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Executive Summary 
 
Many older shopping centres are facing major declines in revenue flow from the loss of 
both anchor and smaller tenants. Unless this issue is addressed by both developers and 
municipalities, these sites will continue to decline, resulting in visual blight, property 
valuation and tax revenue loss, and gross underutilisation of valuable urban space. 
  
However, this problem also presents great potential for both developers and 
municipalities to revitalise urban sites that already have supporting infrastructure. If 
successful revitalisation can be achieved, the results will be a more profitable project for 
developers, elimination of visual blight, improved revenues for municipalities and more 
intensive use of urban space.   
 
With the Province of Ontario setting a 40% intensification target for residential 
development, the possible benefit from greyfield redevelopment as intensification sites 
is significant.  Can greyfields be part of the solution to meet this target?  If so, what are 
the specific challenges associated with their redevelopment?  What can municipalities 
do to ensure greyfield opportunities are not lost?    
 
This report attempts to answer these questions by examining the literature on greyfields 
and undertakes case studies of four recent greyfield redevelopment projects.  Three 
potential greyfield sites owned by RioCan are also examined to evaluate redevelopment 
opportunities to ascertain if greyfields are in fact possible intensification solutions.    
 
It was concluded that greyfields do in fact have great potential for intensification, subject 
to understanding their constraints and circumstances.  Generally it was concluded that 
in order to redevelop a greyfield site successfully, a comprehensive vision for the site is 
essential.  Other requirements for success observed include:  master planning of the 
site; extensive public consultation; an understanding of lease and easement restrictions 
affecting the site; and a focus on urban design and design details.  A long-term, 
incremental view of the redevelopment project is also required.   
 
The report recommends the identification of greyfield sites by GTA municipalities and 
the adoption of Official Plan policies to promote the redevelopment of greyfield sites.  
Official Plan policies and implementing zoning by-laws should provide sufficient 
flexibility to allow a mixed-use centre redevelopment scenario to occur over time.   
 
It is further recommended that RioCan undertake further analysis of the three potential 
greyfield sites to determine the financial feasibility of the redevelopment schemes and 
determine suitable phasing plans.  Initial discussions with major tenants and municipal 
planning staff on the redevelopment plans should also occur. 
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1 Introduction 
 
On average 5.8 million square feet of new shopping centre floor space is created 
annually in Ontario.1 In addition to this growth, new retail trends emerge and retail 
formats evolve.  This combination of rapid growth and evolution puts existing older 
shopping centres at a disadvantage in a competitive market.  Many of these older 
shopping centres will fail and become greyfield sites.   
 
The failure of these malls creates a variety of issues for a community:  visual blight, lost 
investment, lost tax base, lost job opportunities, and the waste of valuable land.  These 
are key issues of concern for municipal planners, the public and mall owners.  
 
At the same time, greyfield sites have considerable potential for redevelopment.  
Greyfields are often viable areas of intensification, which can be used to reduce urban 
sprawl and to create more liveable, compact, and healthy communities.  They represent 
a significant opportunity for revitalizing communities using existing infrastructure and 
transportation systems, at greatly increased densities and with a mix of land uses.2    
 
As the Greater Golden Horseshoe increases in population to 11.5 million in 2031, better 
use of land and infrastructure needs to occur by directing growth to existing urban 
areas.3  The Province of Ontario has set out a 40% intensification target for residential 
development in its growth strategy for the Greater Golden Horseshoe (“Places to 
Grow”).4  Can greyfields be part of the solution to meet this target?  If so, what are the 
specific challenges associated with their redevelopment?  What can municipalities do to 
ensure greyfield opportunities are not lost?    
 
This report attempts to answer these questions by examining the literature on greyfields 
and undertakes case studies of four recent greyfield redevelopment projects.  Three 
potential greyfield sites are also examined to evaluate redevelopment opportunities to 
ascertain if greyfields are in fact possible intensification solutions.   From this research, 
observations and conclusions will be identified for use by municipalities and developers 
dealing with greyfield sites. 
   
2 Background Research and Review of Relevant Literature 
 
2.1 Greyfields Defined 
 
The term greyfields was popularized by the Congress for the New Urbanism in 1998.5  
Unlike the better known terms of “greenfields” (undeveloped rural land) and 

                                                 
1 International Council of Shopping Centres Research, 2006.  www.icsc.org. Viewed November 28, 2006. 
2 Province of Ontario, Places to Grow: Growth Plan for the Greater Golden Horseshoe¸ 2006. Page 12. 
3 Province of Ontario, 2006, Schedule 3. 
4 Province of Ontario, 2006.  Page 14. 
5 Bodzin, Steven, New Life for Old Malls, Journal of Housing & Community Development.  Published by National 
Association of Housing & Redevelopment.  May / June 2003.  Page 51. 
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“brownfields” (contaminated urban development sites), greyfields refer to large, 
developed sites that are due for redevelopment.6   
 
The term greyfields can be used to describe any redevelopment project that is not 
significantly contaminated.  Examples include vacant office buildings, remnant parcels 
of land resulting from transportation infrastructure (i.e. at highway interchanges), and 
closed public institutions (i.e. schools, hospitals, civic centres, libraries, etc.).  This 
report focuses on commercial uses and specifically on older shopping centres, which 
are the most prevalent examples of greyfields.   
 
Greyfield malls are large landholdings in existing communities, near transit, on arterial 
roads, and with infrastructure in place.  Typically they are uncontaminated and thus do 
not have the stigma of being a brownfield site.  Often they are under single ownership 
which facilitates comprehensive redevelopment rather than site-by-site redevelopment 
(such as would occur for arterial commercial sites).  Despite the failure of their original 
intended use and built form, this combination of factors provides a unique opportunity 
for redevelopment, intensification and creation of a mix of uses on sites used originally 
only for retail purposes. 
 
While there are similarities between greyfields and brownfields, the key difference is 
that brownfield sites have extensive amounts of contamination which creates liability 
issues and development cost uncertainty.  Given the construction techniques in place 
when older shopping centres were built (i.e. use of asbestos) and inclusion of highway 
commercial uses (i.e. gas stations and oil change shops), some contamination and 
remediation is likely in the redevelopment of these centres.  In my opinion, however, the 
limited levels of contamination and remediation costs are unlikely to present major 
obstacles to the redevelopment of these sites, as would be the case in a brownfield 
development scenario, and therefore they will continue to be defined and classified as 
greyfields in this paper.  
 
The definition of a greyfield mall is a centre that has failed or is in the process of failing.  
From a layperson’s perspective, the measure of failure can include:7   
 

o a loss of major anchor tenant(s); 
o increasing vacancies of smaller stores; 
o replacement of significant amounts of mall space with non-retail uses; 
o increasing numbers of low rent retailers (i.e., dollar stores, liquidation centres). 
o a visible lack of improvements / deteriorating building conditions; 
o a reduction in customer activity (evident by vast expanses of unused parking 

areas).   
 
From a retail market perspective, a shopping centre becomes a greyfield site if the sales 
per square foot annually declines to below $150 and is susceptible to becoming a 

                                                 
6 Congress for the New Urbanism (CNU) and PricewaterhouseCoopers (PWC) Greyfields into Goldfields.  Published 
by the Congress for the New Urbansim, February 2001. Page 1. 
7 Personal Interview, J.Tate, December 19, 2006.   CNU and PWC, 2001. Page 1.  
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greyfield site if sales per square foot annually are between $150 and $199.8  This sales 
per square foot measure and the dollar amounts tested is common to both the United 
States and Canada.9 
 
2.2 The Extent of Greyfields 
 
In 2001, PricewaterhouseCoopers undertook a study of regional malls in the United 
States to determine the health of these centres. The study found that of 2,076 regional 
and super regional malls in the United States, approximately 7% or 140 malls were 
defined as greyfields, and a further 12% or 250 malls were found to be vulnerable to 
becoming greyfields (with sales per square foot annually between $150 and $199).10   
 
A similar study of the health of malls across Canada has not been undertaken.  
According to Jamie Tate, President of Tate Economic Research, the reason for this is 
the unwillingness of shopping centre owners to provide sales data due to concerns over 
competition with other shopping centre developers.11  However, research by Gomez-
Insausti et. al. in 2000 found that of approximately 643 malls operating in the Greater 
Toronto Area (GTA), 27 of those malls were experiencing vacancy rates over 30% and 
another 85 malls were experiencing vacancy rates between 15% and 30%.12  Similar 
vacancy rates were found in the PricewaterhouseCoopers study.  High vacancy rates 
will therefore naturally lead to a decline in sales per square foot and thus increase the 
potential for the malls to become greyfields.   
 
Ontario communities are not immune from the phenomenon of greyfield sites. Canada 
Mortgage and Housing Corporation (CMHC) recently profiled a number of greyfield mall 
redevelopment projects including:  Thornhill Square in Markham, Aldershot Plaza in 
Burlington, the new Farmers Market in Kitchener, and Grand Boulevard Plaza in 
Oakville.13   
 
2.3 How do Once Successful Malls become Greyfields? 
 
Shopping centre literature indicates a number of factors can lead to the decline of a 
once successful mall.   
 
Eppli and Shilling explored the effects of location on shopping centre success, and 
concluded that retail sales were determined more by centre size than by proximity of 
competing centres.  Larger centres had more customer draw.  The implication of this 

                                                 
8 PricewaterhouseCoopers (PWC), Greyfield Regional Mall Study, January 2001. Page 14.   
9 Personal Interview, J.Tate, December 19, 2006. 
10 PWC, January 2001, Pages 14 and 16. 
11 Personal Interview, J.Tate, December 19, 2006.  Note that while shopping centre sales data is provided to ICSC for 
their overview reports on the industry, specific locations associated with sales data is not provided / disclosed. 
12 Gomez-Insausti, R., Erugden, T., and Jones, K. Greyfield Shopping Centres: Myth or Reality?, Research Letter.  
Centre for the Study of Commercial Activity, Ryerson University, Toronto.  2000.  Page 6. 
13 Canada Mortgage and Housing Corporation, Greyfield Redevelopment Case Studies.  www.cmhc.ca. Viewed on 
November 20, 2006. 
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finding is that smaller shopping centres have significantly reduced sales per square foot 
as compared to larger shopping centres.14 
 
Changes in the retail industry have occurred since the early 1980s which affect existing 
malls.  With economic downturns in the early 1980s and again in the early 1990s, the 
consumer outlook has become more value oriented.  The response by retail developers 
and retail chains has been to reduce overhead costs and increase the actual or 
perceived value provided to the consumer.  This has resulted in the expansion of new 
retail formats (i.e., retail warehouses, category killers, and large format retailers) and 
power centre development.  The traditional enclosed mall with a department store 
anchor stopped becoming the norm for shopping centre development (with Vaughan 
Mills Mall being the first enclosed shopping centre built in Canada since 1989). 15  
These changes in retailing and the increasing presence of power centres and new 
format retail development has an adverse affect on existing malls, as studied by 
Gomez-Insausti et. al, and Jones and Doucet.16    
 
Competition with new shopping centres can also contribute to a shopping centre’s 
decline.  PricewaterhouseCoopers reported in their 2001 study that greyfield sites they 
identified had, on average, 2.3 million square feet of competing retail space within a 
five-mile radius.17 
 
Ownbey et. al., through an evaluation of a series of surveys of real estate professionals, 
determined a variety of location factors that affect gross rents (a measure of shopping 
centre success).  The study indicated that availability of sufficient parking and 
transportation access, household income within a 1.6 kilometre (one mile) radius, traffic 
counts and visibility of the centre from a primary street were important considerations 
for tenants.  Older shopping centres located in inner-city or first-ring suburban areas 
may lose locational value compared to outer suburban areas with newer facilities.18 
 
The importance of an anchor tenant to a shopping centres success has been 
highlighted by Gatzlaff et. al., Sirmans and Guidry, and others.  Conversely, the loss of 
an anchor tenant to a shopping centre can have significant and dramatic impact on the 
centre and smaller tenants.19 
 
The age, configuration, visual image of the site, and building condition are also factors 
for mall decline according to Sirmans and Guidry, and Meiji and Eppli.  The older the 
                                                 
14 Eppli M., and Shilling, J. How Critical is a Good Location to a Regional Shopping Center? Journal of Real Estate 
Research, Volume 12, Number 3, Pages 459 to 468.  1996.   
15 Robin Dee & Associates City of Oshawa Commercial Opportunities Study, Final Report, Pages 3 to 7. June 1999.  
Personal Interview, J.Tate, December 19, 2006. 
16 Gomez-Insausti, 2000.  Jones, K. and Doucet, M. Big Box Retailing and the Urban Retail Structure: the Case of the 
Toronto Area, Journal of Retailing and Consumer Services, Volume 7, Pages 233 to 247. 2000. 
17 PWC, 2001. Page 6. 
18 Ownbey K, Davis, K. and Sundel, H. The Effect of Location Variables on the Gross Rents of Neighborhood 
Shopping Centers, Journal of Real Estate Research, Volume 9, Number 1, Pages 111 to 123.  Winter 1994.  
19 Gatzlaff, D., Sirmans, G., and Diskin, B. The Effect of Anchor Tenant Loss on Shopping Center Rents, Journal of 
Real Estate Research, Volume 9, Number 1, Pages 99 to 110.  Winter 1994.  Sirmans, C and Guidry, K. The 
Determinants of Shopping Centre Rent, Journal of Real Estate Research, Volume 8, Number 1, Pages 107 to 115.  
Winter 1993.   
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shopping centre and the lack of investment in maintaining building conditions and 
appearance have a negative impact on the profitability and therefore success of a 
shopping centre.20 
 
In addition, numerous articles in non-academic journals suggest similar reasons for mall 
failures including a lack of investment / expansion / renovation by mall ownership, 
changes in the demographics of the surrounding community and reductions in income 
levels of households in the immediate area of a shopping centre.21 
 
2.4 Community Shopping Centres are Most at Risk 
 
Unlike the findings of the United States, the shopping centres at the most risk of 
becoming greyfield sites in Ontario are not regional malls (300,000 to 500,000 square 
feet of retail space) or super regional malls (500,000 square feet of retail space or more) 
but community shopping centres (100,000 to 300,000 square feet of retail space).22  
There are four main reasons for this trend in Ontario: 
 

1. Ontario’s planning regime places greatest emphasis on the protection of major 
retail centres, especially downtowns and regional and super regional centres. 
This is a result of policies in most municipal Official Plans to ensure that the 
“planned function” (i.e., the planned, intended role and use) of these centres is 
not adversely affected by new or unwarranted retail commercial development.  
The same measures of protection do not often exist in municipal Official Plans for 
community shopping centres. 

 
2. Due to their limited size, community shopping centres are typically anchored by 

one or two major tenants – either a junior department store (Wal-Mart, Zellers) or 
a supermarket.  They also have between 20 and 40 small stores.  In comparison, 
regional and super regional centres often have four or more major tenants, along 
with a significantly larger number of smaller stores.23  A study in 1994 by Gatzlaff 
et al. of the impacts of the loss of anchor tenants showed that losing an anchor 
tenant has significant impact on non-anchor tenants. In addition, Canada has 
significantly fewer major anchor tenant companies than the United States with 
which to replace a lost anchor tenant – this is a result of various bankruptcies 

                                                 
20 Sirmans, C and Guidry, K., 1993.  Meija, L and Eppli, M.  Inter-Center Externalities, Journal of Real Estate Finance 
and Economics, Volume 27, Number 3, Pages 321 to 333. 2003.  
21 Kures, M. Greyfields and Ghostboxes – Evolving Real Estate Challenges, Let’s Talk Business Newsletter, Center 
for Economic Development, University of Wisconsin-Extension, Issue 81, May 2003;  Bodzin, S. and Greenberg E., 
Failing Malls: Getting to the Heart of the Issues, Places, Volume 14, Issue 1.  Published by Congress for the New 
Urbanism;  Valley, M. The Remalling of America, National Real Estate Investor, May 1, 2002. www.nreionline.com.  
Viewed November 17, 2006; Max, S. Malls: Death on an American Icon, CNN Money, www.money.cnn.com. Viewed 
November 17, 2006; Chilton, K. Greyfields: The New Horizon for Infill and Higher Density Regeneration, Practice 
Guide #6, EPA Region 4.  Published by Center for Environmental Policy and Management, University of Louisville. 
Undated.  Harris, G. Reinventing Retail – Reduce, Reuse, Recycle, Ontario Planning Journal, Volume 17, Number 5, 
September / October 2002. 
22 Personal Interview, J.Tate, December 19, 2006.  Personal Interview, S. Craig, January 31, 2007.  Definitions of 
shopping centre sizes from: Jones, K and Simmons, J. Location, Location Location: Analyzing the Retail 
Environment, Nelson Canada Publishing, 1993.  Page 216. 
23 Jones and Simmons, 1993.  Page 216.  
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(i.e., Eaton’s, K-Mart) and consolidation of businesses in the retail sector.24  
Therefore the limited major anchor tenants located in community shopping 
centres makes them more vulnerable to failure should a major tenant close its 
store.25 

 
3. Most community shopping centres in Ontario were developed from the 1950s to 

the 1970s.  Most are located in inner cities or inner suburban neighbourhoods.    
Their location as viable retail centres has been undermined by further suburban 
growth and the evolution of larger retail centres with which they must now 
compete (regional malls in the 1960s and 1970s, super regional malls in the late 
1970s and early 1980s, and power centres in the 1990s through to today).26 

 
4. Community shopping centres account for approximately 47% (454 centres) of 

shopping centres in Ontario.  The sheer number of these centres puts them at 
greater risk than the limited number of regional and super regional shopping 
centres.27   

 
The combination of factors leads to the conclusion that community shopping centres are 
at the most risk of becoming greyfield sites. 
   
2.5 Benefits of Redeveloping Greyfields 
 
There are numerous benefits identified by the supporters of greyfield redevelopment.  
These include:28 
 

o assisting with the reduction of urban sprawl through the reuse of existing urban 
land and infrastructure at higher densities; 

o providing an opportunity for development of mixed-income housing; 
o providing an opportunity to create new civic space; 
o providing an opportunity for mixed-use development; 
o eliminating visual blight; 
o increasing property values and thereby increasing property taxes;  
o creating job opportunities. 

 
There is, however, very little academic literature that substantiates these benefits of 
greyfield redevelopment.  A review of literature on the related topic of brownfield 
redevelopment, however, shows that investment in derelict properties provides 
quantifiable benefits to a community.  DeSousa quantified the net benefits of brownfield 
development, concluding that there were substantial fiscal, social and environmental 

                                                 
24 Personal Interview, J.Tate, December 19, 2006.   
25 Gatzlaff et. al. 1994.  
26 Jones and Simmons, 1993. Pages 213 to 219;  Valley, M. 2002;  Ownbey, et. al. 1994.  
27 Figures derived from statistics by International Council of Shopping Centres (ICSC) Research, 2006.  
www.icsc.org.  Viewed November 28, 2006.  See footnote 20 relative to comments on these figures. 
28 CNU and PWC, 2001; Province of Ontario, 2006; Chilton, Undated; Chen, 2002; Kures, 2003; Congress for the 
New Urbanism, Malls into Mainstreets, 2005. 
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Figure 1:  Mall Upgrades at Fairview Park 
Mall, Kitchener 
Source: www.fairviewpark.ca, September 2006

benefits of brownfield development versus greenfield development scenarios.29   A more 
recent study by DeSousa surveyed municipalities across Canada and found that 
brownfield redevelopment resulted in increased property taxes, job creation, housing 
creation as well as broader social and environmental benefits being achieved.30  
Similarly, the National Round Table on the Environment and Economy undertook an 
analysis that concluded that investment in brownfield redevelopment will provide an 
approximate 3.8 output multiplier of direct, indirect and induced benefits to the 
economy.31  Man and Rosentraub, in a study of tax increment financing schemes of 
brownfield sites, found that investment in brownfields resulted in property value 
increases in both the area subject to the incentive program as well as surrounding 
areas.32 The findings from these various studies can be extended to greyfield 
development sites. 
 
2.6 Mall Redevelopment Models 
 
There are five greyfield redevelopment models identified in the literature:33   
 

o Mall Reinvestment:  This model involves 
renovation of the existing mall building 
with possible changes to tenant mix.  
Renovations may include a new façade, 
better internal or external lighting, 
upgrades to signage, increased 
landscaping or plantings or minor 
expansions to allow for new tenant space.  
This is the least intrusive of mall 
redevelopment scenarios.  This solution, 
however, does not address the loss of an 
anchor tenant. 

  
 
o Mall Repositioning:  Similar to the reinvestment model, this strategy involves a 

repositioning of the existing mall building primarily through additions of 
entertainment uses, offices, and similar non-residential uses.  The purpose of this 
strategy is to reduce the failing retail components of the mall and introduce new 
non-residential uses in an attempt to attract customers to the centre.  The centre 
evolves from a single use facility to a multi-use facility.   

 
                                                 
29 DeSousa, C.  Measuring the Public Costs and Benefits of Brownfield Versus Greenfield Development In the 
Greater Toronto Area, Environment and Planning B: Planning and Design, Volume 29, Pages 251 to 280, 2002. 
30 DeSousa, C.  Urban Brownfields Redevelopment in Canada: the Role of Local Government, The Canadian 
Geographer, 50, No. 3, Pages 392-407.  2006. 
31 National Round Table on the Environment and the Economy, Cleaning up the Past, Building the Future:  A National 
Brownfield Redevelopment Strategy for Canada, 2003, Page A-16. 
32 Man, J and Rosentraub M Tax Increment Financing:  Municipal Adoption and Effects on Property Value Growth, 
Public Finance Review.  Volume 26. Pages 523-534. November 1998. 
33 Chilton, undated.  Harris,  2002.  CNU,  2002.  CNU, 2005. Chen, 2002. Kures, 2003.  Kircher, H. Mixed-Use: More 
than Flavour-of-the-Month, www.kircherresearch.com.  Undated.  Viewed January 13, 2007. 
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Figure 2:  Santana Row – a mixed-
use redevelopment project in San 
Jose, California  
Source: www.santanarow.com, undated

o Adaptive Reuse:  With the use of the mall for retail purposes being recognized 
as unsustainable, this scenario involves the conversion of the entire mall space 
for new uses.  Call centres, educational institutions, health care facilities, and 
residential uses are just some of the potential uses.  Unlike the previous models, 
the retail component is largely reduced or eliminated entirely. 

 
o Single Use Redevelopment: Demolition of the mall ensues, with the site being 

redeveloped for a single use – retail, offices, residential or employment uses.  
This type of redevelopment scheme is seen as a low-risk development option as 
compared to a redevelopment for a mix of uses due to its familiarity by the 
development and lending industries.   

 
o Mixed-Use Redevelopment: The redevelopment 

model involves the demolition of the mall, being 
replaced by a mixed-use development.  These 
developments incorporate retail, office, residential 
and even employment uses into a mixture of single 
use or multi-use buildings on the site.  Full or partial 
demolition of the mall occurs.  A high percentage of 
lot coverage and density are achieved, often with 
underground parking or parking structures being 
provided.  This model often establishes a public 
street pattern, as well as public open space into the 
redevelopment scheme.  Larger mixed-use 
redevelopments are often referred to as “Town 
Centres” or “Lifestyle Centres”. 

 
 
In a number of cases, an evolution of development scenarios may occur.  Many mall 
owners undertake renovations as the first step to revitalize a mall, with repositioning of 
the mall if the renovations do not stem the loss of market share.  More drastic 
redevelopment options follow as sales per square foot declines and vacancies increase.   
 
The model pursued is dependent on a variety of factors, including site and location 
factors (i.e., surrounding land uses, transportation networks, servicing infrastructure 
available, etc.); market demand for possible redevelopment models; financial capacity 
of the mall owner or developer; the willingness to attempt an unfamiliar type of 
redevelopment on the part of the owner, developer or lender; the amount of public 
investment in the project; and planning approvals required to achieve the desired 
redevelopment model.34   
 
Of all the models, mixed-use redevelopment integrates the principles established by the 
Congress for the New Urbanism and the proponents of the “Smart Growth” movement:35  

                                                 
34 Personal Interview, S.Craig, January 31, 2007. Telephone Interview, T.Volpentesta, February 14, 2007.  
35 Congress for the New Urbanism, Charter of the New Urbanism,  www.cnu.org. Viewed January 16, 2007.  Ontario 
Smart Growth Network, www.smartgrowth.on.ca. Viewed January 16, 2007. 
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Figure 4:  Morningside Mall prior to redevelopment 
Source: D. McKay, July 2004 

 
o Promote compact urban form; 
o Promote mixed-use development, including residential, commercial, employment 

and public uses; 
o Create human scale, pedestrian-friendly neighbourhoods with activities within 

walking distance; 
o Create of a range of housing opportunities and choices; 
o Provide a variety of transportation choices – auto, transit and pedestrian oriented 

options. 
 
Places to Grow adopts these principles, and specifically identifies greyfields as a 
significant opportunity for revitalizing communities using existing infrastructure and 
transportation systems, at greatly increased densities and with a mix of land uses.36  
  
3 Case Studies of Greyfield Redevelopment Projects 
 
Four greyfield sites are examined: Morningside Mall in Scarborough, Trafalgar Village 
Mall in Oakville, Galleria Shopping Centre in Toronto and Don Mills Centre in North 
York (refer to Figure 3 for a location of these sites).  These four sites were chosen 
because they have been recently approved for redevelopment, are in the midst of being 
redeveloped or the redevelopment has recently been completed.  Morningside Mall and 
Trafalgar Village Mall represent the single-use redevelopment model, while Galleria 
Shopping Centre and Don Mills Centre are examples of the mixed-use redevelopment 
model.  Information regarding Morningside Mall and Trafalgar Village Mall is based on 
my experience being the project planner for the two projects.  From these case studies, 
common observations, conclusions and lessons learned are summarized in Section 3.5. 
 
3.1 Morningside Mall, Scarborough 
 
3.1.1 Site Description 
 
Morningside Mall is located at the 
southeast corner of Kingston Road 
and Morningside Avenue in the City of 
Toronto (Scarborough).  The site is 
approximately 5.43 hectares (13.42 
acres) in size.  The site is bounded on 
the north by Kingston Road, on the 
east by Collinsgrove Road, on the 
west by Morningside Avenue and on 
the south by Lawrence Avenue East.  
A mixture of commercial and 
residential land uses surrounds 
Morningside Mall. 

                                                 
36 Province of Ontario, 2006. Page 12. 



 
Figure 5:  Morningside Mall, Scarborough – Prior to Site Redevelopment 
Source: Prepared by D.McKay, February 2007.  Air Photo Base:  Northway-Photomap Inc., April 2004. 

 
Figure 6:  Morningside Mall, Scarborough – Site Redevelopment Plan 
Source: Prepared by D.McKay, February 2007.  Site Plan Source:  Andrew Bousfield Architect Inc., 

September 2006.  Air Photo Base:  Northway-Photomap Inc., April 2004. 
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3.1.2 Site History 
 
Morningside Mall was constructed as an enclosed mall, opening in August 1979 (Figure 
5).  The mall was approximately 26,089 sq m (280,839 sq ft) in size, with approximately 
1,120 parking spaces (both surface and within a two storey parking garage).  The mall 
was successful for nearly twenty years, housing both local and national tenants.  The 
mall contained a variety of retail and service uses, including a Toronto Public Library 
branch.  In 2003, the main anchor tenant, Wal-Mart, relocated from Morningside Mall to 
an open air shopping centre at Morningside Avenue and Highway 401.  With the loss of 
this anchor tenant, customer traffic to the mall was significantly reduced and the mall 
started to fail.  The loss of Wal-Mart and the customer traffic it brought to the site, led to 
the closure of the secondary anchor tenant, the Dominion grocery store, in 2004.  The 
remaining retail stores, mostly local operations, began to suffer as they relied heavily on 
the customer draw of the two anchor tenants.  Morningside Mall was in a state of 
decline and started to become a blight on the neighbourhood.37 
 
3.1.3 Redevelopment Plans 
 
Anticipating the inevitable failure of the mall, the owner (Palmar Holdings and Sun Life 
Financial) initiated consultations with City staff, the public and the local Councillor to 
undertake redevelopment of the mall.  At the same time, City staff initiated the Kingston 
Road Avenue Study to determine redevelopment potential along Kingston Road.   
 
The original redevelopment plans contemplated the demolition of the enclosed mall, and 
replacement with an open-air shopping centre set back from Kingston Road.  A number 
of freestanding retail and service commercial buildings were to be located along 
Kingston Road and Morningside Avenue, including retention of an existing gas bar site 
immediately at the corner of Kingston Road and Morningside Avenue.  During 2003 and 
2004, various meetings occurred with City staff, which resulted in modifications to the 
redevelopment plans and a common vision being developed (Figure 6).  While the 
revised development plan constituted a single-use redevelopment of the site, provision 
for a mixed-use redevelopment in the future was achieved.  The result was an 
immediate reinvestment in the site by the owners, the elimination of visual blight created 
by the existing derelict mall and reconnecting the site to the surrounding area through 
built form at the street and pedestrian walkways throughout the site. 
 
3.1.4 Redevelopment Issues Faced and How They Were Addressed 
 
A variety of issues were encountered and addressed through the approvals process: 
 

1) City staff and the owners disagreed on the vision for the redevelopment.  The 
ownership group envisioned an open-air shopping centre (a single-use 
redevelopment model).  City staff wanted the redevelopment to incorporate a mix 

                                                 
37 McKay, D. Witness Statement, Ontario Municipal Board Decision File Number PL030754.  August 2004. 
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of land uses, at significantly higher densities than those contemplated by the 
ownership group.  The City’s vision also included the establishment of public 
streets through the site, significant built form along Kingston Road and provision 
for a public park.  Over a two-year period a shared vision for the site was 
achieved which included:  
 
a) A modification to the site design to allow for a private street system which 

could be converted to a public street in the future. 
 
b) Modifying the site design to establish an immediate built form along Kingston 

Road, without precluding view lines into the remaining shopping centre. 
 
c) A recognition by City staff that the redevelopment of Morningside Mall in their 

vision would occur over time, in an incremental manner in accordance with 
market conditions.  Phasing plans were developed to show how the site could 
be redeveloped incrementally over time. 

 
d) The use of creative land use permissions.  The site was redesignated in the 

Official Plan to allow for a mixed use development, without density or height 
restrictions.  This was implemented in the zoning by-law by placing a 
commercial-residential zoning category on the site with a holding provision.  
Increased density and height provisions were also included in the zoning by-
law.  The holding provision permits only commercial uses until such time as a 
comprehensive mixed commercial-residential plan is prepared by the 
landowner and adopted by City Council.  This specific zoning allowed for the 
development of the site as proposed by the ownership group, made provision 
for as-of-right permissions to achieve the City’s vision, and still allowed a 
degree of control for the development of the site design (by incrementally 
lifting the holding provision).   

 
2) There was significant opposition to the redevelopment of Morningside Mall by the 

immediate community.  Many local residents grew up around the mall, using it as 
both a shopping destination but also as a social gathering place.  With the 
conversion of the mall to an open-air format, the community initially felt that they 
were losing this social gathering place.  Through numerous public consultation 
sessions, the public began to accept the redevelopment plans and recognize it 
as an improvement to the community.  The ownership group also modified their 
plans by: incorporating local businesses in the retail component of the mall; 
adding an office and service block; adding sit down restaurants and coffee shops 
to the proposal; incorporating pedestrian walkways, canopies and street furniture 
into the open-air shopping centre; and providing for pedestrian oriented buildings 
along Kingston Road and Morningside Avenue. 

  
3) A variety of technical issues needed to be resolved.  These included 

incorporating fragmented land ownership along Kingston Road into the 
redevelopment plan; addressing existing easement rights and lease restrictions 



 
Figure 8:  Trafalgar Village Mall, Oakville – Prior to Site Redevelopment 
Source: Prepared by D.McKay, February 2007.  Air Photo Base:  Northway-Photomap Inc.,  April 1999 

 
Figure 9:  Trafalgar Village Mall, Oakville – Site Redevelopment Plan 
Source: Prepared by D.McKay, February 2007.  Site Plan Source:  A.Baldassarra Architects Inc., August 

2001.  Air Photo Base:  FirstBase Solutions, Flown May 2005 
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Figures 7:  Trafalgar Village prior to 
redevelopment 
Source: D. McKay, January 2001 

which encumbered the property; remediating small amounts of contamination on 
the site; resolving traffic issues; and creating a phasing plan during construction. 

 
3.1.5 Current Status of the Property 
 
The site was purchased in 2005 by First Capital Real Estate Investment Trust.  First 
Capital has continued with the redevelopment plans for the site.  Partial demolition of 
the site began in summer 2006.  Final site plan approval was granted in late 2006, and 
the initial phase of construction began in early 2007.  Leasing is well underway with new 
tenants being attracted to the site, including Food Basics.  In addition, existing tenants 
have been retained (such as TD Canada Trust, CIBC, and Shoppers Drug Mart).   
 
3.2 Trafalgar Village Mall, Oakville 
 
3.2.1 Site Description 
 
Trafalgar Village Mall is located between the 
Queen Elizabeth Way (QEW) and Cross 
Avenue, just to the west of Trafalgar Road, in the 
Town of Oakville.  The site is approximately 7.7 
hectares (19.1 acres) in size.  The property has 
frontage and access points onto both Cross 
Avenue and South Service Road.   The Oakville 
GO Station is located to the south of Cross 
Avenue, with a mixture of retail and service 
commercial uses located to the west and east of 
the site.   
 
3.2.2 Site History 
 
Trafalgar Village Mall, original named Oak 
Queen mall, was constructed in the early 1960s.  
The mall started out as an open air strip mall, but 
was gradually renovated to become an enclosed 
mall by 1981 when Woolco became an anchor 
tenant.  The enclosed mall, as finally constructed 
in 1981, was 27,313 sq m (294,000 sq ft), and 
included 1,188 surface parking spaces (Figure 
8).   
 
In 1994, the Woolco store became a Wal-Mart.  The loss of Wal-Mart as an anchor 
tenant in 1997 to a new location in north Oakville at Trafalgar Road and Dundas Street 
initiated the decline of the mall.  While a second anchor (No Frills) brought some 
customer traffic to the mall, gradually smaller long term tenants closed up shop, leaving 
the mall largely vacant (with only 16 of 48 tenants remaining by late 2000). 
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Figure 10:  Trafalgar Village Mall after 
redevelopment 
Source: D. McKay, September 2002 

3.2.3 Redevelopment Plans 
 
After participating in a Town-initiated secondary plan process for the area and a number 
of unsuccessful sales transactions, Centre City Capital, the long-term owner for the site, 
began to examine how the mall could be redeveloped.  In mid 2000, after an extensive  
examination of the south Oakville market (without finding a site) and at the suggestion 
of senior Town management staff, Home Depot and Centre City Capital agreed to a 
redevelopment of Trafalgar Village Mall to establish a second Home Depot store in 
Oakville.   
 
Redevelopment plans evolved through late 2000 
and early 2001 using a single-use redevelopment 
model.  The scheme called for the partial 
demolition of the western half of the mall, with the 
easterly half of the mall being refaced and 
retrofitted.  A 11,146 sq m (120,000 sq ft) Home 
Depot store was planned for the western half of 
the site.  Two strip retail buildings were planned 
perpendicular to Cross Avenue, housing 13 of the 
16 existing smaller tenants.  A Tim Horton’s also 
remained to the south of the Home Depot parking 
lot.  In total, the redevelopment proposed 20,080 
sq m (216,000 sq ft) of retail and service 
commercial floor space, serviced by 1,020 surface 
parking spaces (Figure 9). 
 
3.2.4 Redevelopment Issues Faced and How They Were Addressed 
 
Some of the key issues faced (and how they were resolved) in the redevelopment of 
Trafalgar Village Mall included: 
 

1) There was a difference in vision for the redevelopment of the site between the 
owner and the Town.  The Town had proposed through the Secondary Plan for 
the area to have the mall redeveloped for a mix of uses, potential local roads (in 
both an east-west and north-south configuration), of up to 8 storeys and 1.5 Floor 
Space Index.38  The owner as a retail mall owner and developer, wanted to keep 
the site as a commercial centre.  In the end, the owner’s vision was achieved, 
however, the plan was altered sufficiently such that it would not preclude a future 
redevelopment of the site for higher density, mixed-use development. 

    
2) Urban design of the site was a key issue that needed to be resolved.  The Town 

had specific ideas to have more pedestrian connectivity through the site as well 
as upgrades to the Cross Avenue pedestrian realm.  Through a series of 
negotiations, a balance between these objectives and the requirements of the 
retail users was achieved through upgrades to landscaping and building design 

                                                 
38 Town of Oakville, Official Plan, September 2004.  Schedules F, F1 and F2. 
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Figure 11:  Galleria prior to redevelopment 
Source: D. McKay, February 2007 

while preserving view lines into the site and sufficient parking areas in front of the 
stores (key issues of concern for the retail tenants). 

 
3) A variety of ownership issues needed to be resolved as part of the 

redevelopment. In addition to the creation of mutual easements for parking, 
servicing and access between the mall owner and Home Depot, existing 
easements and rights-of-way in favour of third parties (i.e. Union Gas and 
Oakville Hydro) on title needed to be redistributed or extinguished.  Other 
ownership issues extended to the division of development charge credits 
between the parties; respect for and establishment of no-build areas (areas 
where building construction is limited by major tenants in order to protect view 
lines into the site); and respecting lease arrangements and obligations with 
existing tenants (No Frills and Tim Hortons) through the demolition and 
construction process. 

 
4) Phasing of the development needed to be carefully planned out to ensure that 

existing tenants (No Frills, Tim Horton’s and individual retail stores) were not 
adversely affected by the demolition and construction on site. 

    
3.2.5 Current Status of the Property 
 
The redevelopment of Trafalgar Village Mall was largely a success.  Completed in 2002, 
the mall is fully leased with a mixture of local and national tenants.  Customers have 
returned to the once failing mall and tenant business is thriving, due to the draw of a 
major anchor tenant (Home Depot).   
 
3.3 Galleria Shopping Centre, Toronto 
 
3.3.1 Site Description 
 
Galleria Shopping Centre is located at the 
southwest corner of Dupont Street and 
Dufferin Street in the City of Toronto.  The 
site is approximately 5 hectares (12 acres).  
The property has frontage and access points 
onto both Dupont Street and Dufferin Street.  
To the north is a mixture of service 
commercial and industrial uses, including a 
CP rail line.  To the west and east are 
existing low rise residential neighbourhoods.  
To the south is the Wallace-Emerson 
Community Centre and Park, along with low 
rise residential uses further south. 
   
 



 
Figure 12:  Galleria Shopping Centre, Toronto – Prior to Site Redevelopment 
Source: Prepared by D.McKay, February 2007.  Air Photo Base:  FirstBase Solutions, Flown May 2005. 

 
Figure 13:  Galleria Shopping Centre, Toronto – Site Redevelopment Plan 
Source: Prepared by D.McKay, February 2007.  Site Plan Source:  City of Toronto Staff Report, May 25, 

2004.  Air Photo Base:  FirstBase Solutions, Flown May 2005. 
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3.3.2 Site History 
 
The Galleria Shopping Centre was developed in the early 1970s as a single storey, 
enclosed mall.  The mall is approximately 19,325 sq m (204,000 sq ft), surrounded by 
approximately 550 surface parking spaces.39 A McDonalds and a gas station are 
located at the eastern end of the site at the corner of Dupont Street and Dufferin Street.  
Zellers, Price Chopper, PharmaPlus and LCBO anchor the centre, supported by a 
variety of smaller, local tenants (Figure 12). 
 
On the edge of an existing residential neighbourhood, with obsolete industrial uses to 
the north, the site has been seen as possessing substantial redevelopment potential 
since the early 1980s, including being recognized in both the old Toronto Official Plan 
and new Toronto Official Plan as a site for a “large scale redevelopment”.40 Applications 
to redevelop the mall were submitted by the owner, Marca Development Corporation, in 
2002. 
 
3.3.3 Redevelopment Plans 
 
Initially, the redevelopment plans called for 1,610 residential condominium units in six 
buildings, ranging between 7 and 20 stories in height.  Phase 1 of the project was for 
the development of a 20 storey building at the intersection of Dupont and Dufferin 
Streets, wrapping around the existing McDonald’s and gas station site and preserving 
the main mall in its entirety.  The rationale for this initial phase and configuration was to 
accommodate the existing lease restrictions in place which would not allow for the 
redevelopment of the entire site in one development phase.  This concept was rejected 
by City staff and Council who argued for the need to create a master plan for the site’s 
redevelopment as well as a compatibility of the proposed first phase with the 
surrounding neighbourhood. 41 
 
As a result of this rejected scheme, the owner re-evaluated the project, and hired a new 
consulting team.42  Through numerous discussions with staff and the public over two 
years, the redevelopment plan (Figure 13) was revised to include:43 
 

o A slight reduction in the number of residential units previously proposed, from 
1,610 units to 1,565 units. 

 
o Providing for a transition of density and height from east to west, with three-and-

a-half-storey townhouse units along the western edge of the property to reduce 
the impact of the overall development on the existing low-rise neighbourhood to 
the west. 

 
                                                 
39 City of Toronto, Housing on Shopping Plaza Sites, October 1982. Page 33. 
40 City of Toronto, Final Report: Official Plan Amendment & Rezoning Application 02 035148 SHY 18 OZ, May 25, 
2004.  Pages 12 to 14.   
41 City of Toronto, May 25, 2004.  Page 16. 
42 Telephone Interview, L.McPherson, February 15, 2007. 
43 City of Toronto, May 25, 2004.  Pages 15 to 18 and 29. 
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o Introduction of a public road system and public park into the development plans. 
 

o Retaining 3,500 sq m (37,600 sq ft) of retail space for local shopping 
requirements. 

 
o Providing a revised phasing scheme which incorporates the entire project.  Three 

phases are to occur, with demolition and construction occurring from west to 
east. 

 
o Use of a Section 37 Agreement to provide for $1,150,000 in cash and community 

space in exchange for the increased density and height being proposed. 
 
The redevelopment plans were approved by Council, without appeal to the Ontario 
Municipal Board, in June 2004. 
 
3.3.4 Redevelopment Issues Faced and How They Were Addressed 
 
According to Ms. McPherson, planning consultant for the Owner, there were two main 
issues raised and addressed through the approvals process:44 
  

1) Two of the major tenants (Zellers and McDonalds) have long term leases on 
the property.  Without their co-operation, the redevelopment of the mall was 
unlikely to occur.  McDonalds, which has a 17-year lease on title, for example, 
was not willing to relocate from its current location at the southeast corner of 
Dufferin Street and Dupont Street.   To address these constraints, a phasing 
plan was created which allows for the redevelopment of the mall starting from 
either end of the mall or in the middle of the mall if required. 

 
2) The loss of the grocery store was also an issue for many residents.  While 

there are grocery store facilities located at Dupont and Dovercourt and 
Dufferin and Bloor, the neighbourhood saw the loss of the Price Chopper as a 
significant impact to the community.  To address this concern, the developer 
agreed to retain 3,500 sq m (37,600 sq ft) of retail space for a small grocery 
store. 

 
3.3.5 Current Status of the Property 
 
The site has not been redeveloped to date.  While the approvals were granted in 2004, 
a combination of financial and tenant issues have resulted in the ownership group not 
proceeding at the present time with the redevelopment proposal.45 
 
 

                                                 
44 Telephone Interview, L.McPherson, February 15, 2007. 
45 Telephone Interview, L.McPherson, February 15, 2007. 
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Figure 14:  Don Mills Centre prior to redevelopment  
Source: The Cadillac Fairview Corporation Limited, 

www.donmillscentre.ca, undated 

 
3.4 Don Mills Centre, North York 
 
3.4.1 Site Description 
 
The Don Mills Centre is located at the 
southwest corner of Lawrence Avenue 
East and Don Mills Road in Toronto 
(North York).  The site is approximately 
15.2 hectares (37.56 acres).  Prior to 
demolition occurring, the site included 
43,000 sq m (462,000 sq ft) of retail 
space, along with four and five storey 
office buildings.  A mixture of uses 
surrounds the site, including apartment 
buildings (three-and-a-half to six storeys), 
low-rise residential uses, a public library 
and office buildings.46 
 
3.4.2 Site History 
 
Initially opened in 1955 as a strip plaza including a Dominion Super Market, Kofflers 
Drug Store (the first Shoppers Drug Mart), Brewers Retail and a dozen other retailers, 
Don Mills Centre expanded to serve the increasing population as the Don Mills area 
developed.  Eaton's opened one of its first suburban department stores here in 1961, 
with Dominion relocating to a larger store and Zellers opening a store in 1965.  By the 
mid 1960s, other amenities had been added to the site and immediate surrounding area 
including a post office, curling rink, theatres, hockey arena, service stations and a 14 
storey office building.  In 1978, a major renovation was undertaken to enclose the mall.  
The mall was expanded from 37,000 to 43,000 sq m (400,000 to 462,000 sq ft), with the 
number of tenants growing to 120.  Further redevelopment occurred in the late 1980s, 
including demolition of a curling rink and construction of the four and five storey office 
buildings.47  The final mall configuration, prior to demolition, is shown on Figure 15. 
Further renovations to the mall occurred in the late 1990s to stem the decline of sales 
due to the expansion of the nearby Fairview Mall and the recession in the mid 1990s.  
Don Mills Centre, however, experienced a major loss when Eaton’s went bankrupt and 
closed the store in 1999.  The space was converted to a Sears Canada store, but 
closed in 2000.  This closure, along with continued erosion of market share to Fairview 
Mall, Bayview Village and the power centre at Laird Drive made the decline of Don Mills 
Centre inevitable.48 

                                                 
46 City of Toronto, Preliminary Report:  Application to Amend Zoning By-law and Official Plan TD CMB 2001 0007.  
January 10, 2002.  Page 3.  The Cadillac Fairview Corporation Limited, www.donmillscentre.ca. Viewed January 6, 
2007. 
47 The Cadillac Fairview Corporation Limited, www.donmillscentre.ca. Viewed January 6, 2007. 
48 The Cadillac Fairview Corporation Limited, www.donmillscentre.ca. Viewed January 6, 2007.  Telephone Interview,  
T.Volpentesta, February 14, 2007.  Ontario Municipal Board Decision 1699, June 14, 2006.  Page 2. 



 

Figure 15:  Don Mills Centre, North York – Prior to Site Redevelopment 
Source: Prepared by D.McKay, February 2007.  Air Photo Base:  FirstBase Solutions, Flown May 2002. 

 
Figure 16:  Don Mills Centre, North York – Site Redevelopment Plan 
Source: Prepared by D.McKay, February 2007.  Site Plan Source:  City of Toronto Staff Report, May 3, 2006. 

Air Photo Base:  FirstBase Solutions, Flown May 2002.
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Figure 17:  Rendering of Don Mills Centre after 
redevelopment 
Source: The Cadillac Fairview Corporation Limited, 

www.donmillscentre.ca, undated 

   
3.4.3 Redevelopment Plans 
 
The Cadillac Fairview Corporation Limited, owner of Don Mills Centre, submitted 
applications for the redevelopment of the mall in late 2001.  The original proposal 
included internal and external renovations of the enclosed mall and expansion of retail, 
service and entertainment space to 47,550 sq m (512,000 sq ft).  Further, the proposal 
called for the relocation and reconstruction of a new Don Mills Civitan Arena, a 100-
room hotel, additional office space and five condominium apartment buildings 
containing 623 units.49 
 
Through a series of meetings with City staff 
and several public consultation meetings, 
the proposal was further revised to 
incorporate a new private street system 
through the site, a new outdoor retail space 
surrounding an open square and 1,500 
dwelling units in a series of buildings 
ranging from 8 storeys along The Donway 
West to 20 storeys towards the centre of 
the site.  While the ultimate development 
will incorporate the residential component 
of the redevelopment, Cadillac Fairview 
proceeded to obtain approval only for the 
non-residential components in 2006 as a 
first phase of redevelopment (Figure 16).  
The residential component of the 
redevelopment (Phase 2) requires further 
municipal approvals (rezoning) prior to 
construction occurring.50 
 
3.4.4 Redevelopment Issues Faced and How They Were Addressed 
 
According to Mr. Volpentesta, planning consultant for Cadillac Fairview, there were 
numerous issues raised and addressed through the approvals process:51 
 

1) As with many older malls, Don Mills Centre has a high proportion of seniors in 
the immediate surrounding area.  Area residents identified Don Mills Centre not 
just as a shopping centre, but as a place of congregation, social interaction and 
an area of exercise.52  The loss of the enclosed mall was therefore seen as 
having a negative impact on the lives of area residents.   

                                                 
49 City of Toronto, Request for Direction Report: Site Plan Control Application 05 204361 NNY 25 SA.  May 3, 2006.  
Pages 4 and 6. 
50 City of Toronto, May 3, 2006.  Pages 5 and 6. 
51 Telephone Interview, T.Volpentesta, February 14, 2007. 
52 Ontario Municipal Board Decision 1699, June 14, 2006.  Page 3.  City of Toronto, May 3, 2006. Page 11. 
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2) The City had significant concerns over the design of the site, including traffic 

management, a need for increased landscaping in the site, the design of building 
facades, and the need to locate buildings along Don Mills Road.   

 
3) There continues to be tremendous opposition by area residents to increasing the 

height limit for residential buildings on the site.  The current height limit is eight 
stories, despite the existence of a fourteen storey office tower on the site.  This 
opposition resulted in Cadillac Fairview proceeding only with the as-of-right retail 
component at this time.   

 
4) A major concern raised by residents was the loss of retail and service uses for 

area residents.  To address this matter, Cadillac Fairview initiated a shuttle 
service from the Don Mills Centre to Fairview Mall.  In addition, a number of 
existing tenants were relocated prior to the demolition of the mall and will remain 
open during the redevelopment process. 

 
5) Leases, a variety of different ownerships within the overall development block, 

and existing easement rights reduced the ability of the site to be fully 
redeveloped.  The Dominion grocery store, for example, is remaining in place 
with the site being redeveloped around it, due to its existing lease with Cadillac 
Fairview.  Similarly, the postal station and Civitan Arena could not be fully 
incorporated into the full redevelopment plan due to being under different 
ownership. 

 
3.4.5 Current Status of the Property 
 
Phase 1 was granted site plan approval by the Ontario Municipal Board in May 2006, 
with demolition occurring shortly thereafter.  Completion of Phase 1 is scheduled for 
August 2008.  Cadillac Fairview, and their residential partner, FRAM Building Group, 
continue to pursue Phase 2 approvals, with revised development plans scheduled to be 
submitted in late February, 2007.53 
 
3.5 Observations and Lessons Learned from the Case Studies 
 
The following observations and lessons learned can be extracted from the case studies 
(a summary of which can be found in Table 1): 
 

o The loss of a major tenant was the catalyst of decline.  Three of the four case 
studies identified the loss of the major anchor tenant as the reason for the mall 
declining.  These findings substantiate the findings of the literature on the 
importance of anchor tenants to the health of a mall.   

 

                                                 
53 Telephone Interview, T.Volpentesta, February 14, 2007. 
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o A comprehensive vision for the future of the site is required. The 
municipality can initiate this vision, but collaboration with the mall owner, tenants 
and the public is required.    The vision cannot be imposed by one party without 
co-operation between the various stakeholders in order to be successful.  
Compromise by the parties may be necessary to achieve a variety of public and 
private interests and goals.  The vision should be established in the Official Plan, 
with the details being implemented through Zoning Amendments and master 
planning for the site.  Examples of this municipal initiated vision include the 
Avenues program in Toronto (from the Morningside Mall case study), and the 
Midtown Core Secondary Plan process (from the Trafalgar Village Mall case 
study). Sufficient flexibility to allow for the long term redevelopment of the site, 
such as providing as-of-right density and use permissions in the zoning by-law, 
should occur.   
 

o Market demand has a significant affect on the redevelopment model 
chosen.  While many factors such as location and ease of municipal approvals 
may support a more intensive redevelopment model, market demand primarily 
directs private sector decision making.  A developer will only proceed with a 
development model if profit can be made.  In the case of Trafalgar Village Mall, 
while municipal policies permitted greater intensity and mix of uses, a single 
redevelopment model was chosen by the developer, as profit could be made 
within a short time frame.  Similarly, the owners of Morningside Mall proceeded 
with a single redevelopment model to an open air retail centre, despite significant 
residential and mixed use permissions. The rationale for this choice was due to a 
lack of demand for higher density residential and mixed use buildings in the 
Morningside Avenue / Kingston Road area.  Recognition of market demand by 
municipal planners is required when assessing potential redevelopment plans for 
greyfield sites. Without this understanding, redevelopment options may become 
as obsolete and as much a burden on society as the greyfields they are intended 
to replace.  

 
o Master planning of the site is crucial.  While smaller sites can be developed in 

one stage, most medium and larger sites will require a master plan to implement 
the full vision for the site.  This was evident in the case studies for Galleria 
Shopping Centre, Morningside Mall, and Don Mills Centre, and to a lesser extent 
in the Trafalgar Village Mall case study.  The master plan will establish not only 
the built form of the site, but phasing, urban design criteria, landscape and 
transportation improvements as well as the appropriate mix of uses on the site.  
This master planning can address issues raised through the approvals process 
and provide for flexibility to deal with issues arising out of the redevelopment. 
 

o Public consultation can identify community concerns / issues.  In most 
cases, greyfield redevelopment sites will require Planning Act approvals entailing 
a formalized public consultation process.  This is especially the case where the 
proposed redevelopment model introduces new uses or new built form to the 
site.  Even where public consultation is not mandated in order to achieve the 
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redevelopment of the site, public consultation can identify legitimate community 
concerns and issues.  In the case of the Galleria Shopping Centre, public 
concern was raised over the loss of the food store for the local neighbourhood.  
Similarly, concerns over the loss of enclosed space were raised in the 
Morningside Mall and Don Mills Centre case studies.  In all cases, solutions to 
these issues occurred to some extent.  While public consultation may increase 
the timeframe of the development approvals process, it may reduce the amount 
of opposition to the project (and possible appeals to the Ontario Municipal 
Board). Addressing these concerns and issues up front and in a consultative 
manner can also lead to a better product and more community support for the 
project. 
 

o Ownership and title restrictions must be identified and understood by all 
parties involved.  In all of the case studies, ownership and title restrictions, such 
as leases and easements registered on title, were identified as constraints to the 
redevelopment process.  The combination of the length of lease terms, no build 
area restrictions, tenant relocation restrictions, anchor tenant approval 
requirements for major alterations to the malls, and existing easement rights can 
significantly complicate redevelopment plans. Further, in some cases fractured 
ownership of the site or surrounding area may also affect the feasibility of a 
redevelopment plan.  Understanding these restrictions and their implications on 
the design and phasing of a site is essential by both the developer and the 
municipality. 
 

o Focus on urban design and development details will result in a better 
product and a smoother municipal approvals process.  Common to all case 
studies was the need to focus on urban design and development details.  Not 
only will this result in a better development, but in all of the case studies, focus 
on urban design was a critical factor on whether the municipality was in favour of 
the redevelopment.  Indeed, where there was little attention to urban design, the 
approvals process was lengthier and more difficult.   
 

o Patience is required – greyfield redevelopments take time and do not take 
place overnight.  Both the developer and the municipality must understand this 
basic concept.  A full scale redevelopment to a mixed-use centre happens 
incrementally, over a lengthy period of time.  Provisions for phasing the 
development, both in terms of built form and uses, must occur.  In the case of 
Morningside Mall, for example, this incremental approach was recognized as 
occurring over a thirty year time frame.54  This longer timeframe for results 
inevitably means that only larger, more risk tolerant developers are likely to 
undertake full redevelopment of a greyfield to a mixed-use centre. 

 
These observations can and should be applied to greyfield redevelopment projects by 
both developers and municipalities.  By keeping in mind the above lessons learned, 
successful redevelopment of greyfield sites can occur.  
                                                 
54 Ontario Municipal Board Decision 0192, Pages 6 and 9. 
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4 Applying the Research to Potential Greyfield Sites 
 
Three potential greyfield sites are examined:  Midtown Mall in Oshawa, Coulter Mills 
Market Place in Vaughan, and Shoppers World in Brampton (Figure 18).  These three 
case studies were chosen through discussions with RioCan Real Estate Investment 
Trust.  These sites were chosen for the following reasons:55 
 

o Coulter Mills Market Place, Vaughan:  This smaller community sized mall is 
facing increased competition from the recently constructed power centre at 
Dufferin Street & Steeles Avenue (to the south), Promenade Mall to the east and 
a new power centre planned to the northwest corner of Bathurst Street and 
Centre Street.  This increased competition already saw the loss of the grocery 
store anchor, which has only recently been replaced by a Staples store.  In 
addition to increased competition, RioCan sees this site as a prime candidate for 
redevelopment for medium-density residential uses. 

 
o Midtown Mall, Oshawa:  A medium-sized community shopping centre, this mall 

is failing.  There are significant vacancies and many lower-end tenants located in 
the mall.  The site suffers from a lack of frontage on a main street and is not at a 
major road intersection.  These location factors, combined with expansions to the 
regional shopping centre (Oshawa Centre) and new power centres in Oshawa 
and neighbouring Whitby have resulted in the loss of major anchor tenants. 

  
o Shoppers World, Brampton:  Brampton Shoppers World is a healthy regional 

retail centre at present.  Notwithstanding this current state of affairs, RioCan 
anticipates that the mall may decline in the future.  This concern is due to the 
lease terms of tenants expiring shortly, as well as continued competition from 
existing and new shopping centres (i.e. the proposed SmartCentres Power 
Centre at Hurontario Street and Derry Road and the continued expansion of the 
Orion Gate Power Centre to the east at Kennedy and Steeles).  In addition, while 
a decline in the mall may not occur for some time, RioCan sees Brampton 
Shoppers World site as having significant redevelopment potential. 

 
Detailed information on each of the three sites was provided by RioCan, and is 
supplemented by information from public sources.   
 
This analysis identifies the opportunities and constraints to redevelopment of these sites 
to determine if they can in fact assist in achieving a mix of uses and intensification as 
envisioned by the Places to Grow policies.  As such, the analysis focuses on the 
potential to create a mixed-use development, if feasible.  The observations and lessons 
learned from the previous case studies are applied in this analysis.   
 
 

                                                 
55 Personal Interview, S. Wisnowski, December 7, 2006.  Personal Interview, S.Craig, January 31, 2007. 



 
Figure 19:  Current Site Development, Coulter Mills Market Place, Vaughan 
Source: Prepared by D.McKay, February 2007.  Air Photo Base:  FirstBase Solutions, Flown May 2005.   
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Figure 20:  Coulter Mills Market Place, Vaughan 
Source: D.McKay, December 2006 

4.1 Coulter Mills Market Place, Vaughan 
 
Coulter Mills Market Place (“Coulter 
Mills”) is located at the northeast 
corner of Dufferin Street and Clark 
Avenue in Vaughan.  Coulter Mills is 
an open air centre with approximately 
6,850 sq m (73,740 sq ft) of gross 
leasable floor area on a 2.72 hectare 
(6.73 acre) site (Figure 19).  The 
centre was built in 1989 and is 
currently anchored by Staples (which 
recently replaced a grocery store 
which vacated the mall within the last 
two years).  There are 18 other retail 
and service commercial tenants within 
the mall.   
 
The site is surrounded by a mixture of 
single detached, medium-density residential uses, and institutional uses (Dufferin Clark 
Collegiate and the Concord / Thornhill Sports Park). 
 
4.1.1 Existing Land Use Permissions 
 
The site is designated Neighbourhood Commercial by Official Plan Amendment 210.  
The Neighbourhood Commercial designation permits a wide range of retail and service 
commercial uses.  Residential uses are not permitted.56 
 
The site is currently zoned Neighbourhood Commercial (C4) Zone with special provision 
9(496).  The C4 Zone permits a wide range of retail and service commercial uses.57 
 
4.1.2 Site Constraints 
 
There are no significant physical constraints on the property.  While there are leases in 
place, all are due to expire within the next four years.   There are no significant lease 
terms, easements or other restrictions in the leases that would deter redevelopment of 
the site.58 

                                                 
56 City of Vaughan, Official Plan Amendment 210: Thornhill-Vaughan Community Plan, March 1, 1997.  Page 29. 
57 City of Vaughan, Zoning By-law 1-88, January 1, 2006.  Pages 47 and 124-125. 
58 RioCan Real Estate Investment Trust, Coulter Mills Market Place:  Background Information Binder, 2006. 



 
Figure 21:  Proposed Site Redevelopment Plan, Coulter Mills Market Place, Vaughan 
Source: Prepared by D.McKay, February 2007.  Air Photo Base:  FirstBase Solutions, Flown May 2005.   
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4.1.3 Potential Redevelopment Scheme 
 
Through discussions with City Planning staff, a moderate sized mixed-use 
redevelopment of the site was recommended.59  A proposed redevelopment plan is 
shown on Figure 21.  This proposal includes the following elements: 
 

o Given the surrounding low- and medium-density residential uses surrounding the 
site on three sides, two medium-rise residential buildings are proposed.  Ground-
floor retail and service uses are proposed to address the convenience shopping 
needs of area residents. 

  
o Built form is located at the street, with a surface parking area (for visitors) and 

amenity areas located in a court yard area in the middle of the site.  Underground 
parking would be provided for residents of the buildings.  Vehicular entrances to 
the site would be from Clark Avenue at a signalized entrance with a secondary 
right-in / right-out entrance on Dufferin Street. 

 
o A maximum building height of five storeys is proposed along Clark Avenue.  The 

buildings decrease in height to reduce shadow impacts and overlook closer to 
the residential uses to the immediate north and east.   

 
o A total floor area of 44,482 sq m (478,000 sq ft) is proposed.  Of this, 38,210 sq 

m (411,289 sq ft)  is residential (equivalent to approximately 436 condominium 
units) with 6,272 sq m (67,511 sq ft)  being for at grade retail and service 
commercial uses.60  A Floor Space Index (FSI) of 1.63 is achieved.61 

 
Some phasing during construction may need to occur in order to relocate tenants to 
new spaces within the new mixed-use buildings.   Construction timing would take 
approximately 16 to 20 months, once municipal approvals are granted. 
   
4.1.4 Anticipated Redevelopment Issues 
 
Anticipated redevelopment issues may include: 
 

o Any redevelopment plan beyond a retail commercial centre will require both an 
Official Plan Amendment and a Zoning By-law Amendment.  Other municipal 
approvals will include plan of condominium and site plan approvals.  These 
approvals may take up 16 to 24 months to obtain (excluding appeals to the 
Ontario Municipal Board). 

 
                                                 
59 Personal Interview, G.Uyeyama, January 24, 2007 
60 Unit count was derived using a gross floor area to gross leasable floor area calculation of 85%.  This gross 
leasable floor area was then divided by an average unit size of 800 sq ft. 
61 Floor Space Index (FSI) refers to the amount of floor area as a ratio of the land area of the site.  It is also referred 
to as Floor Area Ratio (FAR) in some jurisdictions.  For example a site with a FSI of 2.0 can have up to two times the 
lot area in building area. 





 25

 
Figure 23:  Midtown Mall, Oshawa 
Source: D.McKay, December 2006 

o Public opposition to the redevelopment plan may occur, given the primarily low 
density residential uses surrounding the site.  A modest proposal (as depicted) 
should reduce the amount of public opposition (as opposed to proposing 
significantly higher density development).  As noted by Grant Uyeyama, Manager 
of Development Planning at the City of Vaughan, early consultation with staff, the 
area councillor and the local resident’s association could reduce the potential 
opposition to the project.62   

 
In addition to the two issues noted above, technical issues (i.e. traffic, servicing, etc.) 
will need to be addressed as part of the approvals process. 
 
4.2 Midtown Mall, Oshawa 
 
Midtown Mall in Oshawa is 
located southwest of King Street 
and the Oshawa Creek, just to 
the west of Downtown Oshawa.  
Intervening land uses and 
ownerships are located between 
the site and King Street.  Access 
from King Street is via Midtown 
Drive.  The site also has full 
frontage and access to John 
Street (along the south property 
line).  Midtown Mall was built in 
1967 and is an enclosed mall 
comprising of approximately 
12,778 sq m (137,542 sq ft) of 
gross leasable floor area (Figure 
22).  The site is 3.7 hectares 
(9.14 acres).  Midtown Mall is currently anchored by an A&P grocery store, however 
A&P owns its own site.  Canadian Tire relocated from the mall approximately seven 
years ago, and Shoppers Drug Mart moved to a new location last year.  Remaining 
other tenants include a dollar store, a liquidation store, several municipal agency offices 
and a billiards parlour.   Approximately 25% of the mall is vacant.  Midtown Mall is a 
failed shopping centre.63 
 
Midtown Mall is surrounded by a mixture of retail and service commercial uses, single 
detached dwellings, and open space (the Oshawa Creek is located along the eastern 
property line and Rotary Park is located south of John Street). 
   
 
 

                                                 
62 Personal Interview, G.Uyeyama, January 24, 2007 
63 Personal Interview, S.Craig, January 31, 2007.  Personal Interview, A.Drozd, February 15, 2007. 
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4.2.1 Existing Land Use Permissions 
 
The site is designated Planned Commercial Centre by the Oshawa Official Plan, which 
permits a broad range of retail and service commercial uses, as well as high density 
residential uses.64 
 
The site is zoned Planned Commercial Centre (PCC) Zone, with special exception C(3).  
The PCC zone permits a wide range of retail, service commercial and institutional uses.  
Limited residential uses (apartment buildings and retirement / nursing homes) are also 
permitted.65 
 
4.2.2 Site Constraints 
 
There are a number of physical constraints to redevelopment of the site: 
 

o The site is entirely within the flood plain of the Oshawa Creek.  Any 
redevelopment of the site will be subject to approval from the Central Lake 
Ontario Conservation Authority.  The flood plain limits redevelopment of the site 
in two ways.  First, any redevelopment of the site is limited to 150% of the floor 
area that currently exists today.  Secondly, only non-residential uses are 
permitted within the flood plain.  Without either removing the site from the flood 
plain through engineering techniques, or through a policy solution (creating a 
Special Policy Area under the Provincial Policy Statement or use of a Two Zone 
Flood Plain Area), the flood plain will continue to significantly limit the 
redevelopment potential of the site.66 

  
o The site has no visibility from the main arterial street adjacent to the site (King 

Street).  Intervening land uses and buildings effectively hide the site from King 
Street.  This reduces the viability of the site for non-residential uses which require 
visibility and pass-by traffic. 

 
o There are seven different properties between the RioCan site and King Street.  

This fractured ownership will limit redevelopment options for the entire 
commercial area. 

 
Lease terms are limited, with few restrictions evident that would prohibit redevelopment 
of the site.67 
 
4.2.3 Potential Redevelopment Scheme 
 
Given the flood plain restrictions on the site (which prohibit residential uses), a mixed-
use redevelopment of the site is unrealistic. Discussions with City staff have confirmed 

                                                 
64 City of Oshawa, Official Plan, December 15, 2005.  Page 2.2.2. 
65 City of Oshawa, Zoning By-law 60-94, August 2005.  Pages 17.1 and 17.16. 
66 Personal Interview, A.Drozd, February 15, 2007. 
67 RioCan Real Estate Investment Trust, Midtown Mall: Background Information Binder, 2006. 
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that reuse of the site for retail uses in the mall’s current configuration is unsustainable, 
given existing and proposed competing retail centres.68  There are therefore two 
reasonable alternative redevelopment schemes:   
 

o Adaptively reuse the existing buildings for non-retail, non-residential uses.  
Possible examples could include a Downtown Oshawa campus of the Ontario 
Institute of Technology, a call centre, or a research and development facility 
associated with a General Motors affiliate.   This option would involve some 
internal and external renovations to the mall, and would allow for possible 
retention of existing tenants.  Depending on the demand for the new use, 
additional floor area could be accommodated on the site in accordance with the 
flood plain restrictions.  

  
o Redevelop the site as a street related retail centre.  This option is depicted as 

Figure 24.  The redevelopment would result in an increase of floor area across 
the entire site (both RioCan and the other property ownership) of 150% to 27,389 
sq m (294,812 sq ft).  This type of centre, if done correctly with pedestrian 
amenities and detailed architectural design, would create a new and different 
shopping experience, distinguishing the site from Oshawa Centre or the new 
power centres in Oshawa and Whitby.  Tying the development to a specific 
shopping theme could also differentiate the site from other retail centres, such as 
has been done at Designer’s Walk or the Castlefield / Caledonia Design Centre 
in Toronto.  Second storey offices could be built, either initially or as a future 
phase of development.  In addition, this option could allow for A&P to be 
relocated into a building representing their new store prototype.   

 
4.2.4 Anticipated Redevelopment Issues    
 
Assuming the redevelopment option to a street related retail centre is pursued, it is 
anticipated that the following issues will need to be addressed: 
 

o As the site is already designated and zoned for retail uses, municipal approvals 
will be limited to site plan approval and building permits.  These approvals are 
typically four to six months in length, and there is no third party right of appeal.  
Thus the risk associated with municipal approvals is therefore limited. 

 
o In order for this option to be successful, it would be necessary for RioCan to 

consolidate the fractured ownership between its site and King Street to provide 
visibility into the site.   Landowners could hold out, however, stifling the 
redevelopment scheme. 

  
o Flood proofing of the new buildings will be required as a condition of approval 

from the Conservation Authority.  This will increase the construction costs of the 
redevelopment. 

 
                                                 
68 Personal Interview, A.Drozd, February 15, 2007. 
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Figure 26:   Shoppers World, Brampton  
Source: D.McKay, December 2006 

o Notwithstanding the different shopping experience the redevelopment would 
create, given the existing competing retail centres in the area, significant 
promotion and marketing of the site will still be required.     

 
4.3 Shoppers World, Brampton 
 
Shoppers World in Brampton is 
located at the northwest corner of 
Highway 10 (Hurontario Street) 
and Steeles Avenue West.  
Shoppers World is an enclosed 
shopping centre with approximately 
72,614 sq m (781,628 sq ft) of 
gross leasable floor area on a 22.8 
hectare (56.3 acre) site (Figure 
25).  The centre was built in 1969 
and is currently anchored by 
Zellers, Canadian Tire, The Bay, 
Winners and Price Chopper.  
There are approximately 185 other 
retail and service commercial 
tenants within the mall, including a 
Brampton Transit bus terminal.69 
 
The site is surrounded by a mixture of uses, including high-density residential buildings, 
low-density residential uses, Etobicoke Creek and retail uses. 
 
4.3.1 Existing Land Use Permissions 
 
The Brampton Official Plan designates the site as Regional Retail.70  The Regional 
Retail designation permits retail centres in excess of 46,500 sq m (500,000 sq ft) of 
gross leasable floor area.  Permitted uses include a full range of retail, retail warehouse, 
service and office uses.  In addition, residential uses are permitted in a Regional Retail 
area as part of a multi-use plan for the site.  The Brampton South Secondary Plan also 
permits high-density development up to 40 units per net acre and medium-density 
development up to 15 units per net acre.71 
 
The site is zoned Commercial Three (C3) Zone with special provision 3424.   A broad 
variety of retail, service and office uses is permitted, including movie theatres (as per 
special provision 3424).72  
 

                                                 
69 RioCan Real Estate Investment Trust, Brampton Shoppers World: Background Information Binder, 2006. 
70 City of Brampton, Official Plan, January 2000. Page 56. 
71 City of Brampton, January 2000, Page 229. 
72 City of Brampton, Zoning By-law 270-2004. 2004.  Pages 85 and 1624. 
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4.3.2 Site Constraints 
 
The Brampton Shoppers World site has no significant physical constraints to being 
redeveloped.  The most significant constraints on the property are the existing tenant 
leases and easement restrictions on title.  These restrictions include:73 

 
o The leases for most tenants expire between 2008 and 2012.  The exception is 

Zellers, Winners, Price Chopper and Canadian Tire, who have long term leases 
and / or options to extend their leases.  Major redevelopment of the mall may be 
impeded by these lease terms, if the tenants do not wish to participate in the mall 
redevelopment process. 
 

o The anchor tenants have a variety of “no build” easements registered on the 
lands (areas in which no building or construction may occur). These restrictions 
eliminate the use of the majority of the parking areas for any new retail building 
construction at the present time. 

 
o The leases of the anchor tenants include provision for approval of any major 

alterations or expansions to the mall premises.  These restrictions may impede 
the redevelopment process. 
 

o The leases of the anchor tenants (and some other tenants) include minimum 
parking requirements for the mall.  These parking requirements put further 
restrictions on any redevelopment plans. 
 

Negotiations with the various tenants will be required to address these artificial 
constraints on the property. 
 
4.3.3 Potential Redevelopment Scheme 
 
In the short term, due to existing tenant restrictions, the redevelopment potential for the 
mall is limited to the addition of retail pad buildings located along Charolais Boulevard. 
 
In the medium to long term (7 to 10 years), a mixed-use centre could be initiated on this 
site.  This redevelopment would require an amendment to the Zoning By-law to allow 
the residential uses and density proposed on the site.  Discussions with Brampton 
Planning staff noted support for the general proposition of a mixed-use centre, subject 
to further detailed design and technical studies occurring.74  A potential redevelopment 
plan is shown on Figure 27, and incorporates the following key elements: 
 

o A mixture of retail, office and residential uses is proposed.  Retail uses will be 
located on the ground floor of multi-storey buildings, with office and residential 
located above.  

  
                                                 
73 RioCan Real Estate Investment Trust, Brampton Shoppers World: Background Information Binder, 2006. 
74 Personal Interview, M.Palermo, February 12, 2007. 
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o Built form is increased substantially, focused on both the north-south and east-
west roads.  The gross floor area of the development will increase from 72,614 
sq m (781,628 sq ft) to 181,936 sq m (1,958,343 sq ft).  Approximately 94,858 sq 
m (1,021,043 sq ft) of residential space will be created (equivalent to 1,084 
units).  The remaining space will include 24,199 sq m (260,475 sq ft) of office 
space and 68,535 sq m (737,707 sq ft) of retail space.   

 
o A north-south road and an east-west road are proposed.  Tree-lined with 

landscaped medians, these two roads would be transferred into public 
ownership.    In addition, several private roads are introduced to create a discrete 
vehicular road network through the site. 
  

o Heights vary across the site, up to twenty storeys, with heights generally 
increasing towards the centre of the development.  In order to create 
compatibility along Charolais Boulevard, two storey street townhouses are 
proposed.   

 
o Only minor modifications to the Zellers building are required.  A more significant 

redevelopment of the Canadian Tire building would be required to facilitate the 
major east-west roadway through the site.  This could occur as a later phase, 
perhaps incorporating an expansion to the Canadian Tire building.  Relocation of 
mid-sized tenants is anticipated to occur as the mixed-use development is 
phased in, with these tenants being relocated to prime locations. 
 

o An extension to Kaneff Park as a terminus point to the east-west road is 
proposed.  This area is intended to act as an “urban square” and focus to the 
development.  Additional green space is proposed in a series of parkettes 
through the site.   
 

o Parking would be provided through a mix of surface, underground (for residential 
uses) and parking structures. On-street parking is also proposed.  Surface 
parking is associated primarily with existing tenants (Zellers, Canadian Tire, Price 
Chopper) who have long term leases in place and are anticipated to have 
concerns with the loss of surface parking in front of their stores. Approximately 
5,800 parking spaces would be created on the site to service the development.  
 

o The existing Brampton Transit terminal would be relocated to the bottom floor of 
one of the parking structures.  The intent of this relocation is to free up valuable 
Steeles Avenue frontage for more intense development.  Bus service would 
travel through the entire site in this redevelopment scheme. 

 
The development would need to be phased, with a series of tenant relocations 
occurring.  Figure 28 shows a possible phasing scheme.  Anticipated build out time 
would likely be a minimum of four to six years once municipal approvals are granted, 
given the complexities of tenant restrictions and demolition / construction scheduling. 
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4.3.4 Anticipated Redevelopment Issues 
 
I anticipate a variety of issues with this potential redevelopment scenario: 
 

o The proposed residential densities proposed will necessitate a rezoning to add 
residential uses as well as to adjust various zoning standards such as parking, 
density, height, and building setbacks.  Other municipal approvals will include 
plan of subdivision, plan of condominium and site plan approvals.  These 
approvals will be lengthy (given the size of the project, an 18 to 24 month 
timeframe is likely, excluding appeals to the Ontario Municipal Board).  In order 
to reduce risk inherent with this size of project, a phased approach to the 
approvals process (within the auspices of a master plan) should be considered.     

  
o Given the surrounding residential community to the north and west, public 

opposition to the project (especially the higher density components) is 
anticipated.  An extensive public consultation process should be undertaken, with 
meetings occurring before and during the approvals process.  A liaison 
committee of residents should be established to act as a focus group for the 
project, along with newsletters and a web page established.  Providing sufficient 
information will reduce miscommunication and misunderstanding with the 
surrounding community.  Once approvals are granted and construction begins, 
ongoing consultation should continue to address construction-related issues, 
such as noise, dust, mud tracking, and construction traffic.   

 
o It is likely that the tenants of the mall, especially the anchor tenants, will resist 

any radical changes to the site.  Similar to addressing public opposition, initial 
consultation and discussion with the tenants is essential.  In addition, a phased 
approach to the redevelopment, combined with an ongoing dialogue with tenants 
may address a variety of their issues and concerns.   

 
In addition to the major issues noted above, technical issues dealing with traffic, 
servicing, noise and shadow impacts, and stormwater management will need to be 
addressed as part of the approvals process. 
 
4.4 Summary of RioCan Site Redevelopment Options 
 
The review and analysis of the three RioCan sites indicates that greyfield mall sites can 
be a source of significant intensification and reinvestment for a community.  As can be 
seen on Table 2, these sites can result in double or triple the amount of floor space on a 
site.  This leads to the conclusion that greyfield mall sites will have a significant role in 
achieving the 40% intensification target set out in Places to Grow.   
 
The observations and lessons learned from Section 3.5 are applicable in the study of 
the RioCan redevelopment sites.  Specifically, the need for a comprehensive vision, 
master planning, public consultation and a focus on good urban design are evident in all 
three examples.  This, combined with a realization that full redevelopment of these sites 
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may be undertaken over a ten to twenty year timeframe is essential to the success of 
these redevelopment projects.   
 
The amount of potential intensification, however, is subject to the constraints and 
circumstances affecting a property.  While Midtown Mall has approvals for a significant 
amount of density and for a mix of uses, the lack of market demand for residential 
condominiums and the flood plain constraint affect the ability to create a mixed-use 
development on the property.  Similarly, the surrounding low-density land uses places a 
considerable constraint on the amount of height and density achievable in the Coulter 
Mills example.  This is despite a high market demand for residential condominium units 
in southern York Region.  Of the three sites, Brampton Shoppers World provides the 
most potential due to its size, location, existing planning permissions, and lack of 
physical constraints.  Notwithstanding this, the legal constraints affecting the property 
may stifle its redevelopment potential.  Therefore, while these sites hold great potential, 
the expectation for these sites to achieve full redevelopment and to achieve the 40% 
intensification target may be lower than presented.  This may significantly affect the 
ability of a municipality to reach the 40% intensification target required by the Province, 
thereby undermining the policy intent of Places to Grow.     
 
5 Conclusions and Recommendations 
 
Greyfield shopping malls are a relevant planning issue which municipalities and 
landowners need to address.  Ontario is not exempt from the greyfields phenomenon.  
To leave these sites in their current condition is an unacceptable proposition for the 
municipality, the mall owner and the public. It is not in the public good to leave these 
failed or failing shopping centres in their current state.  The research undertaken has 
shown that there are numerous benefits of redeveloping greyfield mall sites.  Most 
significant of these benefits is that greyfield sites represent enormous potential for 
intensification that can be used to reduce urban sprawl and to create more liveable, 
compact, and healthy communities.  They represent a significant opportunity for 
revitalizing neighbourhoods using existing infrastructure and transportation systems, at 
greatly increased densities and with a mix of land uses.   This is in keeping with the 
policy direction set out in Places to Grow.  The examination of three potential greyfield 
sites clearly shows the opportunities for redevelopment that these sites possess.  To 
harness this potential, it is critical that planners and developers understand the 
constraints involved in redeveloping these sites.  
 
Based on my analysis of the greyfield issue and the previously noted observations and 
conclusions, the following recommendations for municipalities are proposed.  
 

Recommendation 1 – Municipalities should identify potential greyfield 
sites.   Municipalities within the Greater Golden Horseshoe are required by 
Places to Grow to update their Official Plans to implement the Places to Grow 
policies.  As part of this review process, potential greyfield sites, including but not 
limited to shopping centres should be identified.  This process of identification 
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would be updated as part of the mandatory five-year review process for their 
Official Plans.   
 
Recommendation 2 – Municipalities need to encourage the redevelopment 
of greyfield sites in their Official Plans.  With greyfield sites identified, a 
municipally initiated amendment to Official Plan policies to encourage the 
redevelopment of these sites is required.  Setting out a long term vision for 
greyfield sites is required.  Consultation with the specific landowner, as well as 
the general public, is required as part of this visioning process.  Policies affecting 
greyfield sites must be clearly enunciated and provide specific direction on urban 
design and technical study requirements.  By doing so, uncertainty and risk will 
be reduced – key factors of consideration by developers contemplating 
redevelopment plans. 
 
Recommendation 3 – Municipalities need to be flexible to allow the ultimate 
redevelopment scenario to occur over time.  A full scale redevelopment to a 
mixed-use centre happens incrementally, over a lengthy period of time.  This 
type of redevelopment will not occur overnight due to constraints on the property 
or due to market considerations.  Official Plan policies and implementing zoning 
by-laws must provide sufficient flexibility to allow for the long term redevelopment 
of the site.  The use of broad density and use policies in the Official Plan, 
combined with as-of-right density and use permissions in the implementing 
zoning by-law is one example of providing this flexibility. 

 
The following recommendations are recommended to RioCan relative to the three sites 
examined, which have potential to be redeveloped and revitalized: 
 

Recommendation 4 – RioCan should determine the financial feasibility of 
the redevelopment schemes.  The proposed redevelopment plans for the 
RioCan site focused on constraints and opportunities. Financial feasibility of the 
redevelopment plans was not undertaken.  Further analysis in this regard is 
therefore recommended, including examination of suitable phasing plans. 

 
Recommendation 5 – RioCan should initiate discussions with major 
tenants and municipal planning staff.  Should RioCan wish to pursue the 
proposed redevelopment plans, discussions with major tenants and municipal 
planning staff is required.  This will identify concerns and issues with the 
redevelopment plans, such that a proactive approach to resolving these matters 
can occur. 
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