
RE-IMAGINING 
THE TRADITIONAL 
SHOPPING MALL









CANADA’S MALLS 
THROUGH THE 
DECADES



1884

CANADA’S FIRST 
INDOOR SHOPPING 
MALL

THE YONGE STREET ARCADE
TORONTO, ON



1949

CANADA’S FIRST 
STRIP MALL

NORGATE SHOPPING CENTRE
SAINT LAURENT, QC



1950
CANADA’S FIRST  INDOOR 
SHOPPING MALL 
PARK ROYAL SHOPPING CENTRE, VANCOUVER, BC



1964

CANADA’S FIRST & 
ONE OF THE WORLD’S 
LARGEST COVERED 
SHOPPING MALLS 

YORKDALE, TORONTO, ON



1977

‘AN INDOOR 
CITY’ WITH 3 
OF THE TALLEST 
BUILDINGS IN THE 
COMMONWEALTH

TORONTO EATON CENTRE
TORONTO, ON



1981
THE WORLD’S LARGEST 
SHOPPING MALL 
WEST EDMONTON MALL, EDMONTON, AB



1984 - 1992EST. 1962 
LA VILLE SOUTERRAINE 



2000’SVAUGHAN MILLS
VAUGHAN, ON



ACROSS  THE COUNTRY, 
SHOPPING MALL 
OWNERS ARE FACING 
CRITICAL CHOICES



HOW DO YOU 
TRANSFORM MALLS 
INTO VIBRANT URBAN 
NEIGHBOURHOODS?



THE FIVE MOST 
COMMON MALL 
REDEVELOPMENT 
MODELS



1. MIXED-USE 
URBAN DISTRICT

LIMITED OR HIGHLY COMPETITIVE MARKET OR MALL-BASED RETAIL
REQUIRES FULL OR PARTIAL DEMOLITION OF THE EXISTING MALL STRUCTURE
LOCATION ON A MAJOR STREET
PRESENT OR FUTURE TRANSIT CONNECTIONS

AVALON, ALPHARETTA, GEORGIA



2. SINGLE - USE 
DEVELOPMENT

CONDITIONS FAVOUR BIG-BOX RETAIL OR SINGLE USE FACILITIES
LIKELY TO LOSE ANCHOR TENANT
LOCATION ON MAJOR ARTERIAL STREET OR NEAR HIGHWAY

ANYWHERE, NORTH AMERICA



3. ADAPTIVE REUSE
VERY LIMITED MARKET FOR PRODUCTIVE RETAIL
REGIONAL DEMAND FOR LOW-COST CENTRAL SPACE
ANCHORS ARE CLOSED, BUILDINGS ARE SITTING EMPTY
AVAILABLE PARKING IS IMPORTANT

THE MCALLEN PUBLIC LIBRARY, MCALLEN, TX 



4. MALL PLUS
STABLE RETAIL MARKET WITH NEAR FUTURE COMPETITION
ANCHOR TENANTS LIKELY TO REMAIN
LOCATION IS HIGHLY VISIBLE NEAR HIGHWAY
50 ACRE + SITE

MIZNER PARK, BOCA RATON, FL



5. REINVESTED 
MALL

STABLE OR GROWING MARKET FOR UPGRADED MALL
ANCHORS LIKELY TO REMAIN, REFORMAT AND/OR UPGRADE
DIRECT HIGHWAY ACCESS & VISIBILITY
50 ACRES + SITE

OAKRIDGE CENTRE, VANCOUVER, BC



ADVANTAGES OF MIXED 
USE DEVELOPMENT



ABILITY TO SPREAD MARKET RISK
PROJECT PHASING ALLOWS FOR SELECTIVE 
CONSTRUCTION OF THE IN-DEMAND COMPONENTS



PUBLIC ASSISTANCE
INVOLVE THE COMMUNITY AND GAIN SUPPOURT 
FROM THE CITY THROUGH PEDESTRIAN ORIENTED 
SPACES



OPPORTUNITY TO CREATE 
GREATER LONG-TERM VALUE
A MIX OF USES WILL PROMOTE AND REINFORCE 
EACH USES VALUE

BUCKHEAD, ATLANTA, GO



POSSIBILITY OF CREATING 
HIGHER SHORT-TERM VALUE
COLLABORATIONS WITH THIRD PARTY DEVELOPERS 
CAN OCCUR AFTER APPROVALS



CASE STUDIES



CITY CENTRE 
SURREY, BC











CURRENT CONDITIONS
URBAN PLAZA 
SHOPPING CENTRE
SIMON FRASER UNIVERSITY (SURREY CAMPUS)
OFFICE SPACE
2 X SKYTRAIN STATIONS











WESTGATE SHOPPING 
CENTRE
OTTAWA, ON







CURRENT CONDITIONS
COMMUNITY HUB
FEW MAJOR ANCHOR TENANTS
BUS TRANSIT STATION
MAJOR ARTERIAL STREET VISIBILITY
HIGHWAY ACCESS + VISIBILITY



1.4 LONG TERM DEVELOPMENT OBJECTIVES

MIX OF USES

ENCOURAGE COMMUNITY 
VITALITY THROUGH A MIX 
OF USES

MOBILITY

INTEGRATE MOBILITY, 
PARKING AND SERVICING

EASE OF 
MOVEMENT
PROVIDE NEW STREETS 
AND BLOCKS TO ENHANCE 
MOVEMENT IN AND 
AROUND THE SITE

TRANSIT 
NODE
CREATE A SEAMLESS AND 
INTEGRATED TRANSIT 
NODE

FORM + 
SCALE
DEVELOP ACTIVE EDGES 
THAT ARE ENGAGING 
AND RESPECT ADJACENT 
COMMUNITIES

PUBLIC 
REALM
CREATE HIGH-QUALITY 
OPEN SPACES AND PUBLIC 
REALM

transformation of the area on an Arterial Mainstreet into a pedestrian-friendly and 

Urban Design Guidelines for Arterial Mainstreets and High-Rise Housing.

LONG TERM DEVELOPMENT OBJECTIVES
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NEOPPORTUNITIES + CONSTRAINTS ANALYSIS



20 YEAR VISION
PHASING STRATEGY
PHASE 1 : 1 - 5 YEARS



20 YEAR VISION
PHASING STRATEGY
PHASE 2: 6 - 10 YEARS



20 YEAR VISION
PHASING STRATEGY
PHASE 3: 10 - 25 YEARS





10 LESSONS FOR 
RE-IMAGINING 
SHOPPING MALLS



LESSON 1:  
MAXIMIZE ENVIRONMENTAL 
BENEFITS
CREATE PEDESTRIAN ENVIRONMENTS 
THAT WILL REDUCE DISTANCES BETWEEN 
AMENITIES OR SERVICES

THORTON PLACE, SEATTLE, WA



LESSON 2:  
EXPLORE MAJOR PHYSICAL 
CHANGES
THROUGH URBAN DESIGN RE-CREATE THE 
BUILDINGS RELATIONSHIP TO THE STREET

ILLOT VANDAMME, PARIS, FR



LESSON 3:  
USE PARKING CAREFULLY
PARKING CAN BE SHARED BETWEEN DAILY 
SHOPPERS AND OVERNIGHT RESIDENTS, 
REDUCING THE OVERALL NUMBER OF 
SPACES

SANTA MONICA CIVIC CENTRE



LESSON 4:  
INCORPORATE PUBLIC 
AMENITIES THAT ADD VALUE
PRIVATELY OWNED, PUBLICLY ACCESSED 
SPACES (POP’S)
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LESSON 5:  
INCLUDE CIVIC AND 
INSTITUTIONAL USES
CREATE A SENSE OF PLACE THAT WILL 
GENERATE ACTIVITY FOR THE BUSINESS’ AND 
COMMUNITY

MIZNER PARK AMPHITHEATRE



ADOPT ZONING BY-LAW AMENDMENT + 
APPROVE SECONDARY PLAN

MILESTONE

END JULY 2015
PREAPPLICATION 

CONSULTATION

START OCT 2015
URBAN DESIGN REVIEW 

PANEL (UDRP) SUBMISSION

MID JAN 2016
FORMAL SUBMISSION 

OF OPA AND ZBL

MID MARCH 2016
END OF CIRCULATION 

PERIOD

MID MAY 2016
RESUBMISSION OF

MATERIALS FOR
FINAL CIRCULATION

SEPT-OCT 2016
PLANNING COMMITTEE

END OCT 2016
COUNCIL APPROVAL

END NOV 2016
END OF APPEAL

START NOV 2015
UDRP PRECONSULT

MID NOV 2015
SPECIAL WORKING SESSION
WITH KEY STAKEHOLDERS

MID JUNE 2016
PUBLIC 
OPEN HOUSE #2

MID DEC 2015
PUBLIC 
OPEN HOUSE #1

MID SEPT 2016
FORMAL UDRP

SEPT-OCT 2016
STATUTORY PUBLIC 
MEETING

CONSULTATIONSTIMELINE

SUMMER 2016
RESOLVE TECHNICAL

ISSUES

LESSON 6:  
EXPECT A LENGTHY, 
COMPLEX PROCESS



LESSON 7:  
ESTABLISH A HIGH STANDARD 
FOR URBAN DESIGN
AVOID ‘INSTANT URBANISM’

BRENTWOOD MALL, BURNABY, BC 



LESSON 8:  
MARKET THE NEW CONCEPT
DEMONSTRATE THAT THE PROJECT HELPS 
ACHIEVE GREATER PUBLIC POLICY + 
PLANNING GOALS

OAKRIDGE CENTRE, VANCOUVER, BC



LESSON 9:  
INCLUDE MIXED USES THAT 
CAN THRIVE INDEPENDENTLY
DON’T RELY ON THE RESIDENTS

BALSTON QUARTER, ARLINGTON, VA



LESSON 10:  
VALUE IS CREATED OVER TIME
UNDERSTAND THE OPPORTUNITY AND HAVE 
PATIENCE

MALL OF ISTANBUL



MATTHEW MCELLIGOTT 
SENIOR PLANNER
FOTENN CONSULTANTS
MCELLIGOTT@FOTENN.COM

MICHAEL STOTT
DIRECTOR URBAN DESIGN 
FOTENN CONSULTANTS
STOTT@FOTENN.COM


