Square attracts 5 to 7 times more pedestrian traffic to its vicinity 
during market and event days. 

 The revitalization of Bryant Park in New York more than doubled the number of visitors 
and transformed a crime infested wasteland into a vibrant urban oasis attracting 
lunch time crowds of over 5,000. 

 The Park at Post Office Square in Boston has become a sought after business address, 
enhancing property values and rents and introducing evening pedestrian activity 
that was non-existent prior to redevelopment.   

 Pioneer Courthouse Square in Portland is the leading outdoor entertainment venue in 
the City, attracting some 300 events annually.  
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Figure 22 – Summary of Market Square Issues and Benefits 

 
Current Status Issue 

Potential Benefits From 
Redevelopment 

1. Pedestrian Safety 

 

• Square caters to traffic 
not people 

• Confusing for pedestrians  

• Not a safe pedestrian 
environment – difficult to 
cross the street 

 

• Improve pedestrian 
safety and activity 

• Create a ‘people-
place’ 

• Enhance cross-shopping 
around square 

2. Property Values and Rent 

 

• Vacant ground floor 
space and underutilized 
upper floors, particularly 
surrounding Market 
Square, affect property 
value and rent levels 

• Increase downtown 
customer base and 
extend downtown retail 
traffic into the evening. 

 
• Proximity to an amenity 

will cause surrounding 
property values to 
increase, leading to 
higher property taxes 
paid to the municipality 

 
• Public realm 

improvements will 
stimulate commercial 
and residential 
development 
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3. Retail Vacancies and 
Underutilized Upper Floors 

 

• Downtown Vacancy 
Rate at 9.2% 

• Vacancies surrounding 
Market Square notable 
on Wellington Street and 
Market Place 

• Improved public space 
will increase pedestrian 
traffic and potential 
customers 

• Attract new business to 
the Downtown and 
Market Square 

• Fill vacancies 

4. Urban Design 

 

 

• Unsightly use of historic 
City Hall 

• Lack of shade reduces 
pedestrian comfort in the 
vicinity of Market Square. 

• Improve urban design 
and the public realm 

• Create a sense of place 
and enhance image of 
Stratford and the 
Downtown 

5. Tourism 

 

• Ontario tourism industry 
facing challenges 

• Likely decline in US visitors 
due to new passport 
requirements 

• Increased competition 
from cultural investments 
in Toronto 

• Increased global tourism 
competition 

• Square can attract new 
markets and new events 

• Expand tourism season 
by offering a venue for 
year-round 
programming  

• Support tourism 
revitalization initiatives in 
Stratford 
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6. Parking 

 

• Not a suitable or 
complementary vision for 
historic City Hall or the 
character of Downtown 
Stratford 

• Adequate parking 
available in surrounding 
parking lots and parking 
garages 

• Beautification of the 
Downtown 

• A focal point and 
gathering place for the 
community 

• Strengthen and 
harmonize the identity of 
City Hall and the 
downtown  

7. Transit 

 

• Safety for bus riders and 
pedestrians 

• Noise from idling buses 

• Fumes from idling buses 

• Unattractive indoor 
waiting area 

• Improve safety for 
pedestrians  

• Improve the ambience 
and aesthetics of the 
site 

• Better integrate transit in 
the centre of downtown 

 

Market Square has the potential to be an event venue that can accommodate events of 
various sizes.  A wide range of activities such as community celebrations, theatrical events, 
concerts, films, receptions, promotions would appeal to residents and tourists alike as well as 
showcase local businesses. A new Market Square can create a renewed sense of place, 
attracting additional retail, entertainment, and residential development to the area and 
improving its overall appearance.  
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7. Recommendations 

The following points represent our recommendations for the City to proceed with the Market 
Square revitalization. 

1. Identify and evaluate the capital costs of the project with PLANT Architect Inc 

2. Initiate a business plan, which would include a fund raising strategy, an 
implementation plan and a programming plan.  The City should apply for public 
grant and loan programs through OMAFRA to study the feasibility of capital cost, 
marketing or business plans.  

3. Study the implications of moving the downtown transit terminal from its current 
location. 

4. Analyze impact of removing parking from Market Square  

5. Develop strategy to ensure that surrounding parking can adequately serve 
businesses in the vicinity of the square 

6. Coordinate redevelopment of Market Square with the City’s plans for underground 
infrastructure  

7. Develop capital strategy which should include: 

a. A fundraising campaign to encourage private donations 

b. Identification of major stakeholders who may partner with the City on one or 
more aspects of the project 

c. The potential value of naming rights to Market Square  

d. Implementing a separate BIA levy for the capital funding of Market Square 

8. Finalize the concept based on funding, programming and partnership requirements. 

 


