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1 INTRODUCTION 
 
1.1 Background 
 
With a population of approximately 10,000 people, Gander is the 
third largest community in Newfoundland and Labrador outside 
the Avalon Peninsula. It is the service centre for its region, the 
Kittiwake Coast. With an airport and many hotels, Gander is a 
frequent choice for provincial conferences held in central 
Newfoundland.  
 
Gander’s identity is defined by its airport. At the time of its 
construction in the late 1930s, Gander Airport was the largest in 
the world. It played host to Allied airmen during World War II 
and through the 1950s and 1960s, most transatlantic flights 
stopped in Gander to refuel. During the Cold War, when planes 
from the Eastern Block and Cuba stopped in Gander, it became 
a place where defectors embarked on their new lives in North 
America. Gander’s most recent role as a temporary home to 
airline passengers stranded during the 9/11 terrorist attacks on 
the United States attracted international attention and 
gratitude. This albeit tragic event allowed Gander to show, once 
more, that it is a place that welcomes the world. 
 
Gander’s downtown tells the tale of more prosperous times. 
Many of its buildings date to the town’s heyday in the 1950s and 
60s when downtowns were designed for cars. The dominant 
aesthetic is one of strip malls and parking lots. Services are 
distributed among many low-rise buildings spread out across a 
flat, mainly concrete and asphalt landscape that is efficient for 
snow clearing, but is not appealing for pedestrians. 
 
Gander’s status as a service centre to the 86,000 people who live 
within a 100-km radius of the community has recently attracted 
new commercial development on its outskirts. The town, always 
forward-looking by nature, has a newly optimistic outlook for 
the future. A facelift for Gander’s downtown to draw residents 
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and visitors into a revitalized core is part of this overall 
optimism and will serve as a starting point to ensure that 
Gander’s unique history and character remains centre-stage. 
 
1.2 Purpose 
 
In September 2005, the Town of Gander commissioned Tract 
Consulting Inc, in association with the architects PHB Group, to 
create a Downtown Redevelopment Study. The primary goal of 
this study is to develop Elizabeth Drive and Airport Boulevard as 
a more welcoming and pedestrian-friendly shopping district. The 
study includes:  
 

1. A design to generally beautify these routes, taking into 
consideration functionality in all seasons. 

2. Ways to better meet user needs, including improved 
orientation and directional signage. 

3. A review of the Town’s current Municipal Plan and 
Development Agreement with recommendations for 
changes that would keep new developments consistent 
with the study’s recommendations.   

4. Soliciting buy-in to the proposed developments from local 
business owners.  

5. Creating a marketing strategy to better promote the new 
downtown shopping district to residents and visitors. 

 
1.3 Process and Summary of Recommendations 
 
To complete this study, Tract Consulting Inc. undertook the 
following tasks: 
 

1. 2-day Visioning Workshop in January 2006, including 
case study review and SWOT analysis 

2. Concept development  
3. Implementation plan 
4. Cost estimates 
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Our Downtown Redevelopment Study is intended to guide 
enhancements to Gander’s core over the next decade. The study 
recommends community developments that: 
 

• Foster pride - create places that reflect civic identity and 
instill communal responsibility for public spaces. 

• Are inviting – create streetscapes and open spaces that 
are accessible and will attract residents and visitors alike 
for various year-round activities, from shopping to special 
events. 

• Are economically feasible – contribute to the 
community’s prosperity by attracting new businesses and 
consumers, and keep existing businesses and consumers 
by better serving their needs. 

• Invite participation – recommend a consultation plan 
that is designed to obtain ongoing input from residents, 
business owners and other stakeholders. 

 
Initial consultations with stakeholders determined that the 
study should focus on landscape improvements and upgrading 
building façades. We have done this, outlining general 
recommendations for four types of façade treatments that will 
mainly make use of existing buildings to create a more 
contemporary look that is more welcoming and functional. We 
also recommend the creation of several new downtown 
programming areas that can become the setting for events, 
urban sculpture installations, and gathering places. This study 
focuses on Airport Boulevard and Elizabeth Drive.  
 
The overall cost for our development recommendations is: 
$4,462,000 to be developed with the Town Square as a first 
priority. These costs will be shared by the Town of Gander, other 
Government agencies and departments, and local businesses. 
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2 RESEARCH & CONSULTATION 
 

2.1 Visioning Workshop 
 

On January 9-10, 2006, Tract Consulting Inc. held a focus 
group and visioning workshop to obtain direction and input 
regarding the Gander Downtown Redevelopment Study. The 
following individuals participated in this 2-day workshop: 
 
Government/Provincial: 
Dave Hardy, Dept of Innovation, Trade and Rural Development 
 
Government/Municipal: 
Derm Chafe, Town of Gander 
Annette Crummey, Town of Gander 
Derm Flynn, Town of Gander 
Allan Scott, Councillor, Town of Gander 
 
Organization/Municipal: 
Jack Waye, Civic Enhancement Committee 
Glenn Blandford, Civic Enhancement Committee 
Peggy Holley, Civic Enhancement Committee 
Diane Lomond, Civic Enhancement Committee 
Debby Buffett-Waye, Civic Enhancement Committee and 
Chamber of Commerce 
Hazel Bishop, Chamber of Commerce 
Roger Robinson, Chamber of Commerce 
 
Business Owners: 
Frances Tizzard, Chipman Holdings 
RA Bonnell, Business owner 
David Hanrahan, Gander Co-op 
 
This workshop resulted in the following vision statements for 
Gander’s downtown redevelopment: 
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Physical Environment:  Gander’s downtown will be diverse, 
vibrant and green. With walkways and information kiosks, the 
downtown will become a community gathering place for all ages. 
 
Economic & Tourism Activity:  Gander’s downtown will be a 
service hub for both tourists and residents in the region by 
offering year-round activities day and night.  The visitor-friendly 
environment will become a setting for diverse, quality 
entertainment experiences and services. 
 
Public Use:  Gander’s downtown will be a lively, people-centred 
place, featuring facilities that will encourage enjoyment of the 
outdoors. There will be more to do in terms of activities and 
services. 
 
Role in the City & the Region:  Gander will be a hub for 
visitor, regional and community services, with a focus on being 
the starting point for trips to major regional attractions. We will 
become THE place in our region for specialty retail stores, visitor 
services and quality restaurants. Gander will host major special 
events year-round. 
 
Administration:  The Town Council and Administration will 
assume a leadership role in identifying and implementing 
opportunities related to downtown improvement. Local 
champions and the business community will participate in the 
process to capitalize on opportunities and address service needs 
for downtown visitors and customers. A well-developed program 
of events and activities will enhance the character of the 
downtown and increase its use by residents and tourists alike.  
 
2.2 SWOT Analysis 
 
The Visioning Workshop also provided an opportunity to review 
the strengths, weaknesses, opportunities, and threats involved 
in developing Gander’s downtown and to rank them in order of 
importance. 
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Strengths: 
1. Diverse specialty stores. 
2. Central location close to hotels that support the 

convention market. 
3. Compact - everything is within walking distance. 
4. Existing regional service centre with long-standing 

clientele and a sense of place. 
5. Good roadway and accessibility. 
6. Not congested. Lots of free parking. 
 
Other:  
7. Large potential market (RVs in summer). 
8. Flat topography. 
9. Good number of existing businesses in downtown to form 

significant clusters. 
10. Government and other services are nearby. 
 

Weaknesses: 
1. Town Square is not aesthetically pleasing (inconsistent 

building façades, lack of colour/vibrancy, parking areas 
in poor condition, lack of green space and landscaping). 

2. No business organization to support implementation.  
3. Not pedestrian friendly - a lack of defined walkways, and 

way-finding and directional signs. 
4. Some local businesses and property owners are apathetic 

about enhancing the downtown.  
5. Lighting is poor and there’s a lack of pedestrian-scale 

(heritage) lighting. 
6. People use the Town Square as a drinking hang-out. 
7. Downtown parking areas are used for snow storage. 
8. The commercial area is not well maintained and there are 

snow clearing issues. 
9. Lack of community pride. 

 
Other: 
10.  Vacancies on upper floors in Town Square. 
11.  Lack of recognition of local history and civic identity. 
12.  Inconsistent zoning (highway services vs. local retail). 
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13.  Lack of protection for vegetation, limited space for    
landscaping treatments. 

14.  Absentee land owners. 
15.  Lack of incentive to undertake improvements. 
16.  Ugly backs of buildings. 
17.  Lack of dedicated staff to manage downtown issues or 

improvements. 
 
Opportunities: 

1. Create gateways (8 potential sites to be prioritized) and 
create sense of entry to the downtown.  

2. Promote airplanes and aviation history theme.  
3. Engage youth in the design process.  
4. Create interconnected illuminated walkway system 

linking hotels/motels with way-finding and 
interpretation.  

5. Access funds by forming a business development 
association/improvement plan to represent the 
community as a whole.  

6. Create a Christmas market with street vendors.  
7. Increase tourism awareness through promotional media.  
8. Develop “burnt-out site” as a precedent for future 

developments. 
9. Illuminate area in winter and create seasonal community 

events that are business-supported. 
10.  Capitalize on the increased traffic from the new big box 

stores.  
11.  Integrate with the Town Plan (to be revised in the near 

future). 
12.  Do something “bold” in the downtown landscape. 
13.  Develop the arts in the downtown (i.e. Trinity). 
14.  Create a central theme for downtown redevelopment 

centered on branding and its place in regional retail 
trade. 

 
Other:  

15.  Create commemorative green space. 
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16.  Compost to support greening movement. Coordinate with 
waste management and upcoming Provincial policy. 

17.  Create outdoor ice rink. 
18.  Install art in the landscape. 
19.  Commemorate 9/11 goodwill. 

 
Threats:  

1. Not getting cooperation or support from business owners.  
2. Youth in Town Square - drinking and soft drug use.  
3. Resistance to change. 
4. Economic challenges to small businesses created by big 

box store developments. 
5. Labour competition from big box stores. Limited labour 

pool to support local merchants at the lower wage level. 
6. Potential declining property values and reduced business 

activity. 
7. Limited population base - limited market growth 

opportunities. 
8. Established businesses relocating to the business park 

could lead to further vacancies. 
9. Businesses not located in the downtown may be critical of 

investment in the downtown.  
 
Other:  

10. Downtown could go into decline without improvement 
scheme. 

11.  Apathy from consumers or business owners. 
12.  Concern about gentrification’s impact on taxes. 
13.  Negative impacts from major events. 
14.  Increasing gas prices may reduce the number of users 

who come to Gander. 
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2.3 Case Studies 
 
2.3.1 Guelph, Ontario 
 
Study Objectives 

• Update vision for the Guelph’s downtown: 
“Downtown Guelph will be a place for people – for 
recreation, doing business, pursuing cultural interests, 
engaging in civic and other governmental activities and for 
living.” 
“It will be well planned and managed and encourage an 
atmosphere that attracts and retains investment.” 

• Develop an investment plan that identified:  
a) project and program priorities, goals, actions and 

timing for public sector investment. 
b) programs and policies to promote and stimulate private 

sector investment. 
• Recommend a downtown management structure.  

 
Key Issues 

• Lack of implementation. 
• Need to improve social fabric. 
• Outdated planning policy regime. 
• Need for a program of physical improvements. 
• Better maintenance. 
• Lack of consistency or focus in marketing. 

 
Priority Goals 

• To enhance market demand. 
• To reduce development costs. 
• To reduce risk. 
 

Priority Actions 
• Establish a Downtown Management Structure. 
• Establish a financial incentives program (prepare a CIP). 
• Eliminate barriers to investment (review development 

charges, parking policy). 
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• Revise the planning framework to enhance investment 
(zoning review, parkland dedication requirements, heritage 
district plan). 

• Further investment in the public realm (gateways, urban 
squares, streetscapes, pedestrian routes, parks, art, public 
buildings). 

• Improve social fabric. 
• Improve marketing 

 
Management Structure 

• Downtown Development Division 
• Advisory Committee 
• Enhanced role for Downtown Board (B.I.A.) 

 
2.3.2 Corner Brook, Newfoundland 
 
Background 

• Tourism Strategy for the Downtown developed by Portal 
Dillon and Associates in the 1980s. 

• The study identified the need to revitalize the downtown 
core and identified the need for: 
a) A museum  
b) Heritage street lights  
c) Theming  
d) Green space development and linked walking trails 

 
Current Status 
The Tourism Strategy has been strictly followed and quite 
successful. The Dowtown Business Association (DBA) is an 
independent legislated body funded by local downtown 
businesses. Downtown businesses pay and additional 10% on 
their taxes to fund the DBA office (salaries and overhead) to a 
cost of approximately $50,000 per year. The role of the DBA is to 
seek funds to support downtown enhancement and to support 
various special events. The City of Corner Brook agrees to 
maintain whatever gets built by the DBA. The DBA retains 
contractors to undertake civic improvement and holds the 
contractor to a one-year warranty on any completed work. After 
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that one year, the city takes over all responsibility for 
infrastructure. 
  
Results 
Many enhancements to the downtown have been completed that 
could not have been done without the DBA being able to source 
funds. In order to proceed, the DBA had to create a profile in the 
community. It took about four years for measurable results to 
be discerned. The first phase of funding was used for tourism 
infrastructure: murals, museum upgrades, park improvements, 
links to trails. More residents and visitors now come to the 
downtown and the number of businesses in the downtown is 
increasing. 
 
Lessons Learned 
Don’t worry about large multi-national corporations and big box 
stores like WalMart moving in. See these stores not as a threat, 
but as a challenge to be different, to change and to grow. Focus 
more on advertising and change or modify current offerings. 
Think about how to attract shoppers from WalMart to the 
downtown. The examples below demonstrate how Corner 
Brook’s downtown stores responded to WalMart’s arrival in 
Corner Brook: 
 
National Shoe Store responded by stocking more high-end shoes. 
They also sent staff for retraining in fitting orthopedic footwear. 
The store now does consultations and fittings for orthopedic 
footwear for all of Western Newfoundland. 
 
Pennyworth, a local gift shop, changed their product-line to 
higher-end gifts – another successful shift. 
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3 Design and Planning Principles 
 

3.1 Purpose 
 

The purpose of this study is to attract more shoppers to 

Gander’s downtown. An attractive downtown has two main 

characteristics: 

 

1. Buildings and landscape are varied and developed at a 

human scale (user-friendly, accessible, etc). 

2. There’s a variety of things to do and see – shopping is just 

one activity among many. There is a mix of shops, 

services, and leisure activities. 

 

Once implemented, the recommendations in this Study will 

increase the downtown’s appeal and its commercial viability. 

Recommendations respond to case studies, community input 

and the current conditions of the study area. The Study 

recommends a comprehensive re-branding of the downtown that 

reinforces a distinct sense of identity for the Town of Gander. 

 

The creation of this plan presents a special opportunity to set 

new standards for urban design in Gander. It is important to 

note that the Downtown Redevelopment Study is a flexible, 

working document that will need to be adapted as conditions 

change and as new development opportunities arise. For 

example, it is hoped that the Study will renew interest in the 

downtown area and create a demand for new commercial 

investment and development. As implementation takes place 

and new proposals come forward, elements of the plan will need 

to be tailored or expanded to meet these altered conditions. The 

typical plans and design motifs illustrated in the plan are 
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appropriate for most situations; however site conditions will 

require specific design solutions that introduce additional design 

elements. 

 

3.2 Vision  
 

The vision presented in this Study is a vision of Gander’s 

downtown as a unique shopping area for residents and visitors. 

The Gander shopping experience will have an element of 

surprise and excitement. It will be interesting and full of activity. 

The downtown will become a gathering and meeting place. A 

new look will promote civic pride, identity and investment.      

 

3.3 Design Principles 
 

Design principles are key considerations to be incorporated into 

the implementation of the Downtown Redevelopment Study. It is 

important to note that many of these principles cannot be 

directly implemented by the Town, but require the cooperation 

of private property owners, tenants and the community at large.  

 

1. Inviting Pedestrian Spaces 

• Visitors will be aware that they are entering a unique area 

and will anticipate high-quality amenities and 

experiences.  

• The design will be pedestrian-friendly with convenient 

and safe public access provided. 

• Guidelines for barrier-free design should be incorporated. 

• Access to the downtown from walking trails and other 

amenities should be enhanced. 

• The downtown should feature complimentary site 

furniture and amenities throughout. 



Gander Downtown Redevelopment Study 

 

 

TRACT Consulting inc.   16

• The design should incorporate bike racks, well-defined 

crosswalks and clear way-finding (signage, information 

kiosks). 

 

2. Effective Vehicular Circulation 

• Adequate parking must be provided but discretion must 

be exercised as parking lots can detract from the quality 

of pedestrian areas. 

• Parking lots should be programmed for alternate uses, 

particularly during times when they are not fully utilized.  

 

3. Safety and Security 

• The public, owners and tenants to the downtown should 

feel safe and secure. 

• Safety features will include: lighting, well-defined 

crosswalks, and good visibility. 

• Crime Prevention through Environmental Design (CPTED) 

principles should be incorporated throughout in the 

detailed design. 

 

4. Continuing Development 

• Diverse land-uses should be introduced to create a more 

vibrant urban environment, including more restaurant 

and retail spaces at street level, with residential and office 

space above. 

• New developments should be constructed within the 

established scale of the downtown. 

• New buildings should help to define the downtown and 

improve the quality of the streetscape. 
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5. Maintenance 

• Infrastructure will be durable, well-designed, universally 

accessible, and use materials that are sympathetic to the 

character of the town. 

• An overall maintenance program for the downtown should 

be established. Establishing a high maintenance 

standard will promote use of the downtown and 

demonstrate the Town’s commitment to its success. 

• Design elements should take into account snow clearing 

and removal. 

 

3.4 Theme 
 

Our recommendation package includes giving Gander’s 

downtown a new look that celebrates its unique past, and links 

a new downtown shopping experience to Gander’s heyday. Given 

the importance of Gander International Airport to the town’s 

identity, we have integrated visual references to flying, airports, 

and beacons throughout.  Wherever possible, visual and 

conceptual references put a contemporary spin on the vibrant, 

1960s look of the airport’s older sections.  

 

Gander International Airport is a glimpse at the town’s glory 

days. Step into the airport, and one gets a sense of a place out of 

time. It was a place where you might catch a glimpse of an 

aviation pioneer, a celebrated actor, or an international 

statesman. To visitors in transit, the Gander Airport must have 

seemed like the middle of nowhere, much like Mirabel Airport 

near Montreal. The juxtaposition of a large-scale, ultra-modern 

building in the “wilderness” gives Gander Airport a uniquely 

surreal, otherworldly atmosphere which should be capitalized 

on. Its declining use relative to its large scale only adds to this 

atmosphere. 
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Gander Airport is a symbol of a time when flying was an event, 

when airports and jet planes had a touch of luxury, and when 

flying was more than just a way to get around. So many older 

airports have been updated and contemporized into a uniform, 

international standard of functional blues and greys. In 

contrast, Gander International Airport is a gem of unique site-

specific design that speaks to the entire 1960s era - a time that 

still captures the popular imagination. 

 

The link we’d like to make between Gander’s past and present 

through our concept for its downtown redevelopment is this: 

Gander Airport (and Gander itself) is a place that has a touch of 

the unexpected and surreal. You never know what might happen 

or who you might meet. Shopping in Gander’s new downtown 

should capture the same element of pleasant surprise – it 

should be a shopping experience that is out of the ordinary. 
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3.5 Materials and Construction Methods 
 

To create a unified setting and establish a unique character in 

the downtown, the following streetscape elements are suggested. 

Each reflects a visual design link to the “flying in the 1960s” 

theme recommended. 

 

Streetscape Element Description 

Lighting 

Matching pole lighting, wall lighting and 

lit bollards. Pole lighting is pedestrian 

oriented (3.5 +-metres height), finished 

to a brushed-aluminium or painted to 

be consistent with the theme-related 

colour family.  

 

Poles should accommodate banners, 

and include electrical outlets for 

seasonal lighting. Durable lit bollards 

and wall-mounted wall sconces will aid 

in illuminating pedestrian walkways 

and landscape areas. Unlit bollards will 

help limit vehicle access to pedestrian 

areas. 

 

Seating 

Moulded benches are durable and can 

be colourful. Benches should be surface 

mounted to better accommodate 

removal and repair. Bright colours that 

match the colour family suggested are 

recommended for the seating. 
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Planters 

Freestanding, durable moulded planters 

can be removed in winter to facilitate 

snow clearing. Fixed concrete planters 

can be coloured and textured for 

interest and consistency with the visual 

theme. They help to define spaces, and 

act as low walls.  

 

Trash receptacles 

Designed to coordinate with benches 

and available in bright colours, trash 

receptacles should be located near 

seating and gathering areas. 

 

Bike rack 

Design should be coordinated with site 

furniture. Bike racks should be located 

in main town square area and near 

stores. 

 

Paving 

The conceptual design calls for walking 

surfaces with rich pattern, texture, and 

colour throughout the study area. A 

variety of standard-sized and coloured 

interlocking concrete pavers will be 

used to articulate space and to tie 

together various design elements. Exact 

patterning will be designed in the 

construction design phase. 
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Crosswalks 

Walkway surface treatments will be 

used on all designated crosswalks. The 

contrast in material, texture and colour 

will act as a traffic-calming device and 

signal a pedestrian priority area to 

vehicular traffic. 

Curbs 

Concrete curbs help define vehicle 

traffic routes and direct water runoff. 

Since typical raised curbs cause some 

snow clearing difficulties and are easily 

damaged, a custom, low-profile concrete 

curb is proposed for the downtown.  
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4  Development Concept 
 

 

The following section describes the physical improvements 

proposed for Gander’s downtown. These build upon stated 

design principles and community consultations. Unified 

streetscape elements characterize the developments 

recommended.  

 

Project components include:  

 

• Revamping building façades 

• Creating a defined Town Square 

• Brightening up the downtown through effective banners 

and painted surfaces.  

 

The study also suggests ways to program the downtown to 

further enliven this area through planned activities. 

 

4.1 Streetscape Enhancements 
 

Soft landscaping (tree, shrubs, grass, etc.) softens architectural 

and hard landscape elements. Landscaping throughout the 

downtown creates a stronger pedestrian-friendly environment.  

Maintaining soft landscape elements can be a challenge, 

particularly due to its vulnerability during snow clearing 

activities. Detailed design of landscape plans should consider 

the following: 

 

• The palette of woody plants should be largely of proven 

hardy and native species that are readily adaptable to 

difficult urban conditions. 
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• Street tree planting should be set back from street edges 

and snow storage areas. Trees and planting areas must 

also be protected with appropriate tree guards, raised 

curbs and planters. 

• Annuals and perennials should be used in planters and 

planting areas where snow storage is anticipated. 

• Grass areas should be kept to a minimum and used only 

where needed. Small grass areas should be avoided and 

such areas instead planted with dense ground covers to 

minimize the number of mowed areas. 

 

Parking lots will be softened, and main roads and shopping area 

defined by trees. Pedestrians will be encouraged to relax on 

benches. Visual focal points in the landscape will include 

sculptures (commissioned artworks along the chosen theme), 

repeated airplane displays similar to the town’s existing “pipe 

plane” design, and car displays near the dealerships that we 

would recommend should integrate displays of vintage cars.  

 

The detailed design of banners, signage, benches, bollards, 

planters, lighting, walling, and paving in the landscape will all 

reference the common theme of “flying in the 1960s”.  

 

4.2 Signage 
 

Well-designed and coordinated signs, banners and other street 

graphics will add a visual quality and reinforce the unique 

identity of the downtown. Signage is important to direct people 

to shopping areas, services and parking. Diverse sign types 

should be encouraged within a range of guidelines. Signs should 

be constructed of quality materials compatible with their 

surroundings and architecture. 
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Ultimately, the Town of Gander should establish a downtown 

sign by-law. Several good signage by-law models exist, including 

by-lays developed for the City of St. John’s. The by-law should 

consider regulation for: obtaining permits and reviewing sign 

applications; existing sign replacement; quantity, size and sign 

construction methods; fascia signs; projecting signs; window 

signs, awnings and ground signs (sandwich boards).    

 

Some key sign design issues that should be considered include: 

 

• Avoid unnecessary signage and too many signs, which 

lead to visual clutter.  Keep signs up-to-date and well-

maintained. 

• Mobile signs (neon sign boards) should be prohibited.  

• Encourage three-dimensional signs that fit with 

architectural elements (colour, form). 

• Vertically hung banners can make attractive signs while 

adding colour and movement to the downtown.  Banners 

should be hung on light standards and can be changed 

regularly to advertise community events. 

• Avoid using paper signs and obstructions taped to 

windows. 

• Professionally applied signs on glass are effective and do 

not clutter windows. 

• Vertically hung signs under canopies and awnings are 

good ways to identify individual shops. 

• Avoid large box, backlit plastic signs.  

 

4.3 Gateways 
 

Gateways are much more than simple entry points. They must 

signify to pedestrians and motorists that they are entering a 

special district. Gateways create a sense of arrival and establish 
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a positive image of place. Two gateways have been identified for 

the downtown at the intersections of Airport Boulevard at 

Elizabeth Drive, and Airport Boulevard at Cooper Boulevard. The 

main characteristics of the gateway are larger, distinct street 

signs; a gateway sign; and a revised version of the existing pipe 

plane feature. More pipe planes would be built to reiterate the 

existing structures. It is recommended that these features be 

painted in bright colours that will stand out in all weathers. 

Traffic bollards define the edges of the sidewalks at the gateway, 

and lead the eye into the Square. 

 

4.4 The Hub: a new Town Square 

 

“The Hub,” referencing an airport term, is a concept for a new 

Town Square at the corner of Elizabeth Drive and Airport 

Boulevard. It is meeting place, and a place that can be 

programmed in a number of ways.  

 

A 32-foot clock tower feature which draws on the look of the 

traffic control tower at the airport, creates a central vertical 

focus for the downtown. Detailed designs for this clock tower 

would include large scale banner graphics, a digital display, and 

illumination. The form is repeated in a smaller 24.5-foot 

information kiosk at The Hub and at other key points in the 

downtown. The kiosk features a map of the town, an information 

board, and a site for interpretation about the town’s story.  

 

From here, visitors will be directed to visit Gander’s top 

attractions. Short, catchy verbal descriptions and good quality 

“action” photos will promote visitation to Gander International 

Airport, the North Atlantic Aviation Museum, the Silent Witness 

Memorial, and key hiking and walking trails around the town. 
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Graphics for this information kiosk will relate to the overall retro 

1960s look proposed.  

 

Benches, pedestrian oriented pole lighting, banners, and 

planters increase definition of The Hub as an active, people-

oriented place. Additional wall mounted "step lights" help to 

illuminate walks. Exact lighting layout and the selection of 

fixtures would be done at the detailed design stage. The Hub is 

defined and enclosed through the construction of low concrete 

planters around the site.  A series of bench groupings surround 

the space and are oriented inward. The Hub space will be 

punctuated with large shade trees. 

 

The Hub’s central plaza can be converted into a skating rink in 

winter. Its decorative paving distinguishes this space, and links 

visually to the overall theme. Café seating and tables, and the 

consistent pipe plane feature further define this space. A 

performance space below the airplane feature is framed by the 

central plaza, steps and concrete planters. 

 

It is recommended that streetscaping for Airport Boulevard be 

eventually extended eastward towards the Arts and Culture 

Centre to better frame this location as an anchor attraction in 

the community. 

 

4.5 Façade Development 
 

An important component of the Downtown Redevelopment 

Study is the recommendation for upgrading existing building 

façades. These upgrades will create more visual interest within a 

consistent framework. Four façade treatments are recommended 

for four building-types: large existing stores, “strip mall” type 

buildings, mixed one and two storey buildings, and new 
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buildings. The aesthetic for these façades references the new 

“power centre” (box store) look, but on a smaller scale. Divisions 

between stores are emphasized using awnings, a mix of roof 

styles, and columns.   

 

The objective is to suggest techniques and imagery that can 

form the basis for an upgrade of the façades that will: 

• Make the area more attractive and inviting for shoppers 

and the general public. 

• Be more in-line with contemporary renovations to similar 

downtown cores. 

• Recognize the needs of existing and future businesses in 

terms of entrances, outside seating areas and signage. 

• Be flexible and easy to implement. 

• Be cost effective to build and maintain. 

 

The concept works with the existing building forms. It 

establishes a uniform column and cap detail with room for 

individual expression in the bays.  The primary materials 

include: 

 

• Brick for columns, column caps and selected façades. 

• Concrete for planters and steps with details that match 

the landscape plan. 

• Painted metal flashings and caps.  

• Metal and fabric canopies. 

• Pre-finished wood for soffits, signage bands and 

miscellaneous trims and details. 

• Applied acrylic plaster (E.I.F.S. - Exterior Insulation and 

Finish Systems) for façades and details. 

• Painted and anodized existing and new metal windows 

and doors. 

• Light fixtures that conform to the landscape plan.  
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Enforcing some signage controls; the repetition of some 

standard design details such as lighting, benches and planters; 

and using a coordinated colour scheme will all help to create a 

sense of uniformity balanced with the variety of individual 

stores. A pleasing streetscape is like any pleasing pattern – there 

has to be enough variety to look interesting, but not so much as 

to look cluttered.  

 

4.6 Public Art 
 

Public art can play a central role in establishing the downtown 

as a community destination. Public art (monuments, murals, 

sculptures, reliefs) welcome the surrounding community to 

explore the area. The display of artwork enriches the cultural 

environment of the downtown and provides visual focus in key 

areas and should be integrated with the overall design. 

  

Three locations have been identified as key areas for a 

significant piece of public art that might in some way express 

the history and future of the town. Additional smaller sculpture 

and monuments could be placed within the downtown, 

particularly on retaining walls around the town square.   

 

Artwork would be commissioned by the town or through open 

competition. An open competition, in which concepts from 

qualified sculptors would be displayed to the public and 

selections made through open voting, would provide an 

opportunity for dialogue about the creative process, and a 

chance to involve the public in choosing artwork for their public 

spaces. Artists might be invited to submit concepts based on the 

broad theme of “flight.” The final sculptures would each present 

a unique variation on this theme. One sculpture space might be 
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reserved for an annual temporary installation by the graduating 

class of Gander Collegiate. The school’s art teacher would have 

to be approached to coordinate this effort. 

 

Conceptual drawings and plans for the recommended developments are 

included in the following pages. 
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4.7  Programming: Enlivening the Downtown 
 

Programming that is unique and site-specific will create an 

added layer of activity that will draw people to the area and 

make the downtown truly vibrant. Animation should be 

coordinated by town administration staff in collaboration with 

the Tourism and Special Events Committee. Sponsorship by 

downtown businesses will play an important role in the success 

of events, but government funding might also be sought out. 

 

Gander already has several events that tie nicely into either the 

“flight” or broader “transportation” theme. Car shows (especially 

vintage car shows), car races, snowmobile exhibitions, and BMX 

shows would all be relevant to this theme. In collaboration with 

business owners, as many of these events as are compatible 

with the downtown should take place in downtown parking lots 

and The Hub to encourage visitors to browse and explore this 

area’s restaurants and specialty shops.  

 

Smaller weekend events in the downtown should be distributed 

evenly throughout the year, capitalizing on peak shopping times 

when people are likely to be in Gander from the surrounding 

region. Peak shopping times are: end of August (back to school), 

Hallowe’en, Christmas and Easter/Spring. 

  

Programs should be seen as a bonus to the shopping experience 

– an extra way to attract and keep people in the downtown. 

Events should be divided into activity stations around the 

downtown to encourage exploration and browsing. Event 

appropriate décor throughout the downtown (in the trees) will 

help to create the appropriate atmosphere of fun and 

celebration.  
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Local business owners should be encouraged to participate by 

decorating their own stores according to the selected theme, or 

in some cases, by costuming staff with themed clothing (hats, 

pins). Providing downtown shoppers with free access passes to 

special activities or small event-related gifts (pins, stickers) will 

add to a festival atmosphere and act as souvenirs of the 

experience. Shoppers might get a free admission pass to 

particular events if they spend a certain amount in the 

downtown at several stores. A card, for example, which visitors 

could have stamped at five stores that they spend over five 

dollars at, might gain them free entrance into a particular 

activity.  

 

Gander’s current “Festival of Flight,” which happens in August, 

could easily be tied into the downtown through particular events 

planned for public spaces, especially The Hub, the proposed 

Town Square. Of the approximately 60 events that formed the 6-

day Festival of Flight in 2006, only seven activities or events 

directly related to the flying/aviation theme. We suggest that the 

Festival of Flight be concentrated into fewer days, with more 

flight-related activities, and that some current festival activities 

be programmed for other times of the year. This will redistribute 

sponsor contributions and volunteer efforts, and do more to 

attract people to the downtown throughout the year.   

 

Several flying sub-themes are listed below. Each could integrate 

the following theme-related activities: films and readings, poster 

competitions, downtown décor, chalk drawing or temporary 

sculpture competitions in the downtown parking lots, scavenger 

hunts with clues and prizes, etc. For example, if a kite 

competition were held, a series of kite-related films, readings, 
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poster competitions, etc. might be organized that further expand 

on the kite theme and create a more town-wide festival flavour. 

 

Kites  

Invite famous kite makers and flyers to conduct demonstrations 

and workshops in kite-making and to hold a kite-flying 

competition. Decorate downtown trees with colourful kites. 

Involve local school children to design or decorate the best kite, 

or best kite poster. A kite parade through the downtown in 

which people display their kites (either brought or made during 

the competition) could end the event. 

 

Model Planes and Paper Planes 

Expand the current fliers’ demonstration held during the 

Festival of Flight to organize more regular plane displays, 

workshops and competitions either in a tent in a downtown 

parking lot and/or outdoors at the Hub. Invite local or national 

experts to share their knowledge and lead demonstrations and 

competitions. Children should be able to have an opportunity to 

make and display their own efforts. 

 

Hot-air Balloons 

Hot-air balloon rides are a perennial favourite. These could be 

offered during special events from a downtown parking lot or in 

a park nearby as long as the balloonist has enough of a clear flat 

area to lay out and inflate their balloon. Sussex, New Brunswick 

has a popular ballooning festival every year with many flight-

related events. There are currently no ballooning events in 

Newfoundland. Further research needs to be done to see 

whether a ballooning festival would be feasible for this Province, 

and for Gander in particular given the flying regulations around 

the airport. Contact has been made with the Canadian Balloon 

Association to learn more. 
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Daring Sky-High Adventures  

Sky-diving, parasailing, helicopter rides, or a ride in a small 

plane over Gander Lake might be considered as activities that 

could be added to the Festival of Flight as pay-as-you-go 

participatory or demonstration events. Customers who spend a 

given amount in downtown stores could also enter to win a gift 

certificate to participate in one of the above activities. 

 
Birds, Butterflies and other Flying Insects 

See above regarding decorating downtown trees, poster 

competitions, etc. Invite the Newfoundland Insectarium to send 

a travelling exhibit or to partner on bringing in a travelling 

exhibit from another institution such as the Montreal 

Insectarium. Exhibits on birds (mechanics of flight, wildlife 

artists, etc.) would also be appropriate. The Exhibition 

Production Centre at the Musée de la Nature at des Sciences 

based in Sherbrooke, Quebec, offers a number of science 

exhibits that can be rented for a fee. Displays could be set up at 

the airport or the Arts and Culture Centre, and related events 

planned for the downtown. 

 

Off the Runway: Flying Fashions 

A fashion show of flight attendant uniforms through the years 

could take place under a tent in one of the downtown parking 

lots or at the airport. Alternatively, local stores could be invited 

to display uniforms in their shop windows. Various airlines 

would be solicited for donations of uniforms from past and 

present. Any outright donations could form the beginning of a 

unique collection that would enhance existing displays at 

Gander International Airport. Cliff Muskiet, a flight attendant 

from the Netherlands, has an extensive collection of flight 

attendant uniforms. He has been contacted regarding lending 
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parts of his collection for a display. He formed his collection by 

contacting airlines that were introducing new uniforms. 

 

Ice or Snow Sculpture Competition 

Sculptures in the downtown would focus each year on a 

different flying theme: famous aviators, birds, butterflies, 

helicopters, planes of World War II, the Jumbo Jet era, etc.   

 

Drive-in Film Nights 

Project flight-themed or 1960s era films onto a downtown 

building as a temporary drive-in. Free entrance for vintage cars 

or appropriate period costume. Film ideas might include “The 

Aviator” (in which Gander is mentioned) and Gordon Pinsent’s 

“Heyday,” and Pope Productions’ “Above and Beyond” in which 

Gander is a major setting. 

 

Star Gazing 

Gander used to be a place to see the stars – Hollywood stars – 

stopping in to refuel on their way to and from Europe. As part of 

the Festival of Flight or another event, local actors could be 

hired to impersonate well-know popular culture icons from the 

past. Strolling around downtown, shoppers might run into Elvis 

Presley or Marilyn Monroe, recapturing some of the element of 

surprise from Gander’s glory days, and adding a quirky touch to 

downtown life. 

 

 

Festival of Flags 

This event ties into Gander’s identity as a meeting place for the 

world. Decorate the downtown with international flags. From a 

tent downtown or from local restaurants and cafés, visitors can 

taste flavours from around the world. Business owners might be 

asked to provide their staff with international costumes or to 
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decorate stores along an international theme. A parade of flag 

throwing, and/or of international costumes would further 

enliven this event.  

 

Peace in Bloom Festival 

This theme relates to Gander’s history as a military base, to its 

Peacekeeper Park, and to its role in assisting stranded 9/11 

passengers. Gander’s civic pride rests partly on its reputation 

for hospitality and openness. Given this identity, we feel that the 

role of “peace ambassadors” would resonate with Gander’s 

residents and visitors. 

 

A combination spring flower show, fundraising event for 

charities which serve war-torn countries, and other related 

events would be a unique addition to Gander’s roster of civic 

activities. Paper cranes would have an important place in this 

event and would provide a way to involve local children.  

 

The link between peace and paper cranes comes from the well-

known book, Sadako and the Thousand Paper Cranes. Sadako is 

a Japanese girl who is exposed to radiation when the atom 

bomb is dropped on Hiroshima. After she develops leukemia, a 

friend tells Sadako of a legend in which the maker of a thousand 

paper cranes can make any wish. The story follows Sadako as 

she makes the cranes and wishes to be cured. Sadako’s story 

has made paper cranes an international symbol for peace. They 

also tie nicely to the theme of “flight”.  

 

As with other events, downtown businesses would be 

encouraged to decorate according to the theme (flowers and 

colourful paper cranes). Local school children would be 

encouraged to fundraise by holding paper crane-making 



Gander Downtown Redevelopment Study 

 

 

TRACT Consulting inc.   36

marathons. If made of waterproof paper, the cranes could be 

displayed hanging from trees around the downtown.  
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5 Development Strategy  
 

 

5.1 Implementation  
 

The planning requirements for implementing Gander’s 

Downtown Redevelopment Study are a considerable undertaking 

and will probably take several years to be fully realized. The 

Study promotes a long-term approach and recognizes that the 

success of plan’s components depends on a variety of activities, 

actions and partnerships. These include: 

 

• Promotion and development of the Redevelopment Study. 

• Project planning and funding. 

• Ongoing dialogue with designers, developers and 

businesses. 

• Integration of work with other services. 

• Community engagement and support. 

• Use of the Gander Downtown Redevelopment Study in 

negotiations with developers. 

• Promotion and marketing of the downtown. 

 

5.1.1 Business Partners 

 

The Gander Downtown Redevelopment Study and its component 

projects need to be implemented by a variety of private land 

owners and the Town of Gander, with recognition that the main 

investment would come from the Town. As improvements to the 

public spaces are essential, the Town's participation and 

support is critical. It is crucial that Town staff coordinate the 

implementation of projects in order to maximize overall impact. 

For example, the major improvements to the streetscape will be 

complimented by the relatively smaller façade upgrades that will 
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be done by downtown businesses. We suggest that an individual 

or team of Town staff coordinate and lead the implementation of 

the work, with the assistance of outside design consultants.  

 

Although it is recognized that the Town of Gander is taking the 

lead in implementation, business owners within the downtown 

have a key role to play. Implementation of these projects will be 

in everyone's best interest - from the general public to property 

and business owners. Being in the public interest suggests that 

some form of incentive is appropriate. Measures that have been 

used in the past in various jurisdictions have included: 

 

• Direct grants from the Municipality. 

• Municipal participation in most public streetscape 

components. 

• Participation in programs such as a "Main Street" 

program. 

• Tax incentives. 

 

In general, the best incentive usually ends up being the 

increased economic opportunity that develops as renovations 

begin. The actual method of implementation will depend on the 

scale of the project and owner participation. The first step will be 

the preparation of design drawings for final approval and more 

detailed cost estimates. The next step is the preparation of 

construction documents followed by tender and construction. 

 

We suggest that business owners work closely with the existing 

Chamber of Commerce to establish a sub-committee to 

implement the Gander Downtown Redevelopment Study in 

partnership with the Town. The proposed Gander Downtown 

Redevelopment Business Association must have a strong 

working relationship with the Town and the Chamber, so that 
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both groups support and complement each other. This proposed 

association would provide a number of benefits, some of which 

are listed below. 

 

• Improved communication between businesses and the 

Town. 

• Opportunity for businesses to present a strong and 

informed position with regard to proposed re-

developments in the downtown. 

• Partnership initiatives among businesses and with other 

organizations. 

• Potential access to shared funding of events with the 

Town and/or other partners.  

 

5.1.2 Professional Design Services   

 

Given the degree of commitment the Town has shown in the 

preparation of the Gander Downtown Redevelopment Study, the 

subsequent implementation of various components should be 

executed to the highest design standard. The Study has created 

an overall vision to guide the enhancement and redevelopment 

of the downtown. Detailed design of plan components will be the 

next step in implementation. Design of specific facilities, 

streetscapes, signs, interpretation, walks, and open spaces 

should be professionally developed to a consistent standard of 

excellence.  

 

The ultimate success of the urban design and beautification 

efforts rests to a large extent on the attention paid to consistent 

design style and detail. Specialized skills and knowledge from 

firms or persons will be needed to fulfill the design concepts.  

For the various actions, professional advice should be sought 

from: 
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• Landscape Architects 

• Environmental Planners 

• Architects 

• Civil and Structural Engineers 

• Interpretive Planners  

• Graphic Designers 

• Artists 

 

5.1.3 Phasing 

 

It is estimated that the Gander Downtown Redevelopment Study 

will be implemented in several phases subject to priorities and 

funding. Key initiatives, such as The Hub – the new town 

square, the realignment of Elizabeth Drive, and Airport 

Boulevard will require a step-by-step phased approach to 

implementation. Implementation should be based on a logical 

construction process and projects which provide the highest 

visibility for the development of the downtown should have 

priority.   

 

1.  The Hub- A New Town Square   

The realignment of Elizabeth Drive is a considerable piece of 

work and will establish a new "edge" for the street and support 

all other streetscape improvements proposed for The Hub.  

Although the work does not include landscape improvements at 

the front of the Town Hall, we feel that this should be considered 

in the future. 

 

Implementation of streetscape improvements in front of 

commercial buildings will need to be coordinated with 

landowners as some of the developments take place on private 

property (i.e., planters, seating areas and façade improvements).     



Gander Downtown Redevelopment Study 

 

 

TRACT Consulting inc.   41

In the detailed design stage, some adjustments to the concept 

plan will be required to allow for future façade improvements. It 

may be that these improvements will not take place as quickly 

as the road realignment and Town Square improvements.  

 

The Hub will become the main feature of the Gander Downtown 

Redevelopment. It will be highly visible and create a significant 

public space in the downtown. As such, priority should be 

placed on implementing this area in order to demonstrate the 

downtown’s potential for improvement.  

 

Concurrent with the realignment of Elizabeth Drive, detailed 

design drawings should be undertaken for the Hub space to 

allow for a Spring 2007 construction start. 

 

It is suggested that the building façade improvements proposed 

around The Hub be developed by private interests and may take 

some time to negotiate. 

 

2.  Airport Boulevard 

It is suggested that streetscape and parking lot improvements 

along Airport Boulevard be undertaken once The Hub is 

completed. As with The Hub, suggested façade improvements 

will have to be undertaken by private interests. 

 

3.  Parking lot improvements  

The landscaping and parking lot enhancements proposed for the 

front of the Fraser Mall and Scott Building and the along the 

Commercial Strip between MacDonald’s and Steers Insurance 

are an important part of the proposed development. 

 

We propose that the Town work closely with business owners to 

have the proposed enhancements implemented. 
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5.2  Marketing Strategy 
 

As a first step, the promotion of this plan will help the Town of 

Gander garner support for its goals and objectives. During the 

course of developing this plan, a visioning exercise was held 

with Town staff, council members and several business owners. 

Consultation and promotion of beautification efforts should 

continue as components of the plan are implemented.  

 

The creation of an effective marketing strategy will improve the 

public's awareness of and support for the proposed 

undertakings. As an immediate action to build support, a poster 

and brochure should be developed to promote Gander’s 

Downtown Redevelopment. This will serve as a means to inform 

citizens and generate a sense of excitement about the planned 

improvements; encourage business owners to support the 

improvements by making their own renovations; and raise 

general awareness about Town of Gander’s role in pursuing the 

improvements. The overall content and graphic approach should 

identify the new Gander Downtown Redevelopment as urban, 

contemporary and people-friendly. 

 

For longer term support and to build downtown business, the 

Town should develop a more comprehensive marketing strategy. 

A marketing strategy should begin with the following question: 

Who should we target?  

 

Many organizations take a ‘buckshot’ approach to marketing a 

place – trying to target as many audiences as possible, with the 

hopes of reaching them all. If your destination is popular 

enough (like Disneyland), and your message interesting enough, 

this can work (Disney targets everyone). But for the most 

destinations, this is not effective, because:  
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• Trying to reach everyone is expensive. 

• The product isn’t relevant or meaningful to everyone. 

• Some audiences simply will not be interested in Gander 

no matter what you say. 

 

Gander has to focus on a small number of easily reachable 

markets (called market segments), and then target them with 

tailored, themed messages around Gander’s dowtown that will 

be meaningful to these segments. The hard part: ignoring the 

market segments that you are not targeting. There will always be 

a desire to be ‘all things to all people’, but from a marketing 

standpoint, it is a trap to avoid. Gander will shift its markets 

over time, and not try to reach them all at the same time. 

 

So, be specific, and be targeted. 

 

Key Audiences 

 

There are three primary market segments, and three secondary 

market segments. The primary segments are the short term 

priority, and are the focus of this marketing strategy. The 

secondary segments will become primary in the long term, once 

Gander’s downtown is developed.  

 

Primary Market Segment 1: Local opinion leaders 

 

Profile:  

• Long-standing members of the Gander business, political 

and social community – people who have influence over 

their peers and members of the general population of 

Gander.  
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• People with a strong affinity for Gander and its aviation 

history.  

 

Size of group: Approximately 200-300 people. 

 

Objective: Influence and direct pride in Gander and its new 

downtown.  

 

Desired actions:  

• Make them ambassadors of the downtown development.  

• Arm them with information and give them incentives to 

adopt the recommended developments.  

• Let them see things in advance, and give some input. 

• Appeal to their sense of civic pride.  

• Outline the social, business, and cultural benefits of the 

recommendations.  

 

Primary Market Segment 2: Gander residents 

 

Profile:  

• Residents of the Town of Gander – many are members of 

families who have been there for generations; but many 

are relatively new to the area.  

• A strong affinity for Gander, but some residents are less 

attached to the town.  

• May not notice the unique and interesting history of the 

town they live in. 

 

Size of group: Approximately 12,000 to 15,000 people.  
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Objective: Build knowledge of great features in and around 

Gander. Reinforce their existing pride (which in some cases is 

‘below the surface’).  

 

Desired actions:  

• Gain buy-in to redevelopments, by helping them to see 

their own backyard a little differently.  

• Make it simple for them.  

• Increase their civic pride. 

• Connect them more closely to Gander’s history and 

uniqueness.  

 

Primary Market Segment 3:  

Population base in Gander’s catchment area 

 

Profile:  

• Residents of Eastern Newfoundland who live within a one 

hour drive of the Town of Gander.  

• These are people who already visit Gander on a somewhat 

regular basis.  

• They have many ‘in close’ shopping, business and 

tourism choices (primarily Grand Falls-Windsor, 

Clarenville and St. John’s), though Gander is probably 

the closest for most of them.  

• Gander may not be their first choice, but may be the most 

convenient option especially as gas prices continue to 

rise. 

 

Size of group: Estimated at 90,000 people 

 

Objective:  Build greater awareness and knowledge of Gander as 

an interesting location – particularly for visitation, business, and 

shopping. Reinforce Gander’s uniqueness. 
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Desired actions:  

• Visit downtown Gander more often.  

• Build understanding of expectations of Gander, and get 

them to buy into the new developments.  

• Build repetitive business. 

 

Secondary Market Segment 1:  

In province population outside of catchment area 

 

• Residents of the province in general who may pass 

through the eastern/central part of the province from 

time to time.  

• This population is not likely to ‘head off to Gander’, but if 

they are in the area, they may gain a better 

understanding of Gander and its history. 

• Over the long term, they will see Gander in a new way, be 

surprised and pleased, and be more likely to see it as a 

business, tourism or shopping destination.  

 

Secondary Market Segment 2:  

Business leaders looking for new markets 

 

• An interesting, well-developed downtown core will be 

attractive to franchise businesses or local entrepreneurs. 

• In the long term, as the developments roll out and 

business and traffic grow, develop proposals targeted to 

business leaders and decision makers showing traffic, 

growth, and success.  
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Secondary Market Segment 3: Tourists from out of province. 

• Existing tourism promotional efforts can connect to new 

downtown promotions as the developments are 

implemented.  

• Tourists from out of province will be attracted to 

downtown Gander as a destination only once it is 

developed and successful.  

 

The Marketing Mix 

 

Effective marketing involves more than a theme or set of 

advertising messages. Marketing is about a mix of things to be 

integrated so that the target audience takes particular actions. 

There are five components to the marketing mix, and for 

Gander, certain parts of the mix are more important than 

others.  

 

• Product: What does Gander have to offer? 

 

• Price: What does it cost to do business in Gander, and 

how does it compare in price to your competitors? 

 

• Promotion: How to you communicate what Gander has to 

offer? 

 

• Place: How can people get to and around Gander? 

 

• People: How can residents become interested in Gander’s 

downtown?  

 

For the Gander Downtown Redevelopment Studay, it is not 

critical to change price or place. The focus of the strategy is: 
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• Product: what is Downtown Gander all about? 

• Promotion: how do we get the message out effectively? 

• People: how do we make this relevant for the town’s 

population? 

 

Product Strategy: Get with it 

 

Involve retailers early 

• Gain their input and buy-in before the program is 

launched. 

• Help them understand the economic benefits. 

 

Build incentives 

• Help defray costs – make it easy to get involved. 

• Offer ‘early adopter’ program for companies that come in 

early. 

 

Create guidelines 

• Write a set of standards to help people follow the 

development recommendations.  

• Help people understand what is appropriate, and what is 

not. 

• Offer tools, such as PowerPoint slides, ad mats, web 

links. 

 

Connect the product development program into the theme 

• Keep the whole plan consistent with the 1960s theme. 

For example, don’t call the program “The Gander 

Downtown Redevelopment Plan”. Call it “Get with it”.  
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A Look for Promotional Materials: Flying in the 60s 

 

Two key components: 

 

Flying. The core of the concept 

• The town’s history of aviation makes the overall theme 

possible. 

• Consistent promotional connections to aviation and flight 

give the theme context.  

 

The 60s. The tone and style of the concept 

• Use of pop cultural icons to connect to the 1960s. 

• Graphic design and references integrate this theme. 

• Creative description:  

o A contemporary take on a classic style.  

o Retro-chic. Cool and sleek. 

o Integrated. The style appears in many places. 

o Fun, interesting and well-designed; not old, dull or 

staid.  

• Avoid overdoing it. Recognize the fine line between being 

fun and being foolish; between a theme and a gimmick.  

 

Promotional Elements 
In town: Gander Description 

The Hub design 
The prominent way in which most people 

see the concept. 

Pride brochure 
A themed promotional piece distributed to 

everyone in the town, so they ‘get it’.  

Newspaper advertising  
Develop print ads in the Gander Beacon to 

build awareness of the new developments. 

Special Events   

See Section 4.7 on programming the 

downtown.  
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Out of town: 

catchment 
Description 

Newspaper advertising 

Build awareness about Gander’s new 

downtown through advertising in 

newspapers (such as the Grand Falls 

Advertiser) for areas near Gander. 

Brochure 

Develop a mass market brochure to be 

mailed to select in close markets. The 

brochure has to be ‘brand tactical’, meaning 

that it needs to embody the Flying in the 

60s theme, but also needs to show places to 

go and things to do when in downtown 

Gander. It needs a call to action. 

Signage 
Develop intercept signage to direct people 

downtown. 

Travel guide advertising 
Develop advertising in the province’s travel 

guide.  

Word of mouth 

Reinforce the importance of word of mouth 

promotion with key stakeholders in Gander, 

as that word of mouth will quickly travel out 

of town. 
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5.3  Development Costs 
 
This project is based on the Town of Gander seeking funding 
from the Canada-Newfoundland Municipal Rural Infrastructure 
Fund (a fund administered by the Atlantic Canada 
Opportunities Agency). The Town of Gander should expect to 
raise 1/3 of funds required in order to match equal 1/3 
contributions from Federal (ACOA) and Provincial Government 
departments respectively.  It is a requirement of the 
Infrastructure Fund that the Provincial Government first agree 
to support the project.  
 
It is recommended that private property owners be approached 
to implement façade renovations to their own buildings.   
 
Development costs are outlined below: 
 
Development Costs (Estimated) 

A. Landscaping (The Hub, Airport Drive, etc) 

Item Unit Cost # of units Subtotal 

Roads l.s. - 200,000 

Utilities l.s. - 150,000 

Streetscaping 350/lm 2200 770,000 

Plant materials l.s. - 160,000 

Parking spaces 1000 700 700,000 

Lighting (street and pedestrian) l.s. - 262,000 

Tower feature l.s. - 90,000 

Kiosks 7000 3 21,000 

Signage l.s. - 75,000 

Model Airplanes 15,000 7 105,000 

Subtotal Landscaping   $ 2,533,000 

B. Building Refurbishment (Private interests) 

Item Unit Cost # of units Subtotal 

Façade A 1500 400 600,000 
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Façade B 1500 200 300,000 

Façade C  (Town Sq only) 1500 750 225,000 

Façade D 1500 90 135.000 

Subtotal building refurbishment   $ 1,260,000 

C. Marketing 

Item Unit Cost # of units Subtotal 

One-time costs (to be 

redeveloped every five years) 

Comprehensive promotional 

strategy  $10,000 - $10,000 

Comprehensive creative concept 

development   $20,000 - $20,000 

Annual promotional costs 

Production and printing 

(advertising, brochures)  $40,000 - $40,000 

Execution 

(mailing, advertising)   
$60, 000 - $60, 000 

Subtotal marketing   $100,000 

TOTALS 

Design fee @ 15% l.s. Streetscape $ 380,000 

Design Fee @ 15%  Façades  $ 189,000 

Total   $4,462,000 

Note that these figures are preliminary estimates that are within 10-20% of order 
of magnitude estimates that are within +1 – 25% of actual costs. 
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