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Abstract

Greater Toronto Chinese Downtown (GTCD) is the largest Chinese Canadian 
community in the Greater Toronto Area and one of the world’s most unique 
Chinese diasporic cities outside of Asia. Created by the sudden influx of Hong 
Kong and Chinese immigrants  since the early 1980s, Toronto’s suburbs have 
become the center of the Chinese Canadian community, hence our downtown, 
outside of downtown Toronto. 

What appears to be a random and incohesive social space has turned my 
attention to the ways this cultural network has formed in a suburban context. 
In this thesis, I begin with a theoretical description of architectural innovation 
and the typological development of Chinese malls. With archival research, 
on-site observation, mapping, and family stories, this thesis produces a 
catalogue of cultural production and hybridization based on ten architectural 
mall typologies, which have never been studied before.

However, the catalogue is not enough to fully understand the difficult 
development and transformation of the Greater Toronto Chinese Downtown. 
Seven Urban Figures are studied through a series of historical narratives, 
illustrated through mapping and archival material, to uncover the struggles 
and celebrations of the Chinese Canadian community. This work expands the 
theory and methodology of urban morphology. Previous academic research 
has dismissed Toronto’s suburbs as a static context for individual building 
achievements. Ultimately, this thesis is dedicated to recognizing the informal 
GTCD and its malls as a significant cultural space, over the last forty years. 
It asks, what urban strategies and architectural innovations were used in 
the suburban context to make the Chinese Canadian community unique?
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INTRODUCTION

GREATER TORONTO CHINESE DOWNTOWN 
(GTCD) is the largest Chinese Canadian 
community in the Greater Toronto Area. With 
a population of over 668,700 Chinese Canadians1, 
GTCD attracts new immigrants and locals 
alike because of the unique variety of cultural 
and architectural experiences. It is said that 
Scarborough, Markham, and Richmond Hill, 
blurred with clusters of Chinese malls, offer a 
more authentic Chinese culture than the iconic 
tourist trap in downtown Toronto. These malls 
combine Hong Kong and China’s preferred 
retailing practices with North American suburban 
architecture to bring a unique diasporic city that 
is documented in this thesis in order to define 
Greater Toronto Chinese Downtown in order to 
understand GTCD as a specific form of urbanism. 

1 Statistics Canada. 2022. Census Profile. 2021 Census of Population. 
Statistics Canada Catalogue number 98-316-X2021001. Ottawa. Released 
October 26, 2022. https://www12.statcan.gc.ca/census-recensement/2021/
dp-pd/prof/index.cfm?Lang=E (accessed October 27, 2022).

SITES

The larger Chinese Canadian community in 
Scarborough, Markham, and Richmond Hill is 
referred to as「多倫多華裔市中心」(literal: Toronto 
Chinese Downtown) in spoken Chinese. The term 
is commonly used in Chinese media, particularly 
in radio and television. To better translate the term 
in English without referring to the Chinatown 
located in Downtown Toronto, this thesis uses 

“Greater Toronto Chinese Downtown”.

Previously used terms which today are no longer 
relevant are “Toronto Chinatowns”, “Metro 
Chinatown”, or “New Chinatown”.2 However, in 
the Chinese language, “Chinatown” translates to 

「唐人街」 (literal: Tang people street) or
「華埠」(literal: Chinese town, Chinatown) which 

does not reflect to the larger community in 
the suburbs. 「唐人街」 Chinatown is usually 
perceived as a Chinese quarter of any city outside 
China, confined to one or two streets.3 

In the 1980s, Chinese newspapers described 
the suburbs as 「東北華埠區」(literal: North-
East Chinatown Area), or more specifically  

「士嘉堡華埠」 (literal: Scarborough Chinatown) 
to hint at the second Chinese community in 
the suburbs.4 

2 Lai, Chuenyan David. 1988. Chinatowns Towns within Cities in Canada. 
Vancouver: University of British Columbia Press.

3 Lai. 1988. Chinatowns Towns within Cities in Canada.

4 “Modern Times Weekly.” 1985.Modern Times Weekly.
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DEFINITIONS

To represent both the longer-settled Chinese 
Canadian populations and the Chinese 
immigrants who arrived after the 1976 
Immigration Act, the term “Chinese” in this thesis 
refers to people with Chinese ethnicity based 
on their first language or ancestry, regardless of 
place of birth. This includes the place of origin 
from four main subgroups: Mainland China, Hong 
Kong, Macau, and Taiwan. The Census of Canada 
does not differentiate Chinese from place of birth, 
however Hong Kong and Mainland China are 
recorded separately as country of last permanent 
residence or citizenship. The complexity of this 
heterogeneous ethnic group is defined in Wei 
Li’s Ethnoburbs and the Canadian Journal of 
Regional Science.5

RESEARCH QuESTION

The goal of this thesis is to understand how the 
GTCD has transformed since the early 1980s. What 
urban strategies and architectural innovations 
were used in the suburban context to make the 
Chinese Canadian community unique?

HYPOTHESIS

This thesis argues that Toronto’s suburbs are 
rich in cultural production because GTCD 
brought a sense of place-making and home 
to Chinese immigrants while establishing long-
term cultural connections in a multicultural 
environment that encourages economic growth. 
Despite difficulties in architectural conformity 
and cultural acceptance, the resulting GTCD 
is a unique spatial core that anchors Chinese 
Canadians in Toronto’s suburbs. 

5 Li, Wei. 2009. Ethnoburb : The New Ethnic Community in Urban America. 
Honolulu: University of Hawai’i Press. 

 Lo, Lucia and Shuguang Wang. 1997. “Settlement Patterns of Toronto’s 
Chinese Immigrants: Convergence Or Divergence?” The Canadian Journal 
of Regional Science 20 (1-2): 49-72.

METHODOLOGY

The formation of the GTCD has not been clearly 
researched or well-remembered by residents, 
because the suburbs are perceived simply as 
the context in which “we live”. Time is important 
to uncover the formation process, although 
collective memories and experiences may not 
be the most reliable sources. This thesis adds 
to the studies of urbanism using two main 
methodologies: narrating suburban urban form 
and typological analysis. 

The first chapter of the thesis aims to understand 
the urban morphology and transformation of the 
GTCD because of local planning strategies and a 
set of historical events leading to two historical 
mall traditions, North America’s retail hierarchy 
and Hong Kong’s shopping image, into unique 
architectural typologies. This includes a visual 
and written analysis of found historical data and 
critical assessments of previous research and 
theories on planning and retail architecture.

uRBAN MORPHOLOGY

In Doug Suisman’s Los Angeles Boulevard: 
Eight X-Rays of the Body Public, eight different 
boulevards are analogous to various human body 
parts. Urban morphology is a living organism 
that belongs to the public, while the boulevard 
as a typology is not appreciated as a type of Los 
Angele’s urban artery.6 With Chinese malls as 
landmarks of the GTCD, the urban morphology 
and shape of the suburbs are studied as seven 
Chinese figures using time and political events 
that influenced the development of the GTCD. 

6 Suisman, Douglas R. 2014. Los Angeles Boulevard : Eight X-Rays of the 
Body Public. 25th ed. Novato: Oro Editions.
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ARCHITECTuRAL TYPOLOGY

The second chapter uses a catalogue format 
to perform a typological analysis on building 
design strategies using archival research, site 
observation, mapping and 3D modelling. This 
chapter presents architectural documentation 
in axonometric drawings of each Chinese mall of 
the GTCD.  Taking inspiration from Atelier Bow 
Wow’s Made in Tokyo and Steven Holl’s Alphabet 
City Pamphlet #5, ten typological groups using 
the method of cross-categorization and sorting 
of building form are created.7 The visual analysis 
of typological differences uses observation as 
the method of data collection, supported by 
drawing to communicate what photographs 
cannot. Program and function are then added 
to describe the building’s intent.8 The hybridity 
of architectural typologies in the GTCD is cross-
bred between architecture and cultural use. The 
catalogue process searches for the relationship 
between the urban form and architectural form 
of the GTCD, of which George Baird theorizes 
that architectural typology in urban Toronto is 
defined by the lot.9 Baird’s Vacant Lot Theory 
in downtown Toronto consists of the following 
four points:10 

1. The lot is the basic unit of urban 
morphology

2. The laws of the lot generate an 
architectural typology

3. Urban form involves the repetition of 
architectural typologies

4. Urban form involves the substitution 
of architectural typologies over time

Baird’s Vacant Lot Theory applies to GTCD’s 
Chinese malls. Because it argues Toronto, as 
a suburban periphery of a North American 
planned city, has important architectural context 
and urban coherence to produce cultural 
nourishment. For locals, a typical post-World 
War II view of the suburban pattern is inefficient 

7 Kaijima, Momoyo, Junzō Kuroda, and Yoshiharu Tsukamoto. 2001. Meido 
in Tōkyō. Tōkyō: Kajima Shuppankai. 

8 Holl, Steven. 1980. The Alphabetical City. New York: Pamphlet Architecture. 

9 Blackwell, Adrian and David Fortin. 2021. “A Conversation with 
George BAIRD: An Architectural Theory of the Lot.” Scapegoat : 
Architecture, Landscape, Political Economy; Scapegoat Journal 
(12/13). http://www.scapegoatjournal.org/docs/12-13/SG12-13_78_Baird_
AnArchitectureTheoryOfTheLot.pdf.

10 Myers, Barton and George Baird. 1978. “Vacant Lottery.” Design Quarterly 
(Minneapolis, Minn.) (108): 1-51. doi:10.2307/4090990.

and requires the repetition of facilities for urban 
sprawl. For immigrants, the vacant lot is fertile 
for architectural innovation when triggered by 
political and cultural events, alongside cultural 
consumerism.

If the relationship between urban morphology 
and architectural typology in GTCD is different 
from downtown Toronto’s, how are they different? 
What challenges and struggles did Chinese 
immigrants face during the creation of hybrid 
typologies? Using these theoretical references 
as a framework, the underlying methodology 
to search, count, and sort Chinese malls in the 
GTCD is designed to uncover the histories of 
celebration and resistance that built the GTCD. 
This thesis argues that a unique urban production 
exists within the Greater Toronto Area.
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Chapter 1
The Urban Morphology of  

Greater Toronto Chinese Downtown
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CHINESE IMMIGRATION 
TO CANADA

The first immigration records of Chinese people 
in Canada date as far back as 1858 on the west 
coast following the Gold Rush trends from 
the United States and the construction of the 
Canadian Pacific Railway.11 The image of the 
Chinese at the time was stereotyped as less-
than-human, cheap, easily addicted to opium, 
and labourer, because the late Qing dynasty 
of Imperial China was politically corrupted and 
vulnerable to European forces from the west 
and the Japanese from the east.  The First and 
Second Opium Wars led to the departure of 
Chinese people from the port of Guangdong 
and Hong Kong for California, and subsequently 
to Vancouver, in search of the famous “gold 
mountains”.  

From 1885 to 1947, a large 47.5% of Chinese 
immigrants came from Taishan, followed by rural 
areas Xinhui (14.27%), Kaiping (13.75%), and Panyu 
(6.61%)12. Popular destinations in Canada during 
this restrictive period followed the Canadian 
Pacific Railway from British Columbia to the 
Prairies, then eventually the eastern provinces.13 
This was a dream promised to (mostly men) 
as the only financial support for their families 
during times of political conflict. While a huge 
influx of Chinese workers continued coming to 
Canada after the completion of the Canadian 
Pacific Railway, the government of British 
Columbia imposed a $50 tax for every Chinese 
person entering the border, also known as the 
Chinese Immigration Act, passed on July 20, 

11 Ward, Peter and Yu, Henry. 2008. “Register of Chinese Immigrants 
to Canada, 1886-1949,” https://open.library.ubc.ca/collections/52383/
items/1.0075988

12 Ward, W. P. and Yu, Henry. 2008. “Register of Chinese Immigrants to 
Canada, 1886-1949.”

13 Lai. 1988. Chinatowns Towns within Cities in Canada.

1885.  The intent was to prevent further Chinese 
immigration since the railway was complete, and 
labourers were no longer needed. By 1902, the 
Head Tax increased to $100, then again to $500 
until 1923. Meanwhile, Newfoundland imposed 
$300 until 1949. The Chinese Exclusion Act of 
1923 banned all Chinese entry until 1947.14  

After the Second World War, the Chinese 
Exclusion Act and the Head Tax were both 
repealed in 1947. Only spouses and children under 
18 years of age to Chinese-born Canadians were 
allowed entry. Chinese immigrants continued 
entering Canada and the United States by means 
of purchasing fraudulent paperwork, known as 

“Paper Sons” (or Daughters). Chinese immigrants 
used false identities until the Government of 
Canada granted amnesty from 1960 to 1973. 
The program was also known as the Chinese 
Adjustment Statement Program. The intent was 
to end undocumented entry into Canada.15 The 
points system for immigration was introduced 
in 1967, eliminating entry restrictions such as 
country of birth. This encouraged an upsurge 
of Hong Kong elites to immigrate to Canada 
during the 1967 Hong Kong riots as Mainland 
China entered the Cultural Revolution.16

14 Chan, Arlene. 2014. The Chinese Head Tax and Anti-Chinese Immigration 
Policies in the Twentieth Century. Toronto: James Lorimer & Company 
Ltd.

15 Chan, Arlene. 2012. From Chinatown to Ethnoburb : The Chinese in Toronto.

16 Wong, Siu-lun. “Emigration and Stability in Hong Kong.” Asian Survey 
32, no. 10 (1992): 918-933. doi:10.2307/2645049
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FIGuRE 1 .3 CHINESE IMMIGRATION DESTINATIONS BY PERCENT AND THE CANADIAN PACIFIC RAILWAY 1885 - 1947

Canadian Pacific Railway
Other railways in Canada

Every individual is equal before and under the law and has the right to 
the equal protection and equal benefit of the law without discrimination 
and, in particular, without discrimination based on race, national or ethnic 
origin, colour, religion, sex, age or mental or physical disability.

—Canadian Charter of Rights and Freedoms (1982)

FIGuRE 1 .4 CHINESE IMMIGRATION WAVES 1858 - 2021
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Year Significant Event
1885 Head Tax adopted in Canada
1902 Head Tax increased in Canada
1911 Fall of Imperial Qing Dynasty in China
1923 Chinese Exclusion Act started
1947 Chinese Exclusion Act repealed
1960 Chinese Adjustment Statement Program announced
1967 Hong Kong riots in reaction to Cultural Revolution and British rule
1973 Chinese Adjustment Statement Program ended
1978 Mainland China economic reform starts
1984 Sino-British Joint Declaration announce return of Hong Kong to China
1986 Federal Canadian Immigrant Investor Program (CANIIP) opened
1997 Hong Kong return to China
2003 SARS epidemic outbreak in Hong Kong
2014 Federal Canadian Immigrant Investor Program (CANIIP) closed
2019 COVID-19 pandemic travel restriction

Hong Kong immigration to Canada

Notes

1 Canada records immigrants by last country of permanent residence 
from 1955 to 2013

2 Canada records Hong Kong included with China from 1966 to 1970
3 Canada records immigrants by country of citizenship from 2015 to 2022
4 Taiwan included with China
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HONG KONG IMMIGRATION

Hong Kong is a peninsula metropolis located at 
the southern tip of China, ruled by the British 
monarchy for 156 years before the city was 
returned to China as a Special Administrative 
Region (SAR) on July 1st, 1997. Otherwise known 
as the “Handover”, this significant event was 
announced in the 1984 Sino-British Joint 
Declaration, leading many of those who lived 
in Hong Kong to immigrate elsewhere due to 
political and cultural differences in the newly 
reformed Mainland China. A significant amount 
of Hong Kong citizens had chosen to settle 
permanently in the United Kingdom, Australia, 
the United States, and Canada. The most attractive 
aspect found in these countries was the British 
tie, however, the British National Overseas (BNO) 
passport for those born before the Handover 
remains invalid to obtain permanent residency 
in these countries. 

Canada was the preferred choice due to its 
reputation for multiculturalism and the protection 
of minority rights. Other pull factors include better 
education and healthcare systems. The mid-
1980s was the peak of Hong Kong immigration 
which led many to believe that starting a new 
home in Canada would be a perfect dream come 
true. Many Hong Kong immigrants in Canada 
started with a wealthy, entrepreneurial dream 
that made opening businesses and owning 
property easier. Soon, direct family members 
were able to sponsor each other for permanent 
residency. The Immigration Act of 1976 made 
education, democracy, healthcare, family, 
economic and career opportunities, widely 
available regardless of race.17 Several television 
programs, sitcoms, and public figures began 
to depict the Canadian immigration lifestyle as 
“free” and “happy”.18 

17 Dirks, Gerald E.. “Immigration Policy in Canada.” The Canadian 
Encyclopedia. Historica Canada. Article published February 07, 2006.

18 Television Broadcasts Limited. 2021. “Lo and Behold 愛．回家之開心速遞. 
Episode 1363”.

 ---. 2007. “Heart of Greed. Episode 2”.
 ---. 1976. “香港’73. Immigration Wave. Episode 87”.

RETuRNEES AND ASTRONAuT PARENTS

After the 1997 return of Hong Kong to China, 
the Chinese population in Canada slightly 
decreased in growth due to returnees and 
astronaut parents. Returnees are individuals who 
permanently returned to Hong Kong, and gave 
up their Canadian permanent residency after 
two years in Canada for several factors: difficulty 
adjusting to the suburban environment, family 
members unwilling to immigrate, unable to find 
equivalent career achievements (as it requires 
starting over their careers), language barriers, 
dissatisfaction with Canada’s economy, and/or 
having the majority of their assets in Hong Kong.19  
Astronaut parents are those who leave their 
children in Canada for schooling, while they 
return to Hong Kong for business. Astronaut 
parents retain their dual citizenship as they 
occasionally return to Canada every three 
years. The term “astronaut” comes from the 
idea that one parent is usually abroad long 
term, contributing financially, while the other 
is at home with their children. 

Although the years 1990-1999 had the highest 
exponential rate of immigration from Hong Kong, 
Canada became the top feeder country with a 
returnee rate of 34.5%. The “reverse” migration, 
was also documented in Hong Kong’s census and 
statistics with 52.2% returning in less than five 
years of residency in Canada, making the country 
have the greatest number of returnees from the 
years 1990 to 2000.20 These two trends informed 
the creation of social space and the portability 
of cultural values between transnational sites 
are more difficult than perceived. 

19 Ley, David and Audrey Kobayashi. 2005. “Back to Hong Kong: Return 
Migration Or Transnational Sojourn?” Global Networks (Oxford) 5 (2): 
111-127. doi:10.1111/j.1471-0374.2005.00110.x.

20 Census and Statistics Department. 2000. Returnees to Hong Kong: Social 
Data Collected Via the General Household Survey : Special Topics Report 
no.25.
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SEARCHING FOR A NEW HOME

In the early 1980s, Canada was still developing 
the modern North American grid of highways 
and roads that prioritized the functionality of 
the car. The vastness of property lots seemed 
to highly appealing Hong Kong immigrants, 
giving them a quicker and easier pathway 
to own and run businesses than to compete 
financially in the space-limited metropolis.  
Chinatown was a prospering community for 
Chinese and Asian immigrants, but due to its 
density in the downtown fabric, it could not 
sustain the massive influx of newcomers. It 
was foreseeable that Chinatown would later 
be limited for further development due to 
its zoning requirements downtown. With the 
affordable trend to own cars and homes, Hong 
Kong immigrants found themselves building 
a larger Chinese community in the suburbs. 
Over the next twenty years, the continued influx 
of Chinese malls in Markham and Richmond Hill 
gained more popularity and preference amongst 
Chinese Canadians. The suburbs represented 
economic power and cultural production, 
steering away from the mythological Chinatown. 
Using data from every census year from 1991 
to 2021, Figures 1.5 and 1.6 depict areas of 
concentration for the Chinese ethnicity. The 
map uses dissemination areas as a unit of 
statistical resolution to visualize a gradient by 
the percentage of the Chinese population count 
divided by the total population.

CHINESE DEPICTION

At the beginning of Chinese and Hong Kong 
immigration, cultural acceptance in the suburbs 
proved to be difficult. While Chinese immigrants 
saw the suburbs as a quiet place for raising 
children, other long-term residents rejected the 
sudden presence of Chinese people outside of 
Chinatown in downtown Toronto. It is thought 
that the Chinese population is loud and the main 
cause of urban density in the suburbs. Many 
places deemed to be “heritage” sites are suddenly 
demolished and re-purposed for Chinese 
shopping. Without much understanding, the 
Chinese were depicted in many forms of media 
as a mythical group from the East.21 Typically, 
Chinatown and/or the Chinese are plot devices 
to explain the “magical” or “demonic” abilities of 

21 Ward, P. 2014. White Canada Forever: Popular Attiudes and Public Policy 
Toward Orientals in British Columbia, Third Edition. Montréal: McGill-
Queen’s University Press.

the antagonist. Examples are “John Chinaman” 
in The Chinese Question and the villainous 
Green Dragon in the Batman comic series.22 
Hence when the term Chinatown appeared in 
the suburbs, it caused fear and concern in the 
early 1980s.  Recent examples include Columbia 
Pictures’ Men In Black III (2012), Pixar’s Turning 
Red (2022), and BBC’s Doctor Who: Legend of 
the Sea Devils (2022). 

CHINESE CANADIAN PRESENCE

In 1986, the Federal Canadian Immigrant Investor 
Program (CANIIP) opened, inviting more Hong 
Kong business immigrants. The program required 
immigrants to invest a guaranteed $800,000 for 
five years and permanent residency could then 
be obtained for the investor and their immediate 
family members.23 The wealth of Hong Kong 
immigrants investing in housing and shop 
units boosted employment and economic 
opportunities in the suburbs. The program 
closed in 2014. The growing Chinese customer 
base provided opportunities for developers to 
forge business partnerships with Hong Kong’s 
banks and Chinese restaurants as anchor tenants. 
As families grew, Chinese immigrants became 
Chinese Canadians. A specialty television and 
radio media in Cantonese launched in 1993, under 
the name of Fairchild, helped establish long-
term relationships with communities and city 
councillors by hosting local events and cultural 
celebrations in Chinese malls. 

22 1986. Modern Times Weekly. “西方漫畫裏旳中國人形象.”

23 DeRosa, James D. 1995. “The Immigrant Investor Program: Cleaning Up 
Canada’s Act.” Case Western Reserve Journal of International Law 27 
(2-3): 359.
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FIGuRE 1 .5 POPULATION DENSITIES OF THE CHINESE ETHNICITY IN GTA 1991 - 2016. 
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FIGuRE 1 .6 POPULATION DENSITIES OF THE CHINESE ETHNICITY IN GTA 2021. 
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UNIQUENESS

FIGuRE 1 .7 CHINESE DENSITY PER KM2 AND POPULATION COUNT OVER TIME. DENSITY = CHINESE COUNT PER 
SQUARE KILOMETRE OF LAND AREA

NEW YORKNEW YORK
88.888.8

TORONTOTORONTO
113 .3113 .3

LOS ANGELES LOS ANGELES 
128.7128.7

SAN FRANCISCO SAN FRANCISCO 
389.2389.2

VANCOUVER VANCOUVER 
164.8164.8

SYDNEY SYDNEY 
24.024.0

MONTREAL MONTREAL 
24.124.1

MELBOURNE MELBOURNE 
20.020.0

LONDON, ENGLAND LONDON, ENGLAND 
12.512.5

CALGARYCALGARY
19.419.4

YEAR 1998:  
POPULATION OVERLAP AT 315K

Toronto has the second most populated overseas 
Chinese community after New York City and the 
fourth densest after Vancouver and San Francisco. 
The top ten most popular Chinese diaspora 
cities outside of Asia show trends in density 
and population count informing that Toronto 
is the only one to have the fastest growth in the 
Chinese population in any metropolitan area.  
During the 1997 Handover period, there is also 
an overlap in population count with Toronto, 
Vancouver, and Los Angeles at approximately 
315,000 people of Chinese origin. Toronto was 
the quickest to surpass New York City in the 
year 2000 but remains second as returnees 
and astronaut parents become prominent in 
the 2000s.
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FIGuRE 1 .8 2021 CHINESE POPULATION IN PERCENTAGE FOR THE TOP 10 METROPOLITAN AREAS OUTSIDE OF ASIA. 

FIGuRE 1 .9 2021 CHINESE POPULATION IN TOP 10 METROPOLITAN AREAS OUTSIDE OF ASIA. 

Comparing the sizes of the ten largest Chinese 
populations in percentage with the respective 
sub-level geographies, the Greater Toronto 
Chinese Downtown is the only place with the 
most connected municipalities, with Markham 
having the highest density at 50.6%. 
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CITY OF 

RICHMOND 

HILL

CITY OF RICHMOND HILLCITY OF RICHMOND HILL

CITY OF MARKHAM

CITY OF TORONTO

FIGuRE 1 .10 KEY MAP: GTCD

MAPPING 
GREATER 
CHINESE 
TORONTO 
DOWNTOWN
uRBAN MORPHOLOGY

The following section analyses how the Greater 
Toronto Chinese Downtown transformed since 
the early 1980s. The Greater Toronto Chinese 
Downtown is mapped by using Chinese malls 
as geographical landmarks, connected by 
residential shortcuts (in red) and commonly 
used roads to visually represent the extent of 
cultural development. Specific areas have been 
grouped to illustrate how specific planning 
strategies, historical events, and media portrayal 
shaped the monotonous suburbs into a city of 
acceptance.

METHODOLOGY 

With the combination of archival research and 
GIS mapping, each area is narrated as Seven 
Figures of the GTCD using family experiences 
and stories that are not documented elsewhere. 
Red is the colour used to prominently display the 
otherwise informal shopping places, contrasted 
with the strategic commercial developments 
shown in black. Each Figure is a speculative 
story, narrated by a Chinese character as an 
analogy to the immigrant trend at the time. 
A mapping convention called Toronto North is 
used to match the East-West street grid with the 
rotation of -15 degrees from geographic North. 
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FIGuRE 1 .11 GREATER CHINESE TORONTO DOWNTOWN

CITY OF RICHMOND HILLCITY OF RICHMOND HILL

CITY OF MARKHAMCITY OF MARKHAM

CITY OF TORONTOCITY OF TORONTO
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北

北 (literal: North) symbolizes the preference for 
Chinese immigrants to move North and away 
from downtown Chinatown. In classic Chinese 
Feng Shui, North is a direction for career and 
life. North also implies quieter life.

The late 1970s to early 1980s saw a growing 
trend for Chinese immigrants shopping at 
Agincourt rather than other malls due to the 
promised suburban lifestyle that is thought 
to be suitable for raising a family. Affording a 
house and car in the suburbs was easier than 
residing in the downtown complexities.  In 1977, 
Cathay Plaza became the first Chinese mall built 
at the intersection of Glen Watford Drive and 
Sheppard Avenue East. After witnessing its 
success, developers Daniel Henry Hung acquired 
the former skating rink at 23 Glen Watford Drive 
in 1984. Hung transformed the rink into Dragon 
Centre, the first Chinese indoor mall in the GTA. 
The entire Sheppard Avenue East stretching 
from Kennedy Road to Brimley Road became 
a second Chinatown. Agincourt was accessible by 
train from downtown, which made it the perfect 
home. Sheppard Avenue East provided more 
than retail activity: the plaza architecture evolved 
to provide indoor food courts, offices, schools, and 
community amenities to bring social activities. 
Chinese immigrants had access to libraries, clubs, 
supermarkets, and a life regarded differently 
than in Chinatown.
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AS POPULATION RISES, CHINATOWN REPLACED
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CONCERNS BEHIND VIGOUROUS DEVELOPMENT
SCARBOROUGH’S PRESENT PROBLEMS AND CHALLENGES
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FINCH AVENUE EAST
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工

工 (literal: work, industry, labour) represents the 
passion to work and contribute to the Canadian 
economy. It also represents the inclination of 
investing in industrial lands. 

Once the Federal Canadian Immigrant Investor 
Program (CANIIP) opened in 1986, three categories 
of business immigrants are defined: entrepreneurs, 
self-employed persons, and investors. 
The Milliken Employment (previously Industrial) 
District became an easy investment opportunity 
due to the affordable industrial-zoned lands. 
Restaurants, banks, offices, and retail are open 
in this area, supported by secondary industrial 
building blocks away from the district’s periphery. 
In Scarborough’s Official Plan of 1986, the district’s 
industrial term encompasses public facilities, 
recreational and office uses with limited retail 
space, making the alignment to Finch and 
Midland Avenues would maximize retail area 
rather than lots closer to the core of the district.24

The investment allowed Chinese immigrants 
to show how their money can encourage the 
economy, as a demonstration of working hard 
despite Scarborough living under the harsh 
criticism of Dragon Centre’s success. 

24 Scarborough (Toronto, Ont. ). Planning Dept. 1986. The City of Scarborough 
Official Plan.

CANADA’S IMMIGRATION POLICY OPENS MORE QUOTA
NEW IMMIGRANT CATEGORY   MONEY ALLOWS RESIDENCY

STUDENTS, FAMILIES, PROFESSIONALS INCLUDED 
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Chinatown moves to the suburbs
JOHN L GRAY Special to The Globe and Mail
The Globe and Mail (1936-); Apr 13, 1992; ProQuest Historical Newspapers: The Globe and Mail
pg. A13

z h ō n g

z u n g 1

中

中
中 (literal: middle, center) depicts the center of the 
neighbourhood, where the mall is the focus and 
main provider for the residents. 中 is accessible 
from all directions, whether by car or by foot.

The secondary plans in Scarborough used Don 
Mills’ style for a suburban new town developed in 
the early 1950s Toronto. The Milliken Community 
Secondary Plan (1983) and Steeles Community 
Plan (1988) follow the Don Mills ring roads 
around the intersection of two arterial roads. 
The ovals are then divided into four quadrants: 
one neighbourhood commercial, and three high-
density residential. The ovals are surrounded by 
low-rise residential. 25 The intent of the original 
Don Mills oval, created by urban planner Macklin 
Hancock for Toronto’s first corporate suburbs 
in Don Mills, was to take advantage of the 
topography to define a distinct style entirely 
separate from the existing grid layout. The ring 
road follows four principles26: 

1. Each neighbourhood would have an 
elementary school, local store, and community 
facilities at the center, while the shopping mall, 
high school, post office, and library are within 
the ring for regional uses.

2. The discontinuous road system, ending in T 
intersections, breaks the grid layout, giving the 
suburbs urban space to breathe.

3. The community is self-sufficient with 
green space as the ring road protects natural 
topography, creating an internal walking system.

4. Most homes are longer than they are wide, 
and closer to the street, giving plenty of backyard 
space from the resulting curved roads.

25 Sewell, John. Shape of the Suburbs: Understanding Toronto’s Sprawl. 
Toronto: University of Toronto Press, 2016. doi:10.3138/9781442689114

26 Sewell, John and Jane Jacobs. The Shape of the City : Toronto Struggles 
with Modern Planning. Toronto, Ontario] ;: University of Toronto Press, 
2010. doi:10.3138/9781442628106.

In the Official Plan for Metro Toronto (1959) 
the Don Mills oval was described to provide 
“an urban ribbon which [was] to be developed 
to the maximum possible extent”, limiting 
development to Steeles Avenue while expecting 
to achieve suburban density by 1980. Although 
the master plan was never formally adopted 
by Metro Council, the ovals in Scarborough’s 
Secondary Plans followed the intent to contain 
urban sprawl to Steeles Avenue.
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FIGuRE 1 .15 THE OVALS
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ISABEL VINCENT Multiculturalism Reporter
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pg. A14
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A mini-Hong Kong thrives in Markham: LIFE STUDY
WALLACE IMMEN
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pg. A14
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Duelling malls
ANDREA LAUSpecial to The Globe and Mail
The Globe and Mail (1936-); Apr 14, 2007; ProQuest Historical Newspapers: The Globe and Mail
pg. M4土

土 (literal: soil, land, earth) is one of five basic 
elements in Feng Shui. The soil is a versatile 
natural resource from the ground, much 
like Steeles Avenue East nurtures Chinese 
development on Kennedy Road.  

Steeles Avenue East, the municipal border 
between the City of Toronto and York Region, 
was the ultimate battleground for developers 
to build malls as large as possible since the 
opening of Pacific Mall in 1997. Nearby malls along 
Kennedy Road appealed for longer opening 
hours on holidays as they name themselves 
“tourist attractions” instead of neighbourhood 
commercial developments. Any place south of 
Steeles provides significantly cheaper products 
and food. Several larger projects such as the 
Remington Centre, Splendid China Mall 2, 
and the Landmark were cancelled due to the 
restrictive proportions of area and retail to 
parking. While the financial investments of 
developers proved enough to build shopping 
malls as large as Hong Kong’s mega malls, the 
city council rejected the idea of converting 
industrial lands into commercial use, fearing 
another influx of Chinese malls during the 1997 
Handover.
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FIGuRE 1 .16 KENNEDY ROAD

1994
2018

Reproduced with permission of the copyright owner.  Further reproduction prohibited without permission.

Reproduced with permission of the copyright owner.  Further reproduction prohibited without permission.

Reproduced with permission of the copyright owner.  Further reproduction prohibited without permission.

COMMERCE THE ETHNIC FACTOR: THE GREAT MALLS OF CHINA IN MARKHAM AND ...
Reinhart, Anthony
The Globe and Mail (1936-); Jun 19, 2009; ProQuest Historical Newspapers: The Globe and Mail
pg. A14

Reproduced with permission of the copyright owner.  Further reproduction prohibited without permission.

A mini-Hong Kong thrives in Markham: LIFE STUDY
WALLACE IMMEN
The Globe and Mail (1936-); Aug 7, 2001; ProQuest Historical Newspapers: The Globe and Mail
pg. A14

Reproduced with permission of the copyright owner.  Further reproduction prohibited without permission.

Reproduced with permission of the copyright owner.  Further reproduction prohibited without permission.

Duelling malls
ANDREA LAUSpecial to The Globe and Mail
The Globe and Mail (1936-); Apr 14, 2007; ProQuest Historical Newspapers: The Globe and Mail
pg. M4土Disclaimer: This is a machine generated PDF of selected content from our products. This functionality is provided solely for your

convenience and is in no way intended to replace original scanned PDF. Neither Cengage Learning nor its licensors make any
representations or warranties with respect to the machine generated PDF. The PDF is automatically generated "AS IS" and "AS
AVAILABLE" and are not retained in our systems. CENGAGE LEARNING AND ITS LICENSORS SPECIFICALLY DISCLAIM ANY
AND ALL EXPRESS OR IMPLIED WARRANTIES, INCLUDING WITHOUT LIMITATION, ANY WARRANTIES FOR AVAILABILITY,
ACCURACY, TIMELINESS, COMPLETENESS, NON-INFRINGEMENT, MERCHANTABILITY OR FITNESS FOR A PARTICULAR
PURPOSE. Your use of the machine generated PDF is subject to all use restrictions contained in The Cengage Learning
Subscription and License Agreement and/or the Gale OneFile: CPI.Q Terms and Conditions and by using the machine generated
PDF functionality you agree to forgo any and all claims against Cengage Learning or its licensors for your use of the machine
generated PDF functionality and any output derived therefrom.

Landmark retail site on Steeles Avenue remains undeveloped
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Byline: MIKE ADLER; madler@insidetoronto.com

In 2005, buyers snapped up its 500 first-phase units in less than a month.

The Landmark broke ground two years later on the largest vacant space on Scarborough's Steeles Avenue, 42 acres at Middlefield
Road.

Billed as "North America's largest" condominium-style shopping mall, it would, supporters said, make people forget the Asian
restaurants and stores of Toronto's Dundas Street and Spadina Avenue.

By November 2011, though, owner Landmark (Canada) Inc.'s numbered development corporation has lost its financing, regained it,
and after filling out a second level to boost its store units to 1,000, was in receivership. An Ontario Superior Court judge ruled
Landmark's position that it could pay off six mortgages and resume development "unsustainable."

"Unfortunately, the timing wasn't right," Landmark (Canada) CEO Terry Liu concluded in an interview after the site was sold to The
Landmark's former contractor, Markham-based Mady Developments.

It wasn't clear to Liu if Landmark will be involved in running a mall Mady builds.

"No one knows, because that's the future," he said. "First, they have to decide if that's the product that they want."

The Landmark isn't the only Scarborough condo mall project to announce itself in 2007, only to flounder when a recession made
banks tighten purse strings.

Splendid China 2, a 600-unit expansion of a standing mall east of Kennedy Road and The Sitara, promising 550 units catering to
South Asian customers at Markham Road and McNicoll Avenue, are stalled too.

The three Scarborough projects have had to contend with some equally-ambitious mall proposals across Steeles in Markham, as well
as with each other.

A new 800,000-square-foot Remington Centre is slated to replace Market Village on the north side of the road at Kennedy, alongside
an expanded Pacific Mall. The combination, given the Town of Markham's endorsement last June, threatens to make the area's acute
traffic congestion worse.

While finishing off work on another Markham mall, South Unionville Square on Kennedy Road north of Hwy. 407, Mady CEO Charles
Mady said he's "anxious to get things moving" and submit an application for The Landmark site.

It will arrive "momentarily" and be "reasonably similar" to The Landmark plan, with strip retail along Steeles, a 200,000-square-foot
open plaza and an indoor mall "a little smaller" than the previous project, he said last week.

Though Asian-themed, The Landmark tried positioning itself for non-Asian shoppers with English signs and cross-cultural appeal.

Mady's mall would offer "more of a diversity" in tenants as well as being "more exciting, really more of a draw," he said, adding, "I'd
like to have it anchored by a supermarket" as the Unionville mall is.

Mady has to "look and see what the market will bear," Scarborough-Rouge River Councillor Chin Lee said recently. "I hope that they
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山

山 (literal: hill, mountain) is a symbol of prosperity 
and good luck in Feng Shui. To settle on a 
mountain or hill means to have reliable support 
that prevents misfortune.

Richmond Hill became a popular destination 
for Chinese immigrants during the 1990s, 
at the height of the tension in Hong Kong’s 
return to China in 1997. Richmond Hill gained 
the nickname 「富人山」(literal: rich man hill). 
Highway 7 East became a popular road with 
the advancement of computer-aided design 
that allowed the construction of curtain walls, 
curvilinear forms, and domes familiar to Hong 
Kong’s spaces. 

Hong Kong banks became anchor tenants, 
followed by Chinese restaurants and vendors 
that import luxurious brands in dried seafood, 
cosmetics, clothing, and bakeries.  Times Group, 
(Times Square, Golden Court, Goldenview), 
a development company of three Iranian 
immigrants, saw an opportunity to build for the 
growing immigrant population by partnering 
with Hong Kong brands. 

The 1990s also saw criticism in Chinese malls 
developing north of Highway 7 East, although 
two planned projects were rejected. This was 
the result of Richmond Hill amending its city 
bylaws in 1995 to reduce restaurant area to 
20-25% of floor space and limiting enclosed 
commercial developments to 5575 square 
meters in properties designated Neighbourhood 
Commercial.27

27 Official Plan of the Richmond Hill Planning Area 2010. Richmond Hill, 
Ont: Planning and Infrastructure Department.
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丶

丶 (Radical, no literal meaning) is by itself a writing 
symbol, like the comma, which pauses the reader 
when put inside a sentence. The radical itself 
is derived from the specks of fire that attract 
one’s attention. The loner is far away, however 
appears unexpectedly in conversation if one is 
in the area.

One particular attempt for Chinese immigrants 
to integrate into the Canadian community was 
to move into North York, a neighbourhood 
regarded for upper-class immigrants. Finch 
and Leslie was a popular intersection due to 
the nearby “elite” A.Y Jackson Secondary School. 
While the acceptance rate was low for Chinese 
immigrants, no other attempts to move to 
North York were made, because Scarborough 
provided lands that were easier to invest in. 
The idea of North York as an elite community 
came from its provision of “monster homes”, 
with access to nature. North York also provided 
residential condominium towers that were 
suitable for working professionals. Moving out 
of Scarborough, or directly settling into North 
York would symbolize a prouder self-identity as 
a Canadian rather than an immigrant. North 
York has a well-mixed diversity in population 
with a lower density, which also symbolized the 
ability to integrate oneself (and their family) as 
Canadians.

POSSIBLY NORTH YORK’S LAST 
CONDO TOWER IN TEN YEARS

NORTH YORK’S LUXURY CONDO TOWER
TWENTY% UNITS LEFT, STARTING AT 190K

ALMOST HALF OF BUYERS CHINESE
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BEST SUITABLE FOR THOSE WHO 
LOVE QUIET, BECAUSE THE 
APPARTMENT IS FOR ADULTS, 
UNLESS CHILDREN ARE OLDER 
THAN 14 YEARS OF AGE, TO 
FAMILIES WITH SMALLER CHILDREN 
OR PLANNING TO, THIS IS NOT 
FOR YOU; ON THE OTHER HAND 
RESIDENTS ARE GUARANTEED 
NO DISTURBANCE CAUSED BY 
CHILDREN.

LEAVE CROWDED AREAS
LARGE MALL NEARBY IN CONSTRUCTION
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上

上 (literal: up) symbolizes the interest to develop 
further north of Highway 7 East. 上 also implies 
the “up”grade of Chinese malls into complexes 
that appeal to the diverse populations in the 
York Region.

At this time, it was believed that a mall 
serving one ethnic group’s market, although 
economically sustainable, might not be enough 
to persuade city councils to build large-scale 
projects. Learning from criticism and adapting 
to the diverse immigrant growth, First Markham 
Place was the first “intercultural shopping 
experience” hybridizing the condo mall with 
strip retail, supermarket, cinema (now massage 
parlour), and department stores to support power 
retail across the street. Using Highway 404 as a 
branch, King Square followed suit. This enabled 
acceptance and accommodation of the city 
council and locals for developers in the GTCD 
to build beyond malls. 
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RETAILING PRACTICES

NORTH AMERICAN RETAIL ARCHITECTuRE

Victor Gruen is the creator of the North American 
shopping mall, shaping the way from suburban 
life to prosperity after World War II. He arrived 
in the United States from Vienna in 1938, and 
his architectural career took off when he 
designed and built Northland Mall in Detroit, 
Michigan and Southdale Mall in Edina, Minnesota. 
Shopping malls are a place of consumerism, and 
Gruen’s goal was to attract the largest number 
of consumers by defining new architectural 
vocabulary for the suburban environment. The 
post-war trend would allow people to drive 
distances to enjoy advantages: “a car as essential 
there as a pair of shoes, with significant results 
upon business,” observed Gruen and interior 
designer Elsie Krummeck.28  

Subsequent shopping centres turned parking 
into an exciting experience, by using dramatic 
entrance ramps to rooftop parking and enlarging 
facade elements to scale the mall’s visibility 
from the car, all these features ultimately saving 
building costs. The department store was the 
main priority in the design of the shopping mall: 
its profitable status determines the prosperity of 
the mall; Plantings around the building would 
serve as better pedestrian guidance rather than 
paint. 

For Gruen, this is how a real shopping mall should 
survive in the economy rather than an unplanned 
string of stores. He theorized that people are 
lured into the shopping mall for longer stays, 
enhanced with art, fountains, landscaping, giant 
department stores, chain stores, and parking. The 
shopping mall provides refuge from weekday 
routines by shopping. The shopping mall would 
offer relief from traffic and other downtown 
centres, due to the vast open parking lots. 
Because the suburbs provided infinite blank 
parcels compared to a downtown fabric, the 

28 Gruen, Victor,,Baldauf, Anette,,. 2017. Shopping Town : Designing the 
City in Suburban America.

entire project in Gruen’s control would lead to 
a paradise for the public that is not interrupted 
by anything else. Public and civic functions are 
equally as integral to a regional shopping mall’s 
purpose. The large scale would keep customers 
excited and entertained — as this would enable 
the movement of goods quicker than a strip mall.  
Retail hierarchy in the GTA is defined by the 
International Council of Shopping Centers in 
the following levels: 29 

1. A Convenience, Neighbourhood, or 
Community Commercial Centre that includes 
strip malls and plazas that are less than 400,000 ft² 
(37161.216 m²) that serve a small neighbourhood. 
It is typically single title ownership and often 
a local business operator. These buildings are 
accessed outdoors or partially enclosed in L- or 
U-shapes.

2. A Regional Shopping Mall is between 
400,000 ft² (37161.2 m²) and 749,999 ft² (69677.2 
m²) that serves the region. The Regional 
Shopping Centre is generally managed as one 
entity and may involve multiple owners. Regional 
Shopping Malls usually have two to three anchor 
tenants. A typical configuration is enclosed with 
storefronts oriented to the corridor.

3. The Super-Regional Shopping Mall 
is larger than 750,000 ft² (69677.3 m²). There 
could be more than three anchor tenants, and 
a typical configuration is enclosed with multiple 
floor levels, often situated in major transit lines. 
In the 1980s, it evolved into an Entertainment 
Shopping Mall, providing cinemas, supermarkets, 
and leisure activities, such as skating rinks.

29 International Council of Shopping Centers. 2010. Canadian Retail Real 
Estate Standard: A Framework for Shopping Centre and Other Retail 
Format Definitions.
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4. The Power Centre is an outdoor shopping 
area between 100,000 ft² (9290.3 m²) and 
1,000,000 ft² (92903.0 m²). There are three or 
more big box stores or large-format retailers as 
anchor tenants that are mostly freestanding and 
scattered across the lot. Power Centres can have 
one or several owners.  Multiple Power Centres 
can form a Power Node at a highway exit.

An anchor or long-term tenant is a major source 
of retail attraction in a shopping area. It is typically 
a department store or supermarket, occupying 
the largest gross floor area at a mall. The anchor 
tenant has a long-term lease because it has the 
substantial economic strength to generate 
customer traffic.30

Between the years 1995 to 2005, power retail 
surpassed the shopping mall for its attractive 
surplus and choice of goods that are significantly 
cheaper than retail prices at a shopping mall. 
Stores providing larger furniture, hardware, 
electronics, sporting equipment, automobile 
essentials, etc., require efficient car pickup. The 
intent of the Power Centre is convenience by 
obtaining the product and building it yourself 
without having to navigate indoors to find what 
you are specifically looking for. Big box stores 
would compose together to form a power centre, 
while multiple power centres would create a 
power node.31 

After 2010, shopping centres start to undergo 
renovation work to upgrade and catch up with 
current shopping trends, keeping people indoors 
and expanding to accommodate public transit.  

However, Gruen saw that the vast parking in 
North American malls became the opposite of 
his vision, where the shopping mall should be 
supported with housing, community amenities, 
offices, parks, and schools. 

30 ICSC. 2010. Canadian Retail Real Estate Standard.

31 Buliung, Ron and Tony Hernández. 2014. Places to Shop and Places to 
Grow.

HONG KONG RETAILING HISTORY

As an international metropolis, Hong Kong’s retail 
architecture is a hybrid of British colonial rule and 
local vernaculars. Tracing from the 1940s, Hong 
Kong’s economic activities in street markets are 
informal and unregulated. Shopping for groceries 
became a social activity. Japanese department 
stores weaved into the Hong Kong economy, 
while Europeans introduced an expensive 
shopping style. With the intention to become 
an international hub, Hong Kong formalized wet, 
street, and podium markets. Office towers are 
then supported by podium malls, later residential 
estate complexes connect with a single podium 
mall.32 Chinese restaurants become anchor 
tenants. At the height of the 1997 Handover 
period, mega malls connected residential and 
offices with subway transit centres as a form 
of Gruen’s entertainment shopping mall. After 
the Handover, iconic skyscrapers evolved from 
mega malls further to mixed-use communities, 
such as the famous International Commercial 
Centre (ICC) connecting Union Square.

A mall in Hong Kong has become a basic urban 
unit of development, achieving the “Gruen 
Transfer” effect. The term refers to the effect of 
a mall’s corridors to deviate customers to shop, 
rather than looking at a specific product. Shopping 
continues to be a social activity. With the Chinese 
restaurant as an anchor tenant, the Chinese idiom  

「 民以食為天 」 (translation: food is important to 
the people, as is the sky) becomes prominent. 

IMPORTING SHOPPING PREFERENCES

The suburban fabric in Toronto proved difficult 
to recapture the social aspect of Hong Kong 
shopping. With family and friends living further 
and dependent on the car, shopping for social 
purposes required more planning than usual. 
Land-use designations in the suburbs also placed 
Chinese malls randomly across Greater Toronto 
Chinese Downtown for conformity. The lack of 
suitable anchor tenants (excluding department 
stores) and a Canadian-chained supermarket 
raised questions about economic stability and 
structure. 

32 Al, Stefan. 2016. Mall City : Hong Kong’s Dreamworlds of Consumption. 
Honolulu: University of Hawai’i Press.
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TYPOLOGICAL DISCOVERY

The layout of this thesis attempts to categorize 
architectural typologies of Chinese malls found 
in the Greater Toronto Chinese Downtown, 
which are seen as random developments in 
the suburbs. The catalogue begins by grouping 
into ten different typologies in the following 
chronological order: 

1. Moving In: buildings acquired by 
immigrant developers later re-purposed into 
a Chinese mall. There is no specific anchor tenant.

2. Business Centre: multi-story buildings 
offering office spaces with retail on street level. 

3. Strip + Office Deal: strip malls with an 
additional office component to attract business 
owners for an increased customer base. There 
is no specific anchor tenant.

4. The Crabs: strip malls with a supermarket 
as anchor tenant fitting in a Don Mills style oval.

5. Eat then Shop: buildings with a major 
restaurant or food court anchoring a series of 
retail shops.

6. Eat then Shop Offices: buildings with 
a major restaurant or food court anchoring a 
series of retail shops and office units.

7. 1997 Handover: buildings built with 
advanced facade technologies, with Hong Kong 
banks as the anchor tenant for the purpose of 
attracting Hong Kong business immigrants 
during the height of the 1997 Handover.

8. Condominium mall: an enclosed mall 
with multiple smaller units allowing shop owners 
to purchase and sublease more than one unit 
while contributing to maintaining shared spaces 
such as the atrium, cultural stage, parking, and 
food court. Early operations of the condominium 
mall did not have an anchor tenant. 

9. Delicious Food Street: buildings in a linear 
configuration that provide more than 80% of 
food services.

10. Best of all worlds: hybrid buildings 
combining any typological configurations with 
the intent to create a multicultural shopping 
experience.

It is important to note that North American 
shopping hugely influences retail in Hong Kong 
during the process of formalizing unregulated 
retail environments to produce an international 
and economic image.
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THE TEN MALLS IN CHINESE 
NOMENCLATuRE

To understand “mall”, the Chinese nomenclature 
informs the expected activities and size of 
the building regardless of its general English 
category of “mall”, “plaza”, and “shopping 
centre”.

Although the name designation does not 
always translate in English because it is believed 
that some names are phonetically easy to 
pronounce better than others. Both standard 
Mandarin Pinyin and Cantonese Jyutping 
romanticizations are provided.

Traditional Chinese writing dates to the Kangxi 
Dictionary, published in 1716, and is used to 
explain how certain radicals combine together 
to form individual characters. Today certain 
common Chinese characters combine to mean 
modern meanings. 

In China, several cities including Beijing, 
Shenzhen, Ningbo, Xi’an, Guangdong, and 
Changsha, adopted a local “architectural 
naming convention” 「建筑物命名规则」or 「 建
筑物名称使用规范 」, in which the nomenclature 
is regulated by a certain area and building use. 
The law is under the larger “Regulation on 
the Administration of Geographical Names”, 
adopted in 2012, which includes nomenclature 
other than buildings. In this dictionary, Shenzhen 
is referred to for comparison for the naming 
convention for the most comprehensive list of 
characters and for providing the largest surface 
area requirements.33 

33 Shenzhen Architectural Naming Convention, (2018), Urban Planning, 
Land and Resources Commission of Shenzhen Municipality. http://www.
sz.gov.cn/szzt2010/wgkzl/jcgk/jcygk/zdzcjc/content/post_1902173.html 

MALL 商場 SINGLE SINGLE 
BUILDINGBUILDING OUTDOOROUTDOOR

Pinyin

Jyutping

shāng chǎng

soeng1 coeng4

“Mall” is composed of 商BUSINESS, and the

場PLACE at where it happens.

商BUSINESS can also be used to describe 
trading, discussion, exchange, forum. 

商BUSINESS is packaged inside the「亠」 
lid to contain「入」+「口」 imported goods 
inside the box.

場PLACE is a setting that grounded by 
「土」soil where the 「日」sun shines「示」+ 
「彡」rays. 

場PLACE has a specific purpose for large 
groups of people. It can be outdoors as a 
playfield, or indoors as a stage, depending 
on what precedes 場PLACE.

MALL 廣場廣場 SINGLE SINGLE 
BUILDINGBUILDING

OUTDOOR/OUTDOOR/
INDOORINDOOR

Pinyin

Jyutping

guǎng chǎng

gwong2 coeng4

廣BROADEN (the width) as already a large 
house without walls「广」, but to expand 
as much as the「黃」(huáng) yellow palace 
in which the Emperor resides, but never to 
surpass 「皇」(huáng) his Imperial Majesty.

廣BROADEN + 場PLACE makes an open public 
plaza or square.

Recently, 廣場 has replaced 商場 for it is  
considered to be a more elegant and modern 
term for “mall”. 

Any mall named 廣場is younger, larger, and 
provides more than just shopping. 

In Shenzhen, 廣場MALL is a reserved 
designation for a non-residential place with 
a site that must exceed 10,000 sq.m and the 
GFA must exceed 2,000 sq.m (excluding 
parking lot), and it must be open to public 
and unsheltered.

DICTIONARY
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CENTRE 中心中心 2-3 BLOCKS2-3 BLOCKS OUTDOOR/OUTDOOR/
INDOORINDOOR

Pinyin

Jyutping

zhōng xīn

zung1 sam1

中MIDDLE or CENTER, as symmetrically 
intersected by the vertical direction through 
the mouth 「口」(entrance).

心HEART, as the central organ life powered 
by the flames of fire.

Together, 中心CENTRE describes the CENTER 
of everything from all and any directions. 

In architecture, 中心CENTRE is a significant 
place that can be accessed from any outdoor 
direction, implying no barriers or restrictions.

In Shenzhen, 中心CENTRE is a non-residential 
place that must be significant in leadership, 
with a site that must exceed 20,000 sq.m and 
the GFA must exceed 200,000 sq.m.

COuRT 閣 TOWER/TOWER/
GATEWAYGATEWAY OUTDOOROUTDOOR

Pinyin

Jyutping

gé

gok3

閣PAVILLION in ancient Chinese architecture 
is a multi-level small building with no hallways 
or doors inside. It can have more than 4 sides 
on the perimeter, usually used for bedroom, 
study room, and storing collectibles.

Derived from the piece of wood used to 
prevent the doors「門」 from closing, making 
the same sound「各」(phonetic) as the doors 
prop open.

閣COURT phonetically sounds closer and 
shorter, than the English word “pavilion”.

DELICIOuS 
FOOD 
STREET

美食街 LINEARLINEAR OUTDOOROUTDOOR

Pinyin

Jyutping

měi shí jiē

mei5 sik6 gaai1 

美BEAUTIFUL describes the person wearing 
the ram 「羊」headdress.

食FOOD in the bowl of rice (ration) under a 
person’s mouth「人」+「良」.

Together, 美食becomes delicious food.

街STREET as the road built with two soils

「土」+「土」 lay in the middle of a city with 
buildings on both sides, where people can 
walk「行」.

Together, 美食街 is a food street market.

CITY 城
MULTIPLE MULTIPLE 

SIDE BY SIDE BY 
SIDESIDE

OUTDOOROUTDOOR

Pinyin

Jyutping

chéng

sing4

城CITY, is built from the earth, using soil「土」 
and it is complete「成」. 

城CITY is usually protected by a wall, guarded 
by the gates. 

In Shenzhen, 城CITY is a designated name for 
mixed-used residential and commercial place 
with a site that must exceed 10,000 sq.m and 
the GFA must exceed 300,000 sq.m.
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SQuARE 坊 RECTANGULARRECTANGULAR OUTDOOROUTDOOR

Pinyin

Jyutping

fāng

fong1

坊LANEWAY, or alleyway  is a small 
road, or a neighbourhood built from soil 
「土」 surrounded by four sides「方」. 

坊 is also a workplace designated for 
craftsmanship. 坊 in Ancient China is a 
building that provides moral service or has 
memorial significance.

坊SQUARE is also phonetically and visually 
associated with the square「方」.  It is named 
for buildings that are rectangular in form (or 
has a significant rectangular feature).

坊SQUARE can be residential or commercial 
with no specific area requirements in 
Shenzhen.

VILLAGE 村 C- OR O-SHAPEDC- OR O-SHAPED OUTDOOROUTDOOR

Pinyin

Jyutping

cūn

cyun1

村VILLAGE is built with wood「木」 followed 
by the unit of measurement

「寸」, to classify a village is a standard unit 
of measurement.

In Shenzhen, 村VILLAGE is reserved for a 
residential place with a site that must exceed 
50,000 sq.m and the GFA must exceed 150,000 
sq.m and must have facilities that improve 
the quality of life.

HuB 匯 2-3 BLOCKS2-3 BLOCKS OUTDOOROUTDOOR

Pinyin

Jyutping

huì

wui6

匯HUB is the interchange between two water 
currents, used to describe banks and post 
offices as the places of flow and exchange of 
money and mail. 

Using the radical 「匚」 as the container of 
the flowing action from the Huai「淮」River 
in Henan, China.

匯HUB is also used for financial flow, which 
implies the building has steady, continuous 
prosperity. 

PARADISE 天地天地 ANYANY OUTDOOR/OUTDOOR/
INDOORINDOOR

Pinyin

Jyutping

tiān dì

tin1 dei6

天SKY or HEAVENS is where the deity and the 
immortal live above the ground.

地EARTH, GROUND, LAND, where the people 
live as they are created with soil.

Together, 天地 combine to describe the fringe 
between nature and humanity, meaning 
everything including the unexplainable 
universe.

In architecture, the name 天地 is used for 
leisure facilities, entertainment theme 
parks, playgrounds, indoor arcades, it loosely 
translates to “paradise”. 

天地PARADISE as a mall, is one that provides 
extravagant shopping that includes 
everything.
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CATALOGuE 

This full catalogue presents fifty-seven buildings 
using municipal open data, on-site observations, 
photography, satellite imagery, archival 
documentation, and leasing information. 
The axonometric projection from true North 
helps visually communicate complex spatial 
arrangements that have not been done before 
to complement car experiences and indoor 
narratives. The catalogue is chronologically 
ordered by year of opening, rather than the 
year of construction as some buildings exist 
prior to Chinese immigration.

To define a Chinese mall in the area, any or a 
combination of the following characteristics 
are used:

1. More than 50% of store units are Chinese 
businesses.

2. The mall has a bilingual name on the building 
or pylon signage. 

3. The mall includes simple ornamental features 
of Chinese culture designed for car visibility. 
This can include towers, steel structures, gates, 
skylights and non-functional steel and glass 
canopies.

4. The mall has one or more anchor tenants, 
which can include Chinese supermarkets, 
Chinese restaurants, or major Hong Kong banks. 
Their logos may have equal symbolic weight 
to the mall’s signage.

5. The mall historically contributed to the 
Chinese Canadian community by hosting 
an event or has been featured in media as a 
cultural promotion.

PURPOSE-BUILT VS RE-ADAPTED

The malls in this catalogue can be either 
purpose-built or re-adapted use. The distinction 
between the two is related to that of the Duck 
and the Decorated Shed from Learning from 
Las Vegas.34

The Duck  is described as the building being 
a symbol. Purpose-built buildings are defined 
as malls that were purposely built as Chinese 
malls as new construction. The buildings are 
promoted to the Chinese Canadian community 
during the application stage. 

The Decorated Shed  is described as a 
conventional building that applies symbols. 
Re-adapted buildings can be defined as  
「 現成 」 (literal: ready-made). Developers re-
adapted the building for Chinese shopping after 
it was built or, the building was designed as a 
Shed to reduce project costs.

The year listed for each mall is the year that 
the mall opened as it is today. For re-adapted 
buildings, the year can be the same as the year 
built if the developer purchased the property 
immediately after construction.  

34 Venturi, Robert, Denise Scott Brown, Steven Izenour, and William Dendy. 
1972. Learning from Las Vegas. Cambridge, Mass: MIT Press.

SHED
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FIGuRE 2 .1 .1 TIMELINE: MOVING IN 

In the mid-1970s to early 1980s, Canada’s 
immigration policies induced a preference 
for ethnic communities to move into the 
suburbs rather than downtown Toronto. 
Several pulling factors include a more 
affordable lifestyle, a family-oriented 
community, and car-friendly access to 
downtown.  The suburban landscape is filled 
with North American architecture as a result 
of modernist planning. In the suburban 
context, retail strip malls have been the 
economic stimuli offering simultaneous 
store choices from the driver’s view. 

This section covers the first Chinese malls 
in Agincourt, Scarborough, where the 
buildings have been re-purposed into the 
most well-known Chinese malls in this area. 

The architecture and structure remain, 
while the use of signage and exterior facade 
to appeal to Chinese immigrants.

1
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FIGuRE 2 .1 .2 AXONOMETRIC: DRAGON CENTRE 
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慶龍中心
DRAGON CENTRE

DEVELOPER
Henry Hung  / Shui Pong Group

ARCHITECT
Arcop Associates, Architects & Planners

ADDRESS
23 Glen Watford Drive 
Scarborough

YEAR 
1984

GFA / 5,348.10 SQ.M
FSI / 0.30

FIGuRE 2 .1 .3 KEY PLAN:  
DRAGON CENTRE

FIGuRE 2 .1 .4 MAIN ENTRANCE: 
DRAGON CENTRE

FIGuRE 2 .1 .5 INTERIOR:  
DRAGON CENTRE

In 1984 brothers Daniel and Henry Hung invested $800,000 
for an indoor skating rink to be transformed into a mall 
large enough for 20 stores and one 350-seat Chinese 
restaurant.  The loop was continuous, and the shops 
featured ornamental roofs to resemble the aesthetic of 
a village. He added a decorative tower (which underwent 
multiple iterations) with huge Chinese characters visible 
from Sheppard Avenue East. The success of Dragon Centre 
would later spark anti-Chinese debates over the congestion 
of cars and noise in a previously quiet neighbourhood.35  

「慶」(literal: celebration)「龍」(literal: dragon) combined 
would mean the dragon would bring celebratory energy 
into the mall. The English name Dragon Centre parallels the 
nine-story mall with the same name in Sham Sui Po, Hong 
Kong. The interior featured decorative rooftops similar to 
Chinese roofing that would give an aesthetic of a village. 
Stores include antiquities, bakeries, mattresses, doctor’s 
offices, and restaurants.

35 Allen-Kim, Erica. 2018. Condos in the Mall: Suburban Transnational Typological 
Transformations in Markham, Ontario. Philadelphia: University of Pennsylvania Press. 
doi:10.9783/9780812294408-008.
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FIGuRE 2 .1 .6 1984 SCARBOROUGH URBAN DESIGN 
AWARDS: DRAGON CENTRE

In 2019, the same developers, now Shui Pong 
Group, announced the demolition of Dragon 
Centre and its neighbour 25 Glen Watford Drive, 
for a mixed-use tower development. With a 
strong public rejection of the demolition of the 
Dragon Centre and two adjacent strip malls. 
The proposal ignited initiatives to preserve the 
memories of Dragon Centre.36

Dragon Centre was nominated for the 1984 
Urban Design Awards, alongside Agincourt 
Commercial Centre.37  The tower went through 
many iterations, with the original built in wood, 
featuring an ornamental roof. The purpose of 
the tower was to attract cars from Sheppard 
Avenue East since its car access was hidden 
on Glen Watford Drive.

The success of Dragon Centre was used as the 
cause of traffic congestion at the intersection 
of Glen Watford Drive and Sheppard Avenue 
East. Many discriminatory remarks led to the 
establishment of the Federation of Chinese-
Canadians, hoping to bridge communication in 
the supposedly multicultural environment. The 
city council also proposed conducting a traffic 
study on congestion problems and streetscape 
appearance, which was completed in 1985. The 
result of the traffic study suggested that no other 
establishments on Glen Watford Drive should 
be commercial due to the incompatibility of 
parking near residential areas. This study did 
not amend the Official Plan.38

36 ERA Architects, Myseum of Toronto and ThinkFresh Group. “Dragon 
Centre Stories.”, https://dragoncentrestories.ca/.

37 City of Toronto Archives. Fonds 218, Series 2502, File 67.

38 Scarborough Planning Department. 1985. The Glen Watford Commercial 
Area Study. Scarborough Planning Report. Scarborough Planning 
Department.

FIGuRE 2 .1 .7 1985 DIMSUM RESTAURANT  
ADVERTISEMENT ON NEWSPAPER

FIGuRE 2 .1 .8 1996 LOOKING EASTBOUND ON SHEPPARD 
AVENUE EAST/GLEN WATFORD
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ADDRESS
1-19 Glen Watford Drive 
Scarborough

YEAR 
1984

GFA / 4,666.70 SQ.M
FSI / 0.55

未名
NO NAME

怡東商場
GLEN 
WATFORD 
PLAZA

ADDRESS
25 Glen Watford Drive 
Scarborough

YEAR 
1982

GFA / 5,020.00 SQ.M
FSI / 0.37

FIGuRE 2 .1 .9 EXTERIOR: GLEN WATFORD PLAZA

Behind Dragon Centre is a strip mall with a Chinese 
restaurant at the entrance. A fence separates the car 
park from Dragon Centre to avoid non-customers.

Directly situated at the corner of Glen Watford Drive 
and Sheppard Avenue East is an unnamed strip mall 
with several storefronts and a Chinese BBQ store. The 
upper level contains office units. The building was 
built in 1956, however, it was only until the success 
of Dragon Centre in 1984 that Chinese businesses 
fully occupied Glen Watford buildings. The building 
transformed into a stucco exterior (originally brick) 
after the 2000s at the same time as Dragon Centre 
rebuilt the current tower.

FIGuRE 2 .1 .10 EXTERIOR: 1-19 GLEN WATFORD

SHED

SHED
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SHEPPARD AVENUE EAST
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FIGuRE 2 .1 .11 AXONOMETRIC: CATHAY PLAZA 
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國泰商場
CATHAY PLAZA

ADDRESS
4271 Sheppard Ave East 
Scarborough

YEAR 
1977

GFA / 5,289.80 SQ.M
FSI / 0.37

FIGuRE 2 .1 .12 1996 LOOKING SOUTHBOUND ON SHEPPARD 
AVENUE EAST/GLEN WATFORD

FIGuRE 2 .1 .13 VIEW FROM 1-19 
GLEN WATFORD

FIGuRE 2 .1 .14 KEY PLAN: CATHAY PLAZA

FIGuRE 2 .1 .15 CATHAY PLAZA: LEVEL 2

FIGuRE 2 .1 .16 ROOF DETAIL

Also known as Torchin Plaza, the Chinese name「國泰」
refers to the airline company “Cathay Pacific”. In 1977, a 
Chinese developer purchased the lot and established two 
Chinese restaurants: one on the west end, and the other 
on the second level (now a Chinese school). The plaza is 
also known to be the first Chinese shopping plaza outside 
of downtown Toronto.  The success of Cathay Plaza would 
later influence Henry Hung’s decision to invest in properties 
on Glen Watford Drive. The plaza’s metal roof contrasting 
the brown brick is similar to oriental rooftops that are often 
seen in North American Chinatowns.

GLEN WATFORD PLAZAGLEN WATFORD PLAZA

DYNASTY CENTREDYNASTY CENTRE
DRAGON DRAGON 
CENTRECENTRE

MIDTOWN MIDTOWN 
PLAZAPLAZA
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SHEPPARD AVENUE EAST

SHEPPARD AVENUE EAST
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FIGuRE 2 .1 .17 AXONOMETRIC: PEARL PLAZA

FIGuRE 2 .1 .18 AXONOMETRIC: UNI PLAZA 
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ADDRESS
4385 Sheppard Ave East 
Scarborough

YEAR 
1985

GFA / 2,443.50 SQ.M
FSI / 0.34

明珠商場
PEARL PLAZA

利豐商場
UNI PLAZA

ADDRESS
4466 Sheppard Ave East 
Scarborough

YEAR 
1981

GFA / 12,682.19 SQ.M
FSI / 0.40

FIGuRE 2 .1 .19 KEY PLAN: PEARL PLAZA

FIGuRE 2 .1 .20 KEY PLAN: UNI PLAZA

Pearl Plaza is a quiet strip mall on Sheppard Avenue 
East. The small building does not attract as many 
customers because its appearance blends in with 
surrounding retail buildings.

Uni Plaza was unnamed until the property was 
acquired by Harvey Kalles Ltd in November 2021. The 
plaza went through outdoor renovations such as new 
paint on the brick facade, while the restaurant and 
supermarket remain. The largest part of the building 
features a Chinese supermarket, while the adjoining 
block has a Malaysian restaurant with office spaces 
on the upper floor.

PEARL PLAZA •PEARL PLAZA •

CENTREVIEW CENTREVIEW 
SQUARESQUARE

• CENTREVIEW SQUARE• CENTREVIEW SQUARE

MANDARIN SHOPPING MANDARIN SHOPPING 
CENTRE •CENTRE •

MANDARIN MANDARIN 
SHOPPING SHOPPING 

CENTRECENTRE

CAUSEWAY BAY SQUARECAUSEWAY BAY SQUARE

CAUSEWAY BAY SQUARECAUSEWAY BAY SQUARE
GLEN WATFORD PLAZAGLEN WATFORD PLAZA

DRAGON DRAGON 
CENTRECENTRE

ORIENTAL CENTREORIENTAL CENTRE

ORIENTAL CENTREORIENTAL CENTRE

• UNI PLAZA• UNI PLAZA

SHED

SHED
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BUSINESS CENTRES

FIGuRE 2 .2 .1 TIMELINE: BUSINESS CENTRES 

「商業中心」These buildings are large multi-
story commercial blocks with storefronts 
on the ground level. The purpose is to keep 
office owners and workers on-site because 
of its convenience to quickly buy something 
without having to start the car. Office units 
were laid out in cubicles to maximize the 
number of businesses. The storefronts 
would also attract customers that plan to 
visit the offices. Examples of businesses on 
the office level are not limited to medical 
clinics, lawyers, real estate, immigration 
offices, travel agencies, insurance, and 
brokerage. 

Having an office here meant a quicker 
strategy that comes with the greatest 
amount of business and career exposure, 
compared to working under the corporate 
hierarchical structure in downtown Toronto.

2



1940 1950 1960 1970 1980 1990 2000 2010
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AGINCOuRT AGINCOuRT 
COMMERCIAL COMMERCIAL 

CENTRECENTRE

SILVERLAND SILVERLAND 
CENTRECENTRE

FIRST FIRST 
COMMERCIAL COMMERCIAL 

PLACEPLACE

CENTREVIEW CENTREVIEW 
SQuARESQuARE
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FIGuRE 2 .2 .2 AXONOMETRIC: AGINCOURT COMMERCIAL CENTRE 
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2 / BUSINESS CENTRES

東城商業中心
AGINCOURT COMMERCIAL 

CENTRE
DEVELOPER
L. Chung Development Corporation

ARCHITECT
Kelman/McQuire Associates Architects

ADDRESS
2347 Kennedy Road 
4002 Sheppard Ave East 
Scarborough

YEAR 
1983-1985

GFA / 25,700.00 SQ.M
FSI / 1.53

• AGINCOURT MALL• AGINCOURT MALL

FIGuRE 2 .2 .3 KEY PLAN: AGINCOURT 
COMMERCIAL CENTRE

A pair of six-story office buildings feature a stepped roof 
design and ground-level retail, earning this project a 
nomination for the 1984 Urban Design Awards alongside 
Dragon Centre.  An additional sheltered parking building 
is provided for both buildings. 

There is no anchor tenant on the street-level retail. On the 
basement level, there was a Chinese restaurant named after 
Hong Kong’s tycoon billionaire 李嘉誠 Lee Ka-Shing. Due 
to its location on the basement level, the restaurant did 
not have any windows. However, it was a bustling business 
that led many customers to line up on the indoor staircase. 

It was said that because a robbery took place at this 
basement-level restaurant, many feared returning for major 
banquets and weddings as these events usually feature 
gold and money. Despite being equipped with a security 
reception desk, it was common for banquet hosts to hire 
local police for extra protection. 

Ever since the mall changed ownership, paid parking 
has led many old-time customers to shop at other malls 
because it is not expected for commercial spaces to have 
paid parking.

Agincourt Commercial Centre 
faces Agincourt Mall, an enclosed 
shopping mall across Kennedy 
Road. 

FIGuRE 2 .2 .4 1984 SCARBOROUGH 
URBAN DESIGN 
AWARDS: AGINCOURT 

SHED
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FIGuRE 2 .2 .5 FLOOR PLAN: AGINCOURT COMMERCIAL CENTRE
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2 / BUSINESS CENTRES

銀星中心
SILVERLAND 

CENTRE
ADDRESS
3320-3330 Midland Ave 
Scarborough

YEAR 
1989

GFA / 8,152.00 SQ.M
FSI / 0.55

Silverland Centre, anchored by Scotiabank, uses curtain 
wall designs that do not provide street-accessible retail. 
Customers must enter the building to access units. The long 
street wall on Midland Avenue makes this building appear 
as a business centre, therefore only familiar customers know 
it is a shopping centre. 

「銀星中心」(literal: Silver Star Centre) is an industrial office 
building in Chai Wan, Hong Kong. Perhaps it is coincidental 
that the name also refers to Silver Star Boulevard, the road 
intersecting with Midland Avenue.

FIGuRE 2 .2 .7 NORTHBOUND VIEW AT INTERSECTION

FIGuRE 2 .2 .8 KEY PLAN:  
SILVERLAND CENTRE

FIGuRE 2 .2 .9 1996 NORTHBOUND ON 
MIDLAND AVENUE AND 
SILVER STAR BOULEVARD
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FIGuRE 2 .2 .10 AXONOMETRIC: FIRST COMMERCIAL PLACE 
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第一商場
FIRST COMMERCIAL PLACE

ADDRESS
4168 Finch Avenue East 
Scarborough

YEAR 
1995

GFA / 28,425.50 SQ.M
FSI / 2.63

First Commercial Place is located west of Finch Midland 
Centre, with no street access to ground-level retail. Sheltered 
parking is provided by a ramp to the building’s second level. 

The name 「第一商場」 (literal: the first mall) is after ASEAN 
Square from Taiwan, a notable office shopping mall that 
opened in 1990. 

FIGuRE 2 .2 .11 VIEW FINCH AVENUE EAST, EASTBOUND

FIGuRE 2 .2 .12 KEY PLAN: FIRST 
COMMERCIAL PLACE

FIGuRE 2 .2 .13 VIEW FROM FINCH & 
MIDLAND CENTRE
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FIGuRE 2 .2 .14 AXONOMETRIC: CENTREVIEW SQUARE 
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GREATER TORONTO CHINESE DOWNTOWN

2 / BUSINESS CENTRES

金輝廣場
CENTREVIEW SQUARE

ADDRESS
4465 Sheppard East 
Scarborough

YEAR 
1999

GFA / 6,180.78 SQ.M
FSI / 0.44

FIGuRE 2 .2 .15 AERIAL RENDER OF CENTREVIEW SQUARE 

FIGuRE 2 .2 .16 KEY PLAN:  
CENTREVIEW SQUARE

Centreview Square has a prominent focus on business 
opportunities and schools, surrounded by strip retail on 
the ground floor.

• UNI PLAZA• UNI PLAZA

PEARL PLAZA •PEARL PLAZA •

MANDARIN SHOPPING MANDARIN SHOPPING 
CENTRE •CENTRE •

CAUSEWAY BAY SQUARECAUSEWAY BAY SQUARE

ORIENTAL CENTREORIENTAL CENTRE
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STRIP MALL + 
OFFICE DEAL

FIGuRE 2 .3 .1 TIMELINE: STRIP MALL + OFFICE DEAL 

The strip mall adds office units above and 
adjacent to the building, offering non-retail 
business opportunities, which include 
daycare, real estate, after-school activities, 
medical offices, or the property’s leasing 
office. 

The idea that the retail businesses on the 
ground floor would attract enough potential 
customers to the office spaces above is 
novel to the strip mall, although entrances 
to those units are often concealed. This 
typological group does not have an anchor 
tenant because most unit types provide an 
equal amount of usable area. Malls in this 
group are “moving in” as well, however, the 
office component becomes significantly 
convincing for business immigrants.  

3
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3 / STRIP MALL + OffICE DEAL
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FIGuRE 2 .3 .2 AXONOMETRIC: FINCH & MIDLAND CENTRE 
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美蘭中心
FINCH & MIDLAND CENTRE

ADDRESS
4186-4190 Finch Avenue East 
Scarborough

YEAR 
1987

GFA / 18,313.12 SQ.M
FSI / 0.46

Level 4

offices

Level 3

offices

Level 2

offices

• SKY CITY• SKY CITY

 • SCARBORO VILLAGE MALL • SCARBORO VILLAGE MALL

FIRST FIRST 
COMMERCIAL COMMERCIAL 

PLACEPLACE

MILLIKEN MILLIKEN 
SQUARESQUARE

FIGuRE 2 .3 .3 VIEW OF SHOPS: FINCH & MIDLAND

In June 1987, the next major intersection for development 
opportunity found its way to Finch and Midland Avenues. 
Alongside Milliken Square and Scarboro Village Mall, Finch-
Midland Centre features a classic strip mall with a four-story 
office building. Finch & Midland Centre is popular because 
the medical building offers services in Chinese.

「美蘭」 phonetically translates to “Midland”,  an early 
example using the street names to reference the building 
since all storefronts are equally large with no specific anchor 
tenant. 

FIGuRE 2 .3 .4 SHOPS: FINCH 
& MIDLAND

FIGuRE 2 .3 .5 KEY PLAN:  
FINCH & MIDLAND

FIGuRE 2 .3 .6 FLOOR PLAN:  
FINCH MIDLAND CENTRE

SHED
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MIDLAND AVENUE

MIDLAND AVENUE
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FIGuRE 2 .3 .7 AXONOMETRIC: MIDLAND COURT 
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美麟閣
MIDLAND COURT

ADDRESS
3380 Midand Avenue 
Scarborough

YEAR 
1989

GFA / 5,940.00 SQ.M
FSI / 0.53

• SILVERLAND CENTRE• SILVERLAND CENTRE

SCARBORO VILLAGE MALL •SCARBORO VILLAGE MALL •

FIGuRE 2 .3 .9 VIEW OF SHOPS: 
MIDLAND COURT

FIGuRE 2 .3 .8 KEY PLAN:  
MIDLAND COURT

With two tall towers, Midland Court stands out despite its 
distance to the Finch and Midland intersection. 「美麟」is 
another phonetic name from “Midland” Avenue, and the 
「閣」“court” designation is given because of the two front 
towers, following the root word “gateway” or “doorway”. 

In Chinese architecture, the word 「閣」can be used 
to describe low-rise residential buildings, which the 
appearance of Midland Court may resemble due to its 
metallic roofing and materiality facing the street.

FIGuRE 2 .3 .10 NORTHBOUND ON 
MIDLAND AVENUE

SHED
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FIGuRE 2 .3 .11 AXONOMETRIC: GOLDBRIGHT PLAZA 
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明信商場
GOLDBRIGHT PLAZA

ADDRESS
7750 Kennedy Road 
Markham

YEAR 
1990

YEAR RE-ADAPTED
2001

GFA / 5,640.37 SQ.M
FSI / 0.30

FIGuRE 2 .3 .12 VIEW FROM KENNEDY ROAD, SOUTHBOUND

Found isolated on the outskirts of Markham, its blue metal 
roofing contrasts the storefront colours on the ground 
floor, while its upper-level component is concealed from 
the public. The name 「 明信 」 is a common name for 
technology and does not reference any specific place in 
Hong Kong or China. 

FIGuRE 2 .3 .13 KEY PLAN:  
GOLDBRIGHT PLAZA
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FIGuRE 2 .3 .14 AXONOMETRIC: DYNASTY CENTRE 
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皇朝中心
DYNASTY CENTRE

ADDRESS
8 Glen Watford Drive 
Scarborough

YEAR 
2000

GFA / 8,098.00 SQ.M
FSI / 0.33

DRAGON CENTREDRAGON CENTRE

GLEN WATFORD GLEN WATFORD 
PLAZAPLAZA

1-19 GLEN WATFORD1-19 GLEN WATFORDMIDTOWN PLAZA •MIDTOWN PLAZA •

CATHAY PLAZACATHAY PLAZA

FIGuRE 2 .3 .15 VIEW OF PARKING

Dynasty Centre is one of the latest additions to Glen Watford 
Drive. With a closed configuration to maximize perimeter 
store frontage, the interior component of the mall features 
the management’s office and a well-lit food court. 

Dynasty Centre is another mall that provides underground 
parking from the south car entrance, while the outdoor 
shopping is contained in a two-way access parking lot, 
keeping customers on-site longer than usual strip malls.

FIGuRE 2 .3 .16 INDOOR 
ENTRANCE: 

FIGuRE 2 .3 .17 KEY PLAN: DYNASTY 

FIGuRE 2 .3 .18 INTERIOR: DYNASTY 
CENTRE

FIGuRE 2 .3 .19 FOOD COURT: 
DYNASTY CENTRE
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THE CRABS

FIGuRE 2 .4 .1 TIMELINE: THE CRABS 

The crab is a North-American plaza 
configuration where the supermarket is the 
main focus with the strip mall attached on 
either side. Both buildings in this section 
are situated in Don Mills-styled ovals, which 
results in this special configuration wrapping 
around the perimeter of the quarter-circle 
lots. Rooftop patterns add minimal skylights 
for naturally lit walkways while providing 
shade. The malls are supported by an 
additional building on site with Canadian 
chain businesses, such as McDonald’s, Pizza 
Nova, and Tim Horton’s. With pedestrian 
access to the mall from the back, residents 
around the neighbourhood can enter 
without crossing through the parking lot. 

The supermarket becomes the first 
destination, not necessarily directing 
customers directly into the strip retail 
shops after having done groceries. Both 
supermarkets have a truss-structured 
canopy that marks their entrance as a quick 
drop-off and pickup location. The Chinese 
supermarket is often seen as messy, with 
wet floor tiles, cash-only, and rarely changing 
tenancy. Prices are significantly lower than 
Canadian-chained stores. 

Storefronts surrounding the supermarket 
range from optical, fast food, beauty and 
hair salons, bakeries, and BBQ stores.

4
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FIGuRE 2 .4 .2 AXONOMETRIC: BAMBURGH GARDENS 
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百寶商場
BAMBURGH 
GARDENS

ADDRESS
375 Bamburgh Circle 
Scarborough

YEAR 
1984

GFA / 22,672.70 SQ.M
FSI / 0.30
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FIGuRE 2 .4 .3 KEY PLAN:  
BAMBURGH GARDENS

Also known as Bamburgh Circle, the mall is known for its 
Chinese supermarket, restaurant, and Toronto Public Library 
branch. Pedestrian walkways are provided on either side of the 
supermarket. The entrance to the supermarket is marked by a 
lightweight steel truss which shelters and provides vehicular pick-
up and drop-off, although difficult to enter due to the increasing 
number of customers entering and exiting the same entrance. 
「百寶」 is phonetic to “Bamburgh”, which also literally translates 
to “hundred treasures”. 

The property was built in 1984 and owned by the former 
Corporation of the Borough of Scarborough. The public library 
branch opened in June 1987, and Miracle Ultra Mart was the 
grocery store at the crab’s center. The property was subleased to 
RioCan in 1991, subsequently, McDonald’s and Pizza Nova became 
anchor tenants at the north block. In 2003, the mall was acquired 
and named in Chinese by Bamburgh Gardens Properties Inc., 
introducing T&T Chinese Supermarket until the 2009 Loblaws 
acquisition.39 Today the anchor tenant is Foody Mart.40

39 Ontario Land Registry Access. “Parcel Register, 375 Bamburgh Circle.”

40 Mok, Tanya. 2019. “Bamburgh Gardens Perseveres as One of the Oldest Plazas in North Scarborough.” 
blogTO (September 22,). https://www.blogto.com/city/2019/09/bamburgh-circle-gardens-toronto/.
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FIGuRE 2 .4 .5 AXONOMETRIC: MILLIKEN WELLS SHOPPING CENTRE
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4 / THE CRABS

愛登商場
MILLIKEN WELLS 

SHOPPING CENTRE
ADDRESS
240-250 Alton Towers Circle 
Scarborough

YEAR 
1990

GFA / 23,090.15 SQ.M
FSI / 0.33
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FIGuRE 2 .4 .6 KEY PLAN: MILLIKEN 
WELLS SHOPPING CENTRE

Also known simply as Alton Towers, its name refers to the 
neighbouring residential mid-rises. The mall is a mirrored version 
of Bamburgh Gardens. The three-story offices provide professional 
services, while the retail on the ground level accommodates 
culturally diverse businesses. 

The supermarket also features a lightweight steel truss canopy 
for the entrance; however, the construction materials can be seen 
as newer than the ones at Bamburgh Gardens.  Canadian-chain 
stores are also anchor tenants.

「愛登」is phonetic to “Alton” as the official English name of the 
mall is too long for reference. The north corner featured a separate 
octagonal unit selling fish soup snacks until it was demolished 
in 2018.

In the City of Toronto Official Plan (2019), this property has Special 
Site and Area Policies which allow commercial use to only provide 
a population between 15,000 to 30,000 within a 1.5km radius, 
providing weekly shopping needs and food services.

SHED
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FIGuRE 2 .4 .7 FLOOR PLAN: MILLIKEN WELLS SHOPPING CENTRE
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4 / THE CRABS

FIGuRE 2 .4 .8 LOOKING AT SUPERMARKET

FIGuRE 2 .4 .9 1995 SOUTHBOUND MCCOWAN ROAD WITH STANDALONE OCTAGONAL UNIT

FIGuRE 2 .4 .10 1995 LOOKING SOUTH MCCOWAN ROAD AT ALTON TOWERS NORTH SIGNAL
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多倫多華裔市中心

EAT THEN SHOP

FIGuRE 2 .5 .1 TIMELINE: EAT THEN SHOP 

This typology group focuses on the Chinese 
Restaurant as the anchor tenant, although 
the tenancy changes more frequently 
than the supermarket. Decorative features 
such as simplified towers and ornamental 
canopies are added to create a consistent 
aesthetic to keep customers shopping after 
having a large dinner gathering.  While the 
Chinese restaurant directs customers into 
the strip mall, the limited number of shops 
would eventually lead people to another 
area. 

The Chinese restaurant (or cuisine/seafood 
restaurant) 「酒樓」 (literal: wine house) is 
a type of restaurant common in southern 
China, including Hong Kong, where 
dimsum / yumcha is usually served during 
the day and seafood dishes for dinner. 
The restaurants are large enough to host 
banquets and larger cultural ceremonies, 
due to the round tables. Food is often served 
as ten-course meals for a mealtime between 
one to two hours. 

During the Hong Kong immigration wave, 
several chefs brought their culinary skills 
to open new Chinese restaurants in the 
suburbs. The authenticity of the food in 
Chinese restaurants surpasses the western 
renditions of stereotypical Chinese dishes 
found in Chinatown, such as chow mein, 
fried rice, and spring rolls. Adding Chinese 
restaurants to the Chinese mall promoted 
socialization, even if the strip mall has 
nothing attractive to offer.

5
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FIGuRE 2 .1 .21 AXONOMETRIC: NEW CENTURY PLAZA 
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世紀廣場
NEW CENTURY PLAZA

ADDRESS
398 Ferrier Street 
Markham

YEAR
1980

GFA / 26,086.57 SQ.M
FSI / 1.07

• entrance  • entrance  

• ramp to L2  • ramp to L2  
   parking    parking 

• loading• loading

• METRO SQUARE• METRO SQUARE

WARDEN CENTRE •WARDEN CENTRE •

department department 
store below • store below • 

• parking Level 2 • parking Level 2 

FIGuRE 2 .5 .2 MAIN ENTRANCE FIGuRE 2 .5 .3 KEY PLAN:  
NEW CENTURY PLAZA

FIGuRE 2 .5 .4 FLOOR PLAN:  
NEW CENTURY PLAZA

Although the structure of New Century Plaza was built in 1980, 
the current mall was not renovated until sometime in the mid-
1980s after the Dragon Centre grew its success as an indoor 
Chinese mall. It used to be a building that houses an exclusive 
club called the Noble House, equipped with a sauna and mah-
jong facilities.  

Today the indoor mall has a Chinese restaurant which shares the 
same name as the mall, with shops that would later influence the 
condominium format. The basement level features a department 
store, with an entrance to the mall facing the adjacent Metro 
Square.

「世紀」(literal: century) intended to become a new, modern “mall 
of the century”. Entrances facing Ferrier Street and Metro Square 
are marked with one-way glass panels where store signage is 
displayed along the walls. The mall provides one level of sheltered 
parking, plus rooftop parking which connects directly to the 
interior of the mall.

New Century Square and Metro Square share the same parking 
area, so customers often visit both buildings due to their proximity. 

SHED
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FIGuRE 2 .5 .5 PYLON SIGNAGE FIGuRE 2 .5 .6 INTERIOR: BOOK SHOP



FIGuRE 2 .5 .7 INTERIOR: FLOWER SHOP FIGuRE 2 .5 .8 EXTERIOR: SIDE ENTRANCE

FIGuRE 2 .5 .9 INTERIOR: DRIED SEAFOOD SHOP
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KENNEDY ROAD

KENNEDY ROAD

FIGuRE 2 .5 .10 AXONOMETRIC: NEW KENNEDY SQUARE AND PEACHTREE CENTRE
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(新)旺角中心
NEW KENNEDY SQUARE

PEACHTREE CENTRE
ADDRESS
8380, 8390, 8392  
Kennedy Road 
Markham

YEAR 
1988 

GFA / 10,388.83 SQ.M
FSI / 0.29
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FIGuRE 2 .5 .11 KEY PLAN:  
NEW KENNEDY CENTRE

Located on Kennedy Road in Markham, Peachtree Centre features 
three retail buildings connected by aligned glass canopies 
and roofing elements. Storefront businesses include mostly 
restaurants, offices, therapy, hair and beauty salons, and medical 
clinics. Peachtree Centre is a supplementary mall to the adjacent 
New Kennedy Square, which shares parking spaces. New Kennedy 
Square, is more popular for two Chinese restaurants and an indoor 
food court, making it perfect for socializing.

「旺角」(literal: Mong Kok) is a famous district in Hong Kong. 
Naming the mall, a Hong Kong place, while designating a 
“neighbourhood-friendly” English translation was common 
practice when submitting development applications. Despite 
having no architectural and urban relationship to the actual 
Mong Kok, Peachtree Centre and New Kennedy Square have 
attracted Chinese newcomers to move further north and away 
from busy Scarborough. 

• PEACHTREE CENTRE• PEACHTREE CENTRE

• NEW KENNEDY SQUARE• NEW KENNEDY SQUARE

• LANGHAM SQUARE• LANGHAM SQUARE
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FIGuRE 2 .5 .12 VIEW LOOKING AT PEACHTREE CENTRE

FIGuRE 2 .5 .13 VIEW LOOKING AT NEW KENNEDY SQUARE
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FIGuRE 2 .5 .14 INTERIOR VIEW OF FOOD COURT

FIGuRE 2 .5 .15 INTERIOR VIEW SHOPS
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FIGuRE 2 .5 .16 AXONOMETRIC: BAYVIEW HILL CENTRE
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富豪中心
BAYVIEW HILL CENTRE

ADDRESS
1 Spadina Road 
Richmond Hill

YEAR 
1990

YEAR ACQUIRED
1994 

GFA / 7,545.27 SQ.M
FSI / 0.28

FIGuRE 2 .5 .17 EXTERIOR VIEW FROM CAR ENTRANCE

FIGuRE 2 .5 .18 KEY PLAN:  
BAYVIEW HILL CENTRE

Bayview Hill is in one of the most prominent 
Chinese residential neighbourhoods of 
Richmond Hill, living up to the promise of a「
富豪」 “rich” lifestyle. The mall features a Chinese 
restaurant as the anchor tenant. Meanwhile, 
today’s medical office used to be a Chinese 
supermarket, both large businesses were 
competing for parking inside this small site. 
Storefronts include hair and beauty salons, 
travel agencies, and smaller restaurants. A 
glass canopy mimics a second level while 
ornamentally decorating the building to look 
taller for cars.

Mall owners faced criticism when the plaza was 
acquired in 1994, as they planned to convert it 
into a commercial condominium operation that 
attracted Chinese business owners but drove 
out non-Chinese stores. The Chinese restaurant 
at the time of acquisition was requested by 
residents and the former Town of Richmond 
Hill to reduce hours of operations instead of 
operating 24 hours a day.
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FIGuRE 2 .5 .19 AXONOMETRIC: EVERGOLD CENTRE 
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鴻運中心
EVERGOLD CENTRE

ADDRESS
3833 Midland Avenue 
Scarborough

YEAR 
1992

GFA / 5,440.00 SQ.M
FSI / 0.21

• MAXUM I & II• MAXUM I & II
CHINA CITY •CHINA CITY •

At the corner of Finch and McNicoll Avenues, Evergold 
Centre is an indoor mall featuring several restaurants, local 
businesses, and a medical office.  

The mall does not share parking with the adjacent Yee 
Hong senior living centre but has attracted seniors and 
local customers to spend time at this building.

FIGuRE 2 .5 .20 MAIN ENTRANCE: EVERGOLD CENTRE

FIGuRE 2 .5 .21 KEY PLAN:  
EVERGOLD CENTRE

FIGuRE 2 .5 .22 ENTRANCE FACING 
INTERSECTION

FIGuRE 2 .5 .23 SIGNAGE:  
EVERGOLD CENTRE

SHED
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FIGuRE 2 .5 .24 AXONOMETRIC: HOLLYWOOD SQUARE
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荷里活廣場
HOLLYWOOD 

SQUARE
ADDRESS
7220-7224 Kennedy Road 
Markham

YEAR 
1994

GFA / 7,952.74 SQ.M
FSI / 0.25

This mall is anchored by a restaurant cafe with the same 
name. The restaurant cafe faces Kennedy Road as the main 
attraction for cars. With a green metallic rooftop, the mall 
is easily recognizable despite its smaller size compared to 
its neighbour, Denison Centre.

Hollywood Square references Hong Kong’s mega mall 
Hollywood Plaza in Diamond Hill. 

FIGuRE 2 .5 .25 EXTERIOR VIEW FROM CAR ENTRANCE: HOLLYWOOD SQUARE

FIGuRE 2 .5 .26 KEY PLAN:  
HOLLYWOOD SQUARE
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SHEPPARD AVENUE EAST

SHEPPARD AVENUE EAST

FIGuRE 2 .5 .27 AXONOMETRIC: CAUSEWAY BAY SQUARE 
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GREATER TORONTO CHINESE DOWNTOWN

5 / EAT THEN SHOP

銅鑼灣廣場
CAUSEWAY BAY SQUARE

ADDRESS
4400 Sheppard Ave East 
Scarborough

YEAR 
1996

GFA / 2,496.00 SQ.M
FSI / 0.36

FIGuRE 2 .5 .28 VIEW LOOKING SOUTH: CAUSEWAY BAY SQUARE

FIGuRE 2 .5 .29 KEY PLAN:  
CAUSEWAY BAY SQUARE

Causeway Bay Square references Hong Kong’s famous 
shopping area 「銅鑼灣」 (literal: Causeway Bay). This 
strip mall uses aluminum panels in a decorative manner, 
suggesting modernity in the Agincourt area. 

• UNI PLAZA• UNI PLAZA

• CENTREVIEW• CENTREVIEW
PEARL PLAZA •PEARL PLAZA •

MANDARIN MANDARIN 
SHOPPING SHOPPING 

CENTRE •CENTRE • • ORIENTAL CENTRE• ORIENTAL CENTRE

1-19 GLEN WATFORD1-19 GLEN WATFORD

DRAGON CENTREDRAGON CENTRE

SHED
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FIGuRE 2 .5 .30 AXONOMETRIC: FINCH AND LESLIE SQUARE 
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GREATER TORONTO CHINESE DOWNTOWN

5 / EAT THEN SHOP

利是商場
FINCH AND LESLIE SQUARE

DEVELOPER
Kwan & Kwan Ltd.

ADDRESS
101-191 Ravel Road 
North York

YEAR
1998

GFA / 23,284.93 SQ.M
FSI / 0.55
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「利是」refers phonetically to Leslie Street, while it also 
translates to the red pocket envelopes that symbolize good 
luck and fortune in Chinese culture. The building was built 
in 1967 but was not acquired by developers Kwan chose 
this North York location in 1998.

Two main entrances to the mall connect perpendicularly to 
Finch Avenue East, marked by metallic canopy structures.

FIGuRE 2 .5 .31 VIEW FROM RAVEL ROAD

FIGuRE 2 .5 .32 MAIN ENTRANCE: 
FINCH & LESLIE 
SQUARE

FIGuRE 2 .5 .33 KEY PLAN:  
FINCH & LESLIE SQUARE

FIGuRE 2 .5 .34 INTERIOR VIEW:  
FINCH & LESLIE SQUARE

SHED
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FIGuRE 2 .5 .35 AXONOMETRIC: BAMBURGH GATE PLAZA 
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GREATER TORONTO CHINESE DOWNTOWN

5 / EAT THEN SHOP

碧豪商場
BAMBURGH GATE PLAZA

DEVELOPER
Tridel Group

ADDRESS
11 McNicoll Avenue 
Scarborough

YEAR 
1999

GFA / 1,337.75 SQ.M
FSI / 0.09

Bamburgh Gates Plaza is a small plaza supporting a 
residence complex. Featuring a hot pot restaurant and 
several smaller retail shops, this plaza became only popular 
for its hotpot. 

This is one of the early examples where the Tridel buildings 
started to use the podium for commercial purposes — the 
1990s thrived because Tridel offered real estate services in 
Chinese. Tridel later developed several senior homes and 
residential complexes for the Chinese community.

However, these senior homes were considered a “bad omen” 
as the older generation believed living above restaurants 
and shops would attract bad luck and nuisances, such as 
rats, to upper levels. Therefore, Tridel buildings only feature 
partial and exterior commercial use on the podium while 
the rest is common amenity spaces instead. 

It is also believed that many who immigrated to Canada 
would rather live in single homes instead of apartments and 
residential condo towers. Tridel responded to this trend by 
providing larger than usual residential units (3+ bedrooms) 
to attract customers.

FIGuRE 2 .5 .36 KEY PLAN:  
BAMBURGH GATE PLAZA

FIGuRE 2 .5 .37 WESTBOUND VIEW:  
BAMBURGH GATE PLAZA
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多倫多華裔市中心
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FIGuRE 2 .5 .38 AXONOMETRIC: GOLDEN LINK CENTRE 
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GREATER TORONTO CHINESE DOWNTOWN

5 / EAT THEN SHOP

金利來商場
GOLDEN LINK CENTRE

ADDRESS
4771-4779 Steeles Ave East 
Scarborough

YEAR 
2005

GFA / 3,106.00 SQ.M
FSI / 0.33

Located behind Splendid China Mall, this mall is small and 
references Hong Kong’s technology market in Sham Sui 
Po. With a restaurant and several medical offices, Golden 
Link provides a cheaper and less crowded option to nearby 
residents.

FIGuRE 2 .5 .39 VIEW OF SHOPS: GOLDEN LINK CENTRE

FIGuRE 2 .5 .40 KEY PLAN: GOLDEN LINK CENTRE
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FIGuRE 2 .5 .41 AXONOMETRIC: 648-668 SILVER STAR BLVD.
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GREATER TORONTO CHINESE DOWNTOWN

5 / EAT THEN SHOP

ADDRESS
648-668 Silver Star Blvd 
Scarborough
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2010

GFA / 5,557.00 SQ.M
FSI / 0.23
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CHINA MALL •CHINA MALL •

Without a name, this building attempts to mirror 
International Gourmet Street through its L-shaped 
configuration with a metal tower. The Chinese restaurant 
facing the street-side is separated from the rest of the 
building.

FIGuRE 2 .5 .42 SOUTHBOUND VIEW ON SILVER STAR BLVD

FIGuRE 2 .5 .43 KEY PLAN:  
648-668 SILVER STAR BLVD

FIGuRE 2 .5 .44 VIEW OF TOWER

SHED
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多倫多華裔市中心

EAT THEN SHOP OFFICES

Following the success of the Chinese 
restaurant, this typology evolved to include 
professional offices. Office workers can eat 
out for lunches, and visitors will not have 
to worry about looking for a place to eat 
before or after visiting the offices.

The most common office businesses range 
from medical clinics, immigration services, 
legal services, and after-school classes. The 
economic outcome of this typology benefits 
the individual consumer, as they are 
provided job opportunities, access to these 
services without a language barrier, and 
given a sense of belonging and familiarity 
in Canada. 

The architecture style in this section features 
a prominent presence of professional offices, 
usually placed at the corner intersection or 
as a main feature of the mall. The presence 
of office units is displayed decoratively using 
windows or glazing.

Accompanied by eateries and Chinese 
restaurants, followed by storefronts, the 
presence of professional offices suggests 
longer-term economic stability that Chinese 
restaurants are not known to provide.

FIGuRE 2 .6 .1 TIMELINE: EAT THEN SHOP OFFICES 

6
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FIGuRE 2 .6 .2 AXONOMETRIC: SCARBORO VILLAGE MALL
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GREATER TORONTO CHINESE DOWNTOWN
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士嘉堡村
SCARBORO 

VILLAGE MALL
DEVELOPER
Torgan Group

ADDRESS
3280-3300 Midland Avenue 
Scarborough

YEAR 
1986

GFA / 20,707.88 SQ.M
FSI / 0.92

One of the earliest in the Milliken Industrial District, this 
mall is the first to use the term “village”. Because of its 
green awning aesthetic and brick facade, the mall creates a 
welcoming experience. The car entrance features a rotating 
pylon sign with a circular fountain to attract pedestrians.

FIGuRE 2 .6 .3 NORTHBOUND ON MIDLAND AVENUE

FIGuRE 2 .6 .4 KEY PLAN:  
SCARBORO VILLAGE MALL

FIGuRE 2 .6 .5 VIEW FROM NORTH 
CAR ENTRANCE
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GREATER TORONTO CHINESE DOWNTOWN

6 / EAT THEN SHOP OffICES

美麗村
MILLIKEN SQUARE

ADDRESS
4040 Finch Ave East 
15-19 Millkien Blvd 
Scarborough

YEAR 
1987

GFA / 23,280.77 SQ.M
FSI / 0.37
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Located further west from the intersection of Finch and 
Midland Avenues, this mall is anchored by a Chinese 
restaurant featuring a pagoda entrance, while the parking 
curbs use the same oriental feature for its light poles. The 
“village” name in Chinese suggests multiple buildings 
with more options, including a supermarket, HSBC, office 
building, and enclosed mall component.

FIGuRE 2 .6 .7 1985 STORE ADVERTISEMENTS ON NEWSPAPER

FIGuRE 2 .6 .8 VIEW FROM PARKING: MILLIKEN SQUARE

FIGuRE 2 .6 .9 KEY PLAN: MILLIKEN SQUARE

FIGuRE 2 .6 .10 VERY FAIR  
CHINESE RESTAURANT

• SKY CITY• SKY CITY

SCARBORO VILLAGE MALL •SCARBORO VILLAGE MALL •

FIRST FIRST 
COMMERCIAL COMMERCIAL 

PLACEPLACE

FINCH & MIDLANDFINCH & MIDLAND

SHED
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FIGuRE 2 .6 .11 AXONOMETRIC: MANDARIN SHOPPING CENTRE
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A popular enclosed mall with a Chinese restaurant known 
for its low pricing, this building was nominated for the 1985 
Scarborough Urban Design Awards. The entrance features 
a skylight, separating eating and shopping on the east side 
of the atrium from the offices on the west side.

To avoid robberies in the 1980s, the restaurant offered 50% 
discount to police officers for added security. Today, the 
Chinese restaurant is the only one in Toronto permitted to 
open for 24 hours and has a seating pricing system that 
attracts groups larger than ten people to place large orders 
by offering mahjong and karaoke rooms. 

雲華中心
MANDARIN SHOPPING 

CENTRE
ARCHITECT
Arcop Associates, Architects Planners

ADDRESS
4386 Sheppard Ave East 
Scarborough

YEAR 
1988

GFA / 7,689.00 SQ.M
FSI / 0.41

• UNI PLAZA• UNI PLAZA

• CENTREVIEW• CENTREVIEW
PEARL PLAZA •PEARL PLAZA •

• ORIENTAL CENTRE• ORIENTAL CENTRE

FIGuRE 2 .6 .12 VIEW FROM WEST CAR ENTRANCE

COME EARLY FOR DIMSUM!!!OPENS AT 6AM

OFFICIAL DISTRIBUTOR OF HONG KONG 
TVB, ATV, AND BILLINGUAL MOVIES
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RY
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AY
 6
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M 
TO
 2
AM

FIGuRE 2 .6 .13 KEY PLAN: MANDARIN 
SHOPPING CENTRE

FIGuRE 2 .6 .14 1985 STORE 
ADVERTISEMENTS 

CAUSEWAY BAY SQUARECAUSEWAY BAY SQUARE
1-19 GLEN WATFORD1-19 GLEN WATFORD

DRAGON CENTREDRAGON CENTRE

SHED
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FIGuRE 2 .6 .15 AXONOMETRIC: WYCLIFFE VILLAGE PLAZA
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威加利商場
WYCLIFFE VILLAGE PLAZA

ADDRESS
9019 Bayview Avenue 
Richmond Hill

YEAR 
1991

GFA / 17,033.67 SQ.M
FSI / 0.34
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FIGuRE 2 .6 .16 EXTERIOR VIEW

Known for its elongated stepped building form, this plaza 
is known for its supermarket, Chinese restaurants, and 
after-school businesses that are well-received in a quiet 
residential neighbourhood. It is a perfect nearby stop after 
picking up or dropping off children at the nearby public 
schools.

FIGuRE 2 .6 .17 KEY PLAN: WYCLIFFE 
VILLAGE PLAZA

FIGuRE 2 .6 .18 GLASS CANOPY

SHED
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WARDEN CENTRE •WARDEN CENTRE •

大都會廣場
METRO SQUARE

ARCHITECT
Ron Shieh Architects

ADDRESS
3636 Steeles Ave East 
Markham

YEAR 
1997

GFA / 17,715.58 SQ.M
FSI / 0.65

entrance •  entrance •  

• food court• food court

LEVEL 3LEVEL 3

officesoffices

LEVEL 2LEVEL 2

officesoffices

GROUND FLOORGROUND FLOOR

retailretail

NEW CENTURY PLAZA •NEW CENTURY PLAZA •

FIGuRE 2 .6 .20 WEST VIEW FROM INTERSTION 

FIGuRE 2 .6 .21 KEY PLAN: METRO SQUARE

FIGuRE 2 .6 .22 FLOOR PLAN: 
METRO SQUARE

This indoor mall with offices and indoor, and outdoor retail 
spaces attracts multicultural shopping. Its name references 
City Plaza of the same Chinese name in Taipei, Taiwan. 
Designed in 1997 by Taiwanese architect Ron Shieh, Metro 
Square became a proud masterpiece that represented 
the Taiwanese population in Toronto. The atrium is lit by 
skylights, and the tenant space area is equally divided. The 
ground floor provides retail shops, including restaurants. 
The second floor offers financial services, medical offices, 
and after-school care. The third floor has units for lawyers, 
insurance, and real estate.
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多倫多華裔市中心

FIGuRE 2 .6 .23 METRO SQUARE ATRIUM 
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GREATER TORONTO CHINESE DOWNTOWN

6 / EAT THEN SHOP OffICES

FIGuRE 2 .6 .24 METRO SQUARE FOOD COURT

FIGuRE 2 .6 .25 METRO SQUARE ENTRANCE

FIGuRE 2 .6 .26 VIEW FROM NEW CENTURY SQUARE
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SHEPPARD AVENUE EAST

SHEPPARD AVENUE EAST

FIGuRE 2 .6 .27 AXONOMETRIC: MIDTOWN PLAZA
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GREATER TORONTO CHINESE DOWNTOWN

6 / EAT THEN SHOP OffICES

中城商場
MIDTOWN PLAZA

ADDRESS
4211-4227 Sheppard Ave East 
Scarborough

YEAR 
1998

GFA / 6,436.00 SQ.M
FSI / 0.41

• DRAGON CENTRE• DRAGON CENTRE

GLEN WATFORD PLAZAGLEN WATFORD PLAZA

1-19 GLEN WATFORD1-19 GLEN WATFORD

DYNASTY CENTRE •DYNASTY CENTRE •

• CATHAY PLAZA• CATHAY PLAZA

Located at the intersection of Sheppard Avenue East 
and Midland Avenue, this mall is known for its curved 
glass skylight and ornamental parking features, with a 
Chinese restaurant as the anchor tenant and offices on the 
second level. It is also the first mall in Agincourt to provide 
underground parking, which is difficult to achieve in a 
constrained parcel as well as a neighbourhood commercial 
designated land.

FIGuRE 2 .6 .28 1994 EASTBOUND ON MIDLAND AND SHEPPARD AVENUE

FIGuRE 2 .6 .29 EASTBOUND ON SHEPPARD AVENUE EAST  
AT MIDLAND AVENUE 

FIGuRE 2 .6 .30 KEY PLAN: MIDTOWN PLAZA

FIGuRE 2 .6 .31 SHEPPARD AVENUE 
ENTRANCE 

FIGuRE 2 .6 .32 PARKING: MIDTOWN PLAZA



131

多倫多華裔市中心

W
ARD

EN
 A

VE
N

U
E

W
ARD

EN
 A

VE
N

U
E

FIGuRE 2 .6 .33 AXONOMETRIC: ALDERLAND CENTRE
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GREATER TORONTO CHINESE DOWNTOWN

6 / EAT THEN SHOP OffICES

千潮匯
ALDERLAND CENTRE

ADDRESS
7158 Warden Avenue 
Scarborough

YEAR 
2011

GFA / 13,251.61 SQ.M
FSI / 0.72
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• WARDEN CENTRE• WARDEN CENTRE

FIGuRE 2 .6 .34 NORTHBOUND VIEW ON WARDEN AVENUE 

FIGuRE 2 .6 .35 KEY PLAN:  
ALDERLAND CENTRE

With a six-story office building on the intersection, this mall 
is anchored by a Chinese restaurant and several eateries. 
The proximity to Warden Centre attracts office workers 
more than other types of consumers.

SHED
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1997 HANDOVER

FIGuRE 2 .7 .1 TIMELINE: 1997 HANDOVER

Around the time of the 1997 Handover, a 
series of larger Chinese complexes made 
their way to Richmond Hill, a contemporary 
suburban town adjacent to Markham.

Along Highway 7 East, Chinese malls take 
much more complex forms due to the 
technological and computer advancements 
in the design and construction industries. 
The exterior facades are monolithic in 
one-way glazing panels and curtain walls 
that suggest Chinese malls in Canada are 
“modern” and “progressive”, and perhaps 
fast enough to catch up with Hong Kong’s 
and China’s skyscrapers. Other materials 
include aluminum panels, stainless steel 
structures, and larger skylights that suggest 
a new age in Canadian architecture. 

Several Hong Kong-based banks have made 
their way to Highway 7 East as anchor 
tenants, while Canadian banks have also 
opened branches within these malls to 
provide services in Chinese. 

Underground parking began to be offered 
as surface-level parking becomes limited 
due to planning restrictions and the 
prioritization of a larger gross floor area for 
the building. Occasionally, the underground 
parking entry is not evident. Security booths 
are built on surface-level parking; however, 
parking enforcement has decreased over 
the years.

These “shiny” aspects have also inspired 
older typology groups to adapt using 
reflective facade materials as a method to 
stand out on the road and appear “newer” 
than previous North American architecture.

7
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百利廣場
DONCREST MARKETPLACE

ADDRESS
420 Hwy 7 East 
Richmond Hill

YEAR 
1989

GFA / 12,301.90 SQ.M
FSI / 0.36

• entrance  • entrance  

• drive-thru• drive-thru

FIGuRE 2 .7 .3 VIEW ON HIGHWAY 7 EAST 

FIGuRE 2 .7 .4 KEY PLAN:  
DONCREST MARKETPLACE

FIGuRE 2 .7 .5 FLOOR PLAN:  
DONCREST MARKETPLACE

One of the first malls on Highway 7 East, this building 
is anchored by a Chinese restaurant, Scotiabank, and 
McDonald’s. It is also one of the few that provides a drive-
through within the structure of the building. The enclosed 
component is rather small and simple, with a sky-lit atrium 
and offices on the second level. This mall was popular 
amongst seniors before Times Group made its debut on 
Highway 7 East. 
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喜來登商場
SHOPPES OF THE 

PARKWAY
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670 Hwy 7 East 
Richmond Hill
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1989

GFA / 14,849.27 SQ.M
FSI / 0.68
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 • FUSION PARC • FUSION PARC

This is an indoor mall attached to the Sheraton Parkway 
Hotel lobby and the Richmond Hill municipal office building. 
Its Chinese name means “Sheraton Mall” which references 
its predecessor in Hong Kong. The intent was to attract hotel 
guests to the mall, as well as office workers from the city 
council would buy their lunches from the food court. The 
mall signage is barely visible from the car, and its entrance 
on the side road offsets its importance on Highway 7. Today 
this mall is best known for its food court because it is the 
only one in Richmond Hill. Having a Chinese mall attached 
to Richmond Hill’s municipal office was symbolic support 
and welcome to Chinese immigrants.

FIGuRE 2 .7 .7 SOUTH ENTRANCE: SHOPPES OF THE PARKWAY

FIGuRE 2 .7 .8 KEY PLAN:  
SHOPPES OF THE 

FIGuRE 2 .7 .9 FLOOR PLAN:  
SHOPPES OF THE 
PARKWAY
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FIGuRE 2 .7 .10 AXONOMETRIC: HO-VIEW PLAZA

SO
U

TH
 P

A
R

K 
R

O
A

D

SO
U

TH
 P

A
R

K 
R

O
A

D



140

GREATER TORONTO CHINESE DOWNTOWN

7 / 1997 HANDOVER

好景商場
HO-VIEW PLAZA

ADDRESS
324-326 Hwy 7 East 
Richmond Hill

YEAR 
1990

GFA / 4,837 SQ.M
FSI / 0.52

FIGuRE 2 .7 .11 KEY PLAN: HO-VIEW PLAZA

FIGuRE 2 .7 .12 VIEW FROM GOLDEN COURT PLAZA 

Ho-View Plaza, owned by Ho’s Group, located beside Golden 
Court shares parking and entrances with the adjacent 
Golden Court Plaza. 
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金貿中心
COMMERCE GATE

ADDRESS
505 Hwy 7 East 
Richmond Hill

YEAR 
1990

GFA / 27,252.76 SQ.M
FSI / 0.66

Commerce Gate is known for its circular floor plate design 
and large parking available, with retail on the ground floor. 
The anchor tenant here is Remax, a real estate company 
with Chinese language services. With four levels of offices 
above, Commerce Gate is known for bubble tea shops and 
Korean restaurants on the ground floor.

FIGuRE 2 .7 .14 PARKING: COMMERCE GATE

FIGuRE 2 .7 .15 KEY PLAN: COMMERCE GATE

FIGuRE 2 .7 .16 SOUTHWEST VIEW 
FROM INTERSECTION 
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FIGuRE 2 .7 .17 AXONOMETRIC: HO-VIEW PLAZA



144

GREATER TORONTO CHINESE DOWNTOWN

7 / 1997 HANDOVER

黃金商場
GOLDEN COURT PLAZA

DEVELOPER
Times Group

ADDRESS
328-330 Hwy 7 East 
Richmond Hill

YEAR 
1992

GFA / 24,228.81 SQ.M
FSI / 0.77

Golden Court Plaza references Hong Kong’s counterpart, 
an informal computer and technology market. The term 
“Golden” reflects the prosperous fortune the mall brings 
to the neighbourhood. 

The ground-level retail uses granite stone blocks, while 
upper-level offices are covered in monolithic reflective 
glazing panels that symbolize the advanced age of design 
technology.

HSBC is the anchor tenant, featured on the street corner. 
Followed by a small-scale supermarket that is also accessible 
via a tunnelled pedestrian pathway that leads to the back 
parking lot and underground parking. 

FIGuRE 2 .7 .18 VIEW FROM CHALMERS ENTRANCE 

FIGuRE 2 .7 .19 KEY PLAN:  
GOLDEN COURT PLAZA

FIGuRE 2 .7 .20 SUPERMARKET 

FIGuRE 2 .7 .21 PARKING:  
GOLDEN COURT PLAZA
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FIGuRE 2 .7 .22 AXONOMETRIC: GOLDENVIEW PLAZA
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Across Golden Court Plaza, is another mirrored development 
from the Times Group. Having a professional office here 
also meant a contemporary and “rich” status. 

The mall shares sheltered parking with the adjacent 
residential low-rise, with a security stand at the entrance. 
Parking is heavily monitored with security cameras to ensure 
customers do not share parking between “the borderline 
of the 2 plazas”, a sign erected at the management’s office 
and the property line between the two buildings.

FIGuRE 2 .7 .23 VIEW FROM HIGHWAY 7 EAST 

FIGuRE 2 .7 .24 KEY PLAN:  
GOLDENVIEW PLAZA

FIGuRE 2 .7 .25 AT THE BORDER  
OF THE TWO PLAZAS 
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FIGuRE 2 .7 .26 AXONOMETRIC: JUBILEE SQUARE
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FIGuRE 2 .7 .27 VIEW OF PARKING 

Using multiple buildings to form an enclosed parking loop, 
this mall is known for its Chinese restaurant and low-priced 
food shops. With CIBC as the anchor tenant, the mall uses 
the same metallic aesthetic to convey modernity in design, 
particularly through utilizing glazed shading devices.
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The Chinese condominium in Toronto’s suburbs 
is a paradoxical retail model embodying a dual 
notion of home; it is an experiential connection 
to the Chinese immigrant’s original home, 
bound by the new home’s materials and 
construction methods.

The condominium mall is designed for the 
increasing quantity of the largest visible 
minority of customers — the Chinese population 
— during the time of multiculturalism and 
the Handover of 1997. It is a unique retail form 
that typically features smaller-sized store units, 
allowing shop owners to purchase multiple 
units in the same mall to establish a network, 
or to create a larger unit. Shop owners are able 
to sublease their units and must contribute to 
maintaining shared spaces such as the parking, 
atrium, and food court. The condominium mall 
is enclosed and features a cultural stage near 
the food court or atrium. 

This format of retailing was widely criticized 
after Pacific Mall opened in 1997, as city 
councillors doubted the economic stability of 
the condominium mall because there were no 
recognizable anchor tenants. Although Chinese 
restaurants (as anchor tenants) are sources of 
customer inflow into the mall, planning laws 
strongly argue that the condominium mall 
does not require a greater surface area than 
what is already provided in typical industrial 
and residential areas. The term “commercial 
condominium” is not defined in Ontario’s 
property types.

The interior layout of a condominium mall has 
no specific retail designation. Tenants of the 
condominium mall vote on changes, which can 
include extending business hours, store tenancy 
changes, and parking.

The condominium mall was an attractive 
retail model because it encouraged small 
entrepreneurs to quickly fulfill their property 
dream compared to Hong Kong. Businesses 
range from family-scaled dried seafood, small nail 
salons, mobile phone services, travel agencies, 
medical clinics, optical clinics, stationery stores, 
Chinese BBQ shops, bakeries, herbal medicine, 
household goods and antiquities.

Delayed projects on Steeles Avenue East such 
as the Remington Centre at the demolished 
Market Village site, Pacific Mall 2, Splendid 
China Mall 2, and the Landmark are not in this 
catalogue but are mentioned to fully describe 
the trend in condominium malls. These larger 
projects propose to build mega malls on Steeles 
Avenue East with condominium-style shopping. 
With the intent to attract non-Chinese shoppers, 
oriental features on exteriors and interiors are 
proposed. 

Splendid China and Pacific Mall announced 
to double its size for Phase 2 with hotels and 
residential apartments.41 Splendid China’s 
ownership change in 2010 caused a loss in 
finances, which delayed the application for 
Phase 2.42 In 2007, developers for Remington 
Centre proposed a mixed-use shopping and 
transit hub project called the Remington Centre 
with a proposed area of 800,000 ft² (74,000 m²), 
replacing Market Village next to Pacific Mall. 43 
Pacific Mall withdrew its application for Phase 
2 in 2011. 44

In 1998, Market Village was renovated from an 
enclosed mall that followed a barn aesthetic 
similar to Cullen Country Barns, a “heritage” 
attraction replaced by Pacific Mall. Market 
Village was demolished after ten years of 
negotiation with the City of Markham. The site 
today remains vacant. 

The Landmark was a cancelled condominium 
project on 5951 Steeles Avenue East. Developer 
Terry Yiu envisioned the project to be similar to 
Hong Kong’s counterpart of the same name. 
With an anticipated opening date in 2012, the 
project encountered financing issues as it 
proposed over 1000 condominium shops during 
the economic recession of 2008.45 The site was 

41 Kuitenbrouwer, Peter. 2007. “A Splendid Departure from Shovels: 
Upmarket Asian Mall Replaces Old Canadian Tire.” National Post, March 
2, A11

42 Lau, Andrea. 2007. “Duelling Malls: The Massive Pacific Mall has a New 
Competitor Across the Street. Welcome to Splendid China Tower, which 
Ramps Up the Asian Influence at Steeles and Kennedy in Markham.” 
Globe & Mail (Toronto, Canada), M4.

43 The Remington Centre. http://www.remingtoncentre.ca/

44 City of Markham. 2018. “A.115.11. 4350 Steeles Ave E. Supplementary 
Memorandum to the City of Markham Committee of Adjustment.”  

45 Adler, Mike. 2012. “Landmark Retail Site on Steeles Avenue Remains 
Undeveloped.”
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acquired by Mady Steeles Ltd. in 2011 and was 
rezoned for an enclosed Regional Shopping Mall 
called the Lesso Mall Canada in 2021.46

Away from Steeles Avenue East, the former 
Town of Richmond Hill had implemented 
changes in its official plan in September 1994, 
An undeveloped condominium mall called 
the Bayview Landmark, near Bayview Avenue 
and 16th Avenue, was cancelled due to the lack 
of community support in an area designated 
“Residential Neighbourhood”.  

The Official Plan Land Use Policies for 
“neighbourhood commercial” were 
subsequently amended to the following47 :

1. Restaurants and eating are limited to 
20 to 25 percent of total floor space

2. Leasable land for enclosed shopping 
centres reduced to a maximum of 5575 m².

3. The proposed development must 
provide adequate on-site parking, access, and 
circulation.

4. The proposed development must have a 
maximum supermarket or one anchor tenant, 
excluding department stores.

Over the years, the condominium malls relied 
on Chinese restaurants to become the anchor 
tenant, as a continuing traditional activity that 
gathers family and friends. The mall spaces 
are common for after-dinner walks.  To lack 
an anchor tenant, such as a supermarket 
chain or department store, means economic 
instability for zoning and land ratio compared to 
anticipated visitor flow that delayed proposals 
have suggested. 

46 City of Toronto. 2013. “Zoning Amendment Application: 5789-
5951 Steeles Avenue East”.  http://app.toronto.ca/AIC/index.
do?folderRsn=BZ1ZxqJBivdd7GrTf9Bdtw%3D%3D 

47 Preston, Valerie and Lo, Lucia. 2000. “Canadian Urban Landscape 
Examples - 21 ‘Asian Theme’ Malls in Suburban Toronto: Land use Conflict 
in Richmond Hill.” The Canadian Geographer; Canadian Geographer 44 
(2): 182-190.

Reproduced with permission of the copyright owner.  Further reproduction prohibited without permission.

FIGuRE 2 .8 .2 MODEL OF THE PROPOSED 
REMINGTON CENTRE.

FIGuRE 2 .8 .3 RENDER OF THE CANCELLED 
PACIFIC MALL PHASE 2.

FIGuRE 2 .8 .4 SITE OF THE CANCELLED 
LANDMARK PROJECT.
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時代廣場
TIMES SQUARE

DEVELOPER
Times Group

ADDRESS
550 Highway 7 East 
Richmond Hill

YEAR 
1995 

GFA / 34,776.67 SQ.M
FSI / 0.68
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Times Square is Richmond Hill’s first condominium mall. 
With the prime location on Highway 7 East and Leslie Street, 
the large dome was an advanced design for the Chinese 
community during the height of the 1997 return of Hong 
Kong to China. 

Times Square follows Hong Kong’s version, with the clock 
tower above and curved escalators connecting three levels 
together in the main building. Office units occupy upper 
levels, while also being accessible from side buildings via 
an indoor walkway. 

Anchored by the Bank of Montreal (BMO) and a Chinese 
restaurant, Times Square also provides retail shops that 
are considered to be luxurious because of their direct 
importation of goods from Hong Kong.48

48 Times Square of Richmond Hill. “Times Square.” https://timessquarerichmondhill.ca/.

FIGuRE 2 .8 .6 VIEW OF PARKING FROM PEDESTRIAN BRIDGE

FIGuRE 2 .8 .7 KEY PLAN: TIMES SQUARE

FIGuRE 2 .8 .8 VIEW OF MAIN ENTRANCE 

FIGuRE 2 .8 .9 VIEW OF INTERIOR ATRIUM 
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太古廣場
PACIFIC MALL

DEVELOPER
Torgan Group x Fairchild Group

ARCHITECT
Wallman Clewes Bergman Architects

ADDRESS
4300 Steeles Avenue East 
Markham

YEAR 
1997

GFA / 49,483.24 SQ.M
FSI / 0.49
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For many Hong Kong immigrant entrepreneurs, 
retailing is the success story. Pacific Mall became 
the largest Chinese indoor mall in the Greater 
Toronto Area (GTA) until 2018. Although the 
building does not resemble its predecessor in 
Hong Kong, Pacific Mall introduced to Canada 
indoor shopping inspired by the street markets 
and social spaces of Hong Kong’s mega malls.

Since its opening in 1997, Pacific Mall has been 
the epitome of Chinese Canadian shopping. 
Designed in 1993 by Wallman Clewes Bergman 
Architects, the mall holds over 300 shop units. 
It operated in a commercial condominium 
environment which allows business owners 
to decide their own hours and enables them 
to sublease the shop unit. One can purchase 
multiple adjacent shop units to create a 

FIGuRE 2 .8 .11 VIEW OF NORTH MAIN ENTRANCE

FIGuRE 2 .8 .12 KEY PLAN: PACIFIC MALL
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FIGuRE 2 .8 .13 FLOOR PLAN: PACIFIC MALL
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larger store or open multiple locations in the 
building. The shop owners together contribute 
to commonly shared spaces such as the atrium, 
parking, and food court through a management 
fee. Initially, there was no anchor tenant, such as 
a grocery store or department store to attract 
long-term customers. This worried the city 
politicians of Markham as the small shop units 
did not guarantee a permanent pathway for 
the economy. 

The structural configuration of Pacific Mall 
resembles a warehouse, which redefines the 
suburban shopping experience into a street 
marketplace experience. In the center of the 
building, the atrium gives escalator access to 
the heritage food court in a similar grid street 
layout. The name “Pacific Mall” in English and 
Chinese excites the Chinese community as it 
embeds, geographically, Hong Kong’s Pacific 
Place into the Canadian suburbs. 

“It is a retail heaven, an immigrant dream 
come true as it creates an image of an inclusive 
Canada, a place where Chinese people can 
move and be given the opportunity and space 
to become a business owner!” It is a common 
tale Hong Kongers have heard from Chinese 
Canadians since the first immigration wave of 
the 1980s. 

For grandparents, Pacific Mall is a place for social 
gatherings, spending almost all daylight hours 
in the building chatting from one store owner 
to the next; it is where they can get groceries, 
haircuts, window-shop for furniture, buy dried 
seafood, or hang out. For parents, it is an 
opportunity to expose their children to cultural 
items that are otherwise hard to find anywhere 
else in Toronto. Pacific Mall provided everything 
from holiday items, to special foods, to cultural 
artifacts suitable for school show-and-tell. For 
children, going to Pacific Mall would not be 
appreciated until feeling homesick after moving 
out for college, only then finding a group of 
Asian friends who share the same feelings.  The 
building may not be architecturally significant 
to be designated a cultural heritage, but this 
retail typology strengthened the Chinese 
Canadian cultural identity.49

49 Leung, Ho Hon and Raymond Lau. 2009. “The Making of Pacific Mall.” 
In Imagining Globalization : Language, Identities, and Boundaries. 1st 
ed., 107-125. New York, NY: Palgrave Macmillan.

The development of Pacific Mall was not all 
positively received by non-Chinese groups. The 
site originally sat a Western-oriented shopping 
getaway called the Cullen Country Barns. Its 
farm aesthetic and barn silo were unofficially 
deemed to be a historical Ontario landmark 
that should not have been demolished for 
a warehouse-style mall catered only to the 
Chinese.50 The Alliance of Ratepayers in Milliken 
was doing everything it could to reject Pacific 
Mall, as it was replacing a white-oriented 
heritage landmark. 

During the development of Pacific Mall in 1995, 
Deputy Mayor Carole Bell raised concerns about 
condominium developments, especially Pacific 
Mall and the intense Chinese concentration 
moving into Markham. She argued that Pacific 
Mall and its subsequent malls should have 
anchored, long-term tenants, such as Sears 
or Loblaws. Without an anchor, the ratio of 
restaurants to commercial stores would be 
disproportionate to the land use and “diversity 
designations”.  City politicians supported the 
study to investigate how the planned square 
footage benefits the “greater community”:

If everything built right now is catering 
to the Chinese community, the greater 
community — the 85 percent — are not 
really being served. My point to council 
has been, what do 15 percent of the 
people need in square footage? What 
is the loose formula? Tell me what 15 
percent of the people need… I submit 
that they don’t need 2 million ft². 

— Deputy Mayor Carole Bell to Toronto Star. 
November 1995.51

With 276,000 ft², developer Torgan Group 
and Cantonese media giant Fairchild Group 
envisioned Pacific Mall as a mainstream mall 
that would motivate Markham’s economy as a 
town. If indoor shopping worked for the Dragon 
Centre in Agincourt Scarborough, it would in 
Markham as well.  The municipality’s opposition 
to large condominium developments, such 
as Pacific Mall, gave “long-term” residents 
a generalization that condominium meant 
“Chinese mall”.  Later developments in the 

50 Allen-Kim, Erica. Condos in the Mall, 2018.

51 Krivel, Peter. 1995a. “Chinese Malls Growing.” Toronto Star (1971-2009), NY8. 
http://search.proquest.com.proxy.lib.uwaterloo.ca/historical-newspapers/
page-ny8/docview/1356988728/se-2.
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FIGuRE 2 .8 .14 VIEW OF SHOPS

FIGuRE 2 .8 .15 VIEW OF SHOPS

FIGuRE 2 .8 .16 VIEW OF HERITAGE 
TOWN ON LEVEL 2

FIGuRE 2 .8 .17 A MOTHER READING STREET SIGNS
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2000s that proposed to follow Pacific Mall’s 
indoor condominium shopping, such as the 
Remington Center, the Landmark, and Splendid 
China 2, were unhesitatingly rejected due to 
their massive size. Bell proposed bylaws to 
prevent the rezoning of industrial areas to 
commercial, as well as obligatory English-
language signs. 

Mrs. Bell continues to make 
generalizations about all existing 
and future Chinese malls.  This is 
unacceptable. She fails to understand 
that each development application 
has its own uniqueness and merits and 
must, therefore, be assessed individually. 
Failing to do this, she is portraying the 
entire development in Markham to cater 
only to the needs of one community 
– the Chinese community. This is 
discriminatory; this is racist.

— Marlene Mogado, co-chair of the Coalition 
of Concerned Canadians to Toronto Star. 
November 1995.52

Coincidentally, 1997 was the year of Hong Kong’s 
Handover to China. The successful opening 
and reception of Pacific Mall amidst racial 
controversies seemed to overlap to benefit 
Canada’s image of a modern and inclusive 
country. Its ongoing legacy twenty-five years 
later built a cultural identity that is uniquely 
Chinese Canadian, and much of it was the heavy 
contribution of the Cantonese media giant, the 
Fairchild Group. Fairchild often hosts social 
events at Pacific Mall. Various contest events 
and Hong Kong guest appearances have a 
strong relationship with the entertainment 
industry in Hong Kong, and even Markham’s 
city council members were invited for the 
Lunar New Year and opening anniversaries. 
All these promotional events are held at the 
stage located at the center of the atrium and 
the upper-level food court.53 

52 Krivel, Peter. 1995b. “Bell’s Latest Remarks Attacked.” Toronto Star (1971-
2009), A7. http://search.proquest.com.proxy.lib.uwaterloo.ca/historical-
newspapers/page-a7/docview/1356828643/se-2

53 Pacific Mall Toronto. “Pacific Mall.” Pacific Mall., https://www.
pacificmalltoronto.ca.

The presence of Fairchild as a media authority 
figure in Pacific Mall first created visibility and 
recognition of Chinese civic contributions 
to the local community, therefore easing 
the acceptance of Asian presence in the last 
twenty years. Many other diverse groups start 
to accept Pacific Mall as a social space for family 
gatherings as interracial marriages increased. 
It is difficult for most Chinese immigrants to 
imagine suburban life in the GTA without Pacific 
Mall. 

As more Chinese malls spawn in the GTA, 
immigrant success became a common direction 
for municipal economic development. It took 
two decades for city politicians to realize that 
Pacific Mall and its retail condominium typology 
brought prosperity and economic development 
to Markham. The immigrant’s dream is that a 
better destination exists, and its government 
can provide land and resources that satisfy the 
immigrant’s needs. Since Toronto’s suburbs 
were able to accommodate such a large 
Chinese community in the 1980s—since the 
lands were a blank state of empty lots divided 
by a lattice of unnamed roads—the provision of 
such great opportunity quickly dismissed the 
fact that Canada, albeit a multi-racial country, 
it is far from perfect. 

Without Pacific Mall as a flagship for Chinese 
Canadians, the sudden appearance of Chinese 
immigrants in the suburbs would have made 
racism much more apparent in Toronto. 
Therefore, accepting Pacific Mall was a political 
idea to 1) create the image of multicultural 
Canada by enabling place-making through 
replication, 2) to feed diaspora tensions for 
economic growth, and 3) to make authoritative 
space for the Cantonese media at the most 
fearing and desperate time for Hong Kongers.  



161

多倫多華裔市中心

SH
EP

PA
RD

 A
VE

N
U

E 
EA

ST

SH
EP

PA
RD

 A
VE

N
U

E 
EA

ST

BRIMLEY ROAD

BRIMLEY ROAD

FIGuRE 2 .8 .18 AXONOMETRIC: ORIENTAL CENTRE



162

GREATER TORONTO CHINESE DOWNTOWN

8 / CONDOMINIUM MALL

ADDRESS
4430 Sheppard Ave East 
Scaborough

YEAR 
2000

GFA / 31,800.00 SQ.M
FSI / 2.40

東方廣場
ORIENTAL CENTRE

 • UNI PLAZA • UNI PLAZA

 • CENTREVIEW • CENTREVIEW PEARL PLAZA • PEARL PLAZA •

CAUSEWAY CAUSEWAY 
BAY SQUAREBAY SQUARE

MANDARIN MANDARIN 
SHOPPING SHOPPING 

CENTRE •CENTRE •

Located at Sheppard Avenue East and at Brimley, Oriental 
Centre is associated with HSBC, its anchor tenant, as the 
bank’s signage is larger than the mall’s. Its limited surface 
parking behind the building leads to an underground 
parking level. The mall’s entrance is also at the back of 
the building. Architecturally, Oriental Centre resembles 
Dragon City Mall, from downtown Chinatown, because of 
its cylindrical floor plate on the corner. While its opaque 
glass façade reads like a commercial building, decorated 
by an unfinished glass canopy around the curvilinear wall, 
the mall’s interior layout follows the condominium with an 
atrium and escalator connecting the three stories. 

Oriental Centre is the first condominium mall in Agincourt, 
welcoming seniors, and community members to connect. 

The ground floor features HSBC and the Best Shop as 
anchor tenants, followed by a series of small condominium 
shops in a grid layout. The second level has a food court 
with enough seating for individual or group hangouts. On 
the third level, offices are laid in a grid layout but use indoor 
street naming to facilitate orientation in the small-width 
hallways. There is a large community centre on the third 
floor offering newcomer services.

FIGuRE 2 .8 .20 VIEW OF ATRIUM AND 
CULTURAL STAGE  
FROM LEVEL 2

FIGuRE 2 .8 .19 KEY PLAN: ORIENTAL 

FIGuRE 2 .8 .21 VIEW OF FOOD COURT 
ON  LEVEL 2
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• seating• seating

• stage• stage

• loading• loading

• management office• management office

entrance • entrance • 

LEVEL 2

food court

retail

LEVEL 3

offices

ramp to P1 • ramp to P1 • 

FIGuRE 2 .8 .22 FLOOR PLAN: ORIENTAL CENTRE
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FIGuRE 2 .8 .23 2002 SOUTHEAST SIDE OF BRIMLEY ROAD AND SHEPPARD AVENUE EAST 

FIGuRE 2 .8 .24 EASTBOUND ON SHEPPARD AVENUE EAST LOOKING AT ORIENTAL CENTRE
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FIGuRE 2 .8 .25 AXONOMETRIC: SPLENDID CHINA MALL
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錦繡中華
SPLENDID CHINA MALL

DEVELOPER
Sheldon Esbin

ADDRESS
4675 Steeles Ave East 
Scaborough

YEAR 
2007
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entrance • entrance • 

stage • stage • 
• management• management

• 648-66 SILVER STAR• 648-66 SILVER STAR

• PACIFIC MALL• PACIFIC MALL

• MARKET VILLAGE • MARKET VILLAGE 
(DEMOLISHED)(DEMOLISHED)

Across Steeles Avenue East was an opportunity for incoming 
wealthy developers to build competition against Pacific 
Mall. The mall was re-adapted from a Canadian Tire store.54

Splendid China Mall is a two-story shopping complex 
operating in a condominium management but heavily relies 
on the large “seafood” restaurants as anchors. The atrium 
also features a pair of escalators behind the cultural stage. 
The exterior of the mall faces the parking lot, welcoming 
traffic from Steeles Avenue East with a large, ornamental, 
tourist-oriented version of Tiananmen Square, with the 
name framed across its length. Splendid China Mall was 
a direct competitor of Pacific Mall.

The original design proposal features oriental decoration on 
four sides of the building; however, this has been reduced 
to the main entrance only. 

In 2016, the owners submitted a Phase 2 proposal to build 
on the current parking lot parcel with three residential 
towers connected by retail space. The status of Phase 2 
has been delayed by the city council as the proposal has 
a direct impact on the Milliken GO station construction.

54 Wong, Tony. 2007. “Going to the Wall for the Mega-Mall.” Toronto Star (1971-2009), B1.

FIGuRE 2 .8 .26 VIEW OF MAIN ENTRANCE FIGuRE 2 .8 .27 KEY PLAN:  
SPLENDID CHINA MALL

FIGuRE 2 .8 .28 FLOOR PLAN:  
SPLENDID CHINA MALL

GROUND FLOOR

retail

restaurants

LEVEL 2

retail

GOLDEN LINK •GOLDEN LINK •

INTL GOURMET•INTL GOURMET•

SHED
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FIGuRE 2 .8 .29 CULTURAL EVENT HELD AT SPLENDID CHINA’S STAGE
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FIGuRE 2 .8 .30 LEVEL 2 SHOPS

FIGuRE 2 .8 .31 GROUND LEVEL SHOPS

FIGuRE 2 .8 .32 SEPARATE ENTRANCE FOR 
RESTAURANTS AND FOOD COURT

FIGuRE 2 .8 .33 STAGE VIEW AT THE ATRIUM



169

多倫多華裔市中心

MARKLAND STREET

MARKLAND STREET

FIGuRE 2 .8 .34 AXONOMETRIC: KING SQUARE
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王府井
KING SQUARE

ADDRESS
9390 Woodbine Avenue 
Markham

YEAR 
2018

GFA / 97,060.62 SQ.M
FSI / 0.98
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Proposed in 2010 during the “mall war” on Steeles Avenue 
East, King Square opened its doors in 2018 at the intersection 
of Woodbine Avenue and Markland Street, an unconventional 
site that is much more difficult to reach. The mall is only Phase 1 
of the project, whereas the rest of the mega project proposes to 
include a hotel and a residential block behind the mall complex.55 

With three stories and a promised rooftop garden, King Square 
today is approximately eighty percent empty despite its attractive 
affordability compared to other popular malls. Only a few large 
franchises and a clinic had occupied several units, while the rest 
of the units continued waiting on future business owners before 

55 King Square Shopping Centre. http://www.kingsquare.ca/.

FIGuRE 2 .8 .35 FRONTAGE AT INTERSECTION OF WOODBINE 
AVENUE AND MARKLAND STREET

FIGuRE 2 .8 .36 KEY PLAN: KING SQUARE
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renovating on finishes. The supermarket at the 
corner is visibly the main economic attractor 
while the food court and upper two levels 
remain vacant. 

King Square was the only mall project that 
was approved by Markham in 2010, around 
the same time similarly large projects, such as 
the Remington Centre, Pacific Mall 2, Splendid 
China Mall 2, and the Landmark along Steeles 
Avenue East, were all delayed or rejected. The 
evident explanation is the location of King 
Square was ideal for the municipality, while 
the undeveloped condominium mall proposals 
would predict a more congested Steeles Avenue 
East.

Alvin Wang, CEO of King Square Development 
Group envisions King Square to provide a 
luxurious lifestyle surrounded by retailers, 
restaurants, offices, and entertainment venues 
(King Square). Its size is heavily promoted as the 
largest [Chinese] shopping centre since King 
Square exceeds Pacific Mall (270,00 ft²) upon full 
build. The name 「王府井」meaning Emperor’s 
Palace, mirrors the popular shopping street of 
the same name in Beijing, China. 

With a total retail area of 340,000 ft², the 
building follows ornamental decisions on the 
exterior windows and aluminum panels while 
the interior projects warm lighting across 
the ceiling, taking inspiration from Bing 
Thom’s Aberdeen Centre in Richmond, British 
Columbia. The exterior on Woodbine Avenue 
follows the blank wall fortress with minimal 
opaque glazing that reads as a commercial 
office building more than a mall. 

The shops follow narrow curvilinear corridors, 
a newer approach to organizing shops. With 
almost eighty percent of the shops vacant, 
including the food court stalls, King Square 
remains under-utilized due to its further location 
in a less dense residential neighbourhood. 

In 2011, Mayor Frank Scarpitti of Markham 
allowed a ground-breaking opening ceremony 
filled with lion dances, roasted pig, and photos 
with town councillors before Site Plan Approval 
due to a successful negotiation with the 
developer and CEO Alvin Wang, to relocate 
several trees on site. Wang, a newcomer from 
China, proceeded with the ceremony through 

Mandarin interpretation. Its website was entirely 
in Simplified Chinese until early 2018 when 
construction was near completion. 

King Square opened its doors for tenants in mid-
2018, while its food court continued installation 
work until 2019. As the COVID-19 pandemic 
devastated retail around the world, the current 
state of King Square remains mostly vacant as 
it struggles to lease out units to non-Chinese 
residents. Second and third-floor office units 
spent this time proceeding with renovation 
work. A revised proposal was submitted a 
second time to the City of Markham as future 
phases consist of56:

• Phase 2: three 6 to 12-story residential 
buildings with a total of 347 units.

• Phase 3: one mixed-use building with a 
7-story hotel and 30-story residential tower, with 
a total of 150 hotel suites and 230 residential 
units. Phase 3 includes a privately-owned public 
space (POPS).

• Phase 4: 25-story and 29-story towers 
connected by a 6-story podium, with a total of 
570 units. Commercial retail will be provided 
at grade level. 190 units will be designated for 
senior housing. 

56 Blake, Ron. 2011. Recommendation Report - Application by King Square 
Limited for Site Plan Approval to Permit Phase 1 Retail and Commercial 
Development at 9390 Woodbine Avenue.

FIGuRE 2 .8 .38 EAST FACADE ON WOODBINE AVE.

FIGuRE 2 .8 .39 VIEW OF GROUND FLOOR SHOPS
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DELICIOUS FOOD STREET

FIGuRE 2 .9 .1  
TIMELINE: DELICIOUS FOOD STREET 

Around the turn of the century, Delicious 
Food Street was born; their lots are permitted 
for restaurant or food services only. Typically, 
in a linear configuration, these buildings are 
known for the variety of eateries that are 
arranged in a line, reminiscent of the choice 
of food in one’s line of view on Hong Kong’s 
street markets. 

Delicious Food Street has no specific anchor 
tenant because all the units are equal in 
area. To separate its appearance from the 
strip mall, larger decorative towers and 
signage are placed for easier exposure to 
cars. 

9
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富食街
RICHLANE MALL

ADDRESS
9425 Leslie Street 
Richmond Hill

YEAR 
2000

GFA / 5,635.64 SQ.M
FSI / 0.26
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FIGuRE 2 .9 .3 KEY PLAN:  
RICHLANE MALL

FIGuRE 2 .9 .4 INTERIOR: RICHLANE MALL

Richlane Mall is known for its variety of Asian restaurants 
that face the corridor with open doors and no walls, allowing 
food aroma to travel across the building. The mall features 
a few offices at the western end, while the east end is 
anchored by a Chinese restaurant. 

「富食街」has a literal translation for “Rich Food Street”, 
which distinguishes itself to provide higher-end and larger 
restaurants in an enclosed mall, a luxurious experience 
that is expected to be different because of the building 
maintenance required for an indoor building. 

Restaurants in the middle of the building began to run 
out of business because of an ongoing rumour that the 
mall is haunted. Supposedly, the ghost lives in the mall’s 
washrooms. Due to infrequent care, the washrooms are 
often dark, and injuries are prone to happen. 

Skylights light up the linear corridor, however, the corridor 
is too short for a post-meal walk.  The small name reads 
“l’Avenue des Bistros”.
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SILVER STAR BOULEVARD

FIGuRE 2 .9 .5 AXONOMETRIC: INTERNATIONAL GOURMET STREET 
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國際美食街
INTERNATIONAL GOURMET 

STREET
ADDRESS
633 Silver Star Blvd 
Scarborough

YEAR 
2002

GFA / 7,771.00 SQ.M
FSI / 0.25
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FIGuRE 2 .9 .6 EXTERIOR VIEW FROM SILVER STAR BOULEVARD

Featuring a decorative spider web, this building is known for 
its large selection of restaurants with an indoor food court 
at the corner. With higher activity at night, the “spiderweb” 
lights up in different colours. The mall is successful in 
providing a range of Asian cuisine that is lower in pricing 
because of its location south of Steeles Avenue.  After 2010, 
the mall slowly transformed with the addition of medical 
practices, dental offices, and a bookstore. 

FIGuRE 2 .9 .7 KEY PLAN:  
INTL GOURMET STREET

SHED
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FIGuRE 2 .9 .8 AXONOMETRIC: FUSION PARC
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GREATER TORONTO CHINESE DOWNTOWN

9 / DELICIOUS fOOD STREET

名食坊
FUSION PARC

DEVELOPER
Peak Garden

ADDRESS
9021 Leslie Street 
Richmond Hill

YEAR 
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GFA / 2,980 .14 SQ.M
FSI / 0 .19

V
A
L
L
E
Y
M
E
D
E
D
R
I V
E

VAL L
E Y
M E

D
E
D
R
I V
E

B R I GGS AVE N U E

AZALE A GATEWAY

C
L
A
R
E
N
D
O
N
 D
R
I V
E

L
E
I T
C
H
C
R
O
F
T
 C
R
E
S
C
E
N
T

YO
R K

B
O
U
LE
V
A
R
D

SP
A
D
I N
A
R
O
A
D

SP
A
D
I N
A
R
O
A
D

W
E
S
T
 B
E
A
V
E
R
 C
R
E
E
K
 R
O
A
D

E A
ST
B E
AV
ER

CR
E E
K
RO
A
D

E AST B E AVE R CR E EK ROAD

S
O
U
T
H
P
A
R
K
R

OAD

SO

U T
H
PA
RK

RO
AD

L
E
S
L
I E
 S
T
R
E
E
T

S
A
D
D
L
E
C
R
E
E
K
D
R
IV
E

E AST WI LM OT STR
E E T

COMM
E RC
E
V
A
L
L
E
Y
D
R
I V
E
W
E
S
T

T
I M
E
S
A
V
E N
U
E

COM M E R CE
VALL

E Y D R
I VE E AST

B
A
Y
V
I E
W
 A
V
E
N
U
E

B
A
Y
V
I E
W
 A
V
E
N
U
E

B
A
Y
V
I E
W
 A
V
E
N
U
E

B
A
Y
V
I E
W
 A
V
E
N
U
E

E AST P EARCE STR
E E T

C
H
A
L
M
E
R
S
R
O
A
D

SP R I N GB ROOK DR I VE

H I GH
TE CH ROAD

LANGSTA
F F
R
O
AD

E AST

O RCH I D ROAD

BAN TRY AVE N U E

DAVI D DU N LAP BOU LEVARD B
O
W
H
I L
L
D
R
I V
E

F
E
R
N
 A
V
E
N
U
E

C
R
E
S
W
I C
K
R
O
A
D

F E E N E Y LAN E

M
O
N
TC
LA
I R
R
O
A
D

GAN D H I  LAN E

GALLE R I A PARKWAY

ACTI VE ROAD

P
O
N
D
D
R I V
E

SU N CR E ST BOU LEVARD

H I GHWAY 7

H I GHWAY 7

H I GHWAY 7

S
T
R
A
T
H
E
A
R
N
A
V
E
N
U
E

S
T
R
A
T
H
E
A
R
N
A
V
E
N
U
E

WE LD R I CK ROAD
EAST

PAL I SE R CR E SCE N T SO
U TH

LE E K
CR E SCE N

T

H
E
A
T
H
 S
T
R
E
E
T

F E R N  AVE N U E

1 6TH  AVE N U E

1 6TH  AVE N U E

1 6TH  AVE N U E

VOGE L L ROAD

SYCAM OR E D R I VE

BOAKE TRAI L

B
O
A
K
E
T
R
A
IL

D EW
BO
U R N E

AVE N
U
E

E LM
SLE
Y D R

I VE

SOU TH GATE CR E S
CE N T

C
A
Y
M
U
S
 S
T
R
E
E
T

M I L KY WAY DR I VE

R
U
B
I N
S
T
R
E
E
T

L
E
S
L
I E
 S
T
R
E
E
T

L
E
S
L
I E
 S
T
R
E
E
T

L
E
S
L
I E
 S
T
R
E
E
T

B LACKMORE AVE N U E

QU E E N S COLLE G E D R I VE

ROM F I E LD C I R CU I T

KEVI CR E SCE N T

H I L L SVI EW DR I VE

FAN SH AWE DR I VE

S
U
S
S
E
X
 A
V
E
N
U
E

WE ST P EARCE STR E E T

C
A
L
L
I S
T
O
 L
A
N
E

S
O
LA
R
S
TR
E
E
T

H AZE L M E R E
D R I VE

A
TH
A
A
V
E
N
U
E

B
R
O
D
IE
 D
R
IV
E

G
L
E
N
A
R
D
E
N
C
RE
SC

E N
T

SOM E R SE T CR E SCE N T

G
R
E
E
N
S
H
I R
E
S
T
R
E
E
T

L AGAN I  AVE N U E

TE SE O COU RT

LE I CE STE R ROAD

CASTLE R I D G E D R I VE

R
E
D
 O
A
K
 D
R
I V
E

M E ADOWCL I F F E AVE N
U E

H YD E P AR
K D R I VE

E
LD
E
R
W
O
O
D
D
R
I V
E

D
O
N
C
R
E
S
T
 R
O
A
D

H I L L H OLM BO
U LE

VAR
D

M
U
R
A
L
 S
T
R
E
E
T

SH AL LM
AR
GARD EN

S

V
O
G
E
LL
R
O
A
D

H OR N E R CO
U RT

H OR I ZON  COU RT

VALLE YFORD AVE N U E

K I L LAR N E
Y STR

E E
T

AR DWOLD GA
TE

E M M AN U E L
D R I VE

G LE
N A

Y
R
R
O
A
D

K I N GM OU N T CR E SCE N
T

G
R
A
N
T
O
N
 D
R
I V
E

D
U
N
LO
E
R
O
A
D

H E AD FORD AVE N U E

E
D
IN
B
U
R
G
H
D
R
I V
E

H I G HWAY 407

H I GHWAY 407

H I GH WAY 407

F
A
R
 N
I E
N
T
E
 S
T
R
E
E
T

OR LAN DO AVE N
U E

STAP LE S AVE N U E

GRAYDON CR
E
S
C
E
N
T

M I N TH OR N  BOU
LEVARD

O
P
U
S
C
O
U
R
T

O LD 1 6TH AVE N U
E

WE RTH E I M  COU R
T

ROYALM
A
N
O
R

CR E SCE N T

K
I N
N
E
A
R
C
O
U
R
T

P OL LARD S
TR
E E
T

WE ST WI LM OT STR
E E T

STRATF
O
R
D
D
R
I V
E

G
R
A
N
TO
N
CO

U R T

H AN N A AVE N U E

M AYFAI R COU
R T

WE STM I N STE R DR I VE

R E
I D S

TR E E T

L
A
S
E
R
 C
O
U
R
T

G R E E N H I L L AVEN U E

LYN N GROVE C
R
E
S
C
E
N
T

H
IL
L
S
B
O
R
O
U
G
H
C
O
U
R
T

C
H
A
D
W
I C
K
C
R
E
S
C
E
N
T

AVE RY COU RT

H
I G
H
V
I E
W
C
R
E
SC
E
N
T

B
E
R
R
I N
G
E
R
 S
T
R
E
E
T

E
D
M
U
N
D
C
R
E
SC
E
N
T

N OR M A
N B
E THU N E AVE N U E

KEW GARD E N S

N
A
P
P
A
 S
T
R
E
E
T

R
O
C
K
W
E
L
L
 R
O
A
D

M
E
TE
O
R
I T
E
S
TR
E
E
T

EASTGATE
CR E SCEN

T

P
LA
N
E
T
S
TR
E
E
T

VE STA DR I VE

R
E
D
G
I A
N
T
S
TR
E
E
T

CYG
N U S

D R I VE

G LE N H U R ST ROA
D

A
S
H
D
O
W
N

C R E SC E

N
T

H
E
A
R
T
H
S
T
O
N
EC

R E SCENT

W
A
LT
H
A
M
 C
R
E
S
C
E
N
T

P
I C
C
A
D
I L
LY
 R
O
A
D

E ASTDALE CR
E
S
C
E
N
T

L
A
D
Y
L
Y
N
N C

R E SCEN T

COM P TON CR
E
S
C
E
N
T

L I SA CR E SCE N T

PATH LAN E ROAD

A
L
E
X
A
N
D
R
A
 W
O
O
D

D U N CAN ROAD

T
R
IN
IT
Y

CR E SCE N T

S
H
E
I L
A

C R E SCE N T

G
A
R
D
IN
E
R

C R E SCE N T

E
V
E
R
G
R
E
EN

CR E SCENT

A
R
D
M
O
R
E
 C
R
E
S
C
E
N
T

A
V
A
C
R
E
S
C
E
N
T

H I G HWAY 404

H I GHWAY 404

S I M S CR E SCE N T

N
O
R
T
H
G
A
T
E
 C
R
E
S
C
E
N
T

F U LTON WAY

B ROOKSH I L L CR E SCE N T

SA
M
A
N
TH
A
C
I R
C
L
E

F R YB ROOK
C R E SCE N T

K I N GS CROSS

AVE
N
U
E

WI N
GATE CR E SCE N T

LYTT
ON BOU LE VARD

OLD PARK LAN E

STATE LY

WAY

M
IR
I A
M

CR E SCE N T

H E N R I CKS

CR E SCE N T

GR E E N  ASH

CR E SCE N T

B LACK WALN U T

CR E SCE N T

• SHOPPES OF THE PARKWAY• SHOPPES OF THE PARKWAY

• HOLIDAY INN• HOLIDAY INN

• PREMIERE BALLROOM & • PREMIERE BALLROOM & 
CONVENTION CENTRECONVENTION CENTRE

• TIMES SQUARE• TIMES SQUARE

FIGuRE 2 .9 .9 PROMOTIONAL RENDER ON EAST PEARCE STREET 2007

Located north of Highway 7 East, Fusion Parc is an outdoor 
linear plaza featuring restaurants only. The project was 
conceptualized to house Asian restaurants, facing the 
Holiday Inn across the street, and sharing parking with 
an existing Chinese banquet hall south of the lot.

FIGuRE 2 .9 .10 KEY PLAN: FUSION PARC

SHED
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FIGuRE 2 .9 .11 AXONOMETRIC: SKY CITY SHOPPING CENTRE 
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• FINCH MIDLAND CENTRE• FINCH MIDLAND CENTRE

• SILVERLAND CENTRE• SILVERLAND CENTRE

• FIRST  • FIRST  
COMMERCIAL COMMERCIAL 
PLACEPLACE

1:2000

FIGuRE 2 .9 .12 EXTERIOR VIEWS: SKY CITY SHOPPING CENTRE

Sky City has the largest collection of restaurant space, welcomed 
by a series of banners reading its Chinese name at the lot entrance. 
Initially, the banners were not well received by neighbouring 
residents across Midland Avenue due to the quantity of signage 
displayed across the six buildings. Nevertheless, the signage 
was approved by the city council with the intention to attract 
pedestrian function as a main street commercial strip. 「金鍾」
refers to Admiralty, a commercial district in Hong Kong.

FIGuRE 2 .9 .13 KEY PLAN: SKY CITY

• MILLIKEN SQUARE• MILLIKEN SQUARE
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After the success and challenges of 
Pacific Mall, the lessons learned reveal 
that simply inserting Asia’s mega malls 
into Toronto’s suburbs will be difficult. 
Therefore, subsequent larger proposals aim 
to focus on becoming the mall that provides 
everything: a one-stop solution suitable for 
all cultural communities.

The first example is led by First Markham 
Place, the largest Chinese mall by surface 
area that hybridizes the condominium mall 
for indoor shopping, department stores and 
restaurants on the exterior, and a cinema 
complex (now a spa space). First Markham 
Place is promoted as a multicultural 
shopping experience namely its flexibility, 
because of its ability to accommodate 
other Pan-Asian cultural businesses and 
its proximity to the power centre across 
the street. 

Soon after 2010, larger existing malls were 
altered to suggest providing the same 
flexible accommodation by hybridizing 
different retail configurations into one site.

FIGuRE 2 .10 .1 TIMELINE: BEST OF ALL WORLDS
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DEVELOPER
Neamsby Investments Inc.

ADDRESS
1661 Denison Street 
Markham

YEAR 
1988

GFA / 39,906.80 SQ.M
FSI / 0.34
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Denison Centre, officially known as Kennedy and Denison Centre, 
is located approximately 850 meters north of Pacific Mall. The 
mall features indoor shopping with a supermarket and dim-sum 
restaurant as anchor tenants, along with sky-lit interiors that 
resemble a neighbourhood shopping mall. In 2012, the developer 
applied to the City of Markham for the mall to open during the 
holidays, with the reasoning that it is a multicultural tourist 
attraction that benefits the economy in the region, following 
Pacific Mall and Market Village’s model of operation.

FIGuRE 2 .10 .3 VIEW OF 
SUPERMARKET 

DENISON CENTRE

FIGuRE 2 .10 .4 VIEW OF 
RENOVATED 

FIGuRE 2 .10 .5 KEY PLAN:  
DENISON CENTRE
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集友商場
CHARTWELL 

SHOPPING CENTRE
DEVELOPER
Monarch Construction Group

ADDRESS
2301-2361 Brimley Road 
Scarborough

YEAR 
1986-88

GFA / 14,700 SQ.M
FSI / 0.62

In 1986, Monarch Construction proposed a 440-seat Chinese 
theatre and a 130-seat Chinese restaurant in addition to 
the opened food court featuring Chinese eateries. However 
during racial tensions and concerns surrounding parking 
demands, the project reduced scale to what is today’s main 
building. 

During the 1990s, Chartwell featured Chinese businesses 
only with a Chinese restaurant as the anchor tenant, 
and a food court. The Federation of Chinese Canadians 
recommended the owners to consult public members to 
avoid further conflict and negative association between 
congestion and the Chinese race. The rush to expand 
and differing opinions led to the abandonment of the 
Chinese movie theatre, thus becoming today’s enclosed 
mall structure with 22 stores and a food court, anchored 
by a Chinese restaurant and the Bank of Montreal. None 
of the original food court stands remain, yet Chartwell is 
still known for its variety of eateries. 

In 2014, Chartwell Shopping Centre was acquired by First 
Capital Real Estates. Prior to the acquisition, Chartwell 
Shopping Centre was not bilingual, and the mall pylon 
signage featured one Chinese typeface for all businesses. In 
January 2007, a rezoning application was made to the City 
of Toronto to amend the zoning for 175 Commander Blvd 

FIGuRE 2 .10 .7 KEY PLAN:  
CHARTWELL PLAZA

FIGuRE 2 .10 .8 VIEW OF MAIN ENTRANCE

FIGuRE 2 .10 .9 INTERIOR VIEW OF SHOPS
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from Industrial to Neighbourhood Commercial. 
The application proposed a supermarket and 
Dollarama, adjoining an existing building to 
support Chartwell Shopping Centre.  Meanwhile, 
four low-rise commercial buildings were 
proposed on 2329-2361 Brimley Road, replacing 
a 1970s strip plaza anchored by Price Chopper 
supermarket and Shoppers Drug Mart.57

Chartwell Shopping Centre remains a key 
landmark for Agincourt immigrants as it was 
the largest indoor Chinese mall with a food 
court until Pacific Mall broke the ground with 
the unique condominium mall in 1997. 

The abandonment of the Chinese movie theatre 
eased immigrant acceptance in Agincourt.  The 
long-term outcome would later encourage 
subsequent Chinese malls in the Milliken 
Industrial District to convert lot use from 
Industrial to Commercial Residential. 

Chartwell Shopping Centre is the only 
example where an existing Chinese mall was 
later combined with North American anchor 
tenants and supermarkets in an exterior 
shopping experience. Chartwell also initiated 
the possibility for sites with an existing Chinese 
mall to combine neighbouring lots that are 
zoned industrial, demonstrating to the City of 
Toronto and the Ontario Municipal Board that 
the combined styles in ethnic economies can 
compete stronger in the suburban market.

57 Scarborough Community Planning. 2015. 2301 Brimley Road, 2329-2361 
Brimley Road, 0 and 175 Commander Boulevard - Zoning Amendment 
Application - Final Report: City of Toronto.

FIGuRE 2 .10 .11 FOOD COURT

FIGuRE 2 .10 .12 VIEW OF SURROUNDING SHOPS

FIGuRE 2 .10 .13 1985 NEWSPAPER ADVERTISEMENT FOR 
RESIDENTIAL HOMES NEAR CHARTWELL 
PLAZA BY MONARCH CONSTRUCTION. 

YOUNG PROFESSIONALS NEIGHBOURHOOD

NEW GENERATION OF BEAUTIFUL HOMES

UPPER CHARTWELL’S NEW HOMES AND GREAT DEAL!
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萬錦廣場
FIRST MARKHAM PLACE

ARCHITECT
Petroff Partnership Architects

ADDRESS
3255 Highway 7 East 
Markham

YEAR 
1998

GFA / 77,615.32 SQ.M
FSI / 0.39
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The largest in surface area, First Markham Place is marketed 
as a multicultural shopping experience “with an Asian 
inspiration”. Designed in 1998 by Petroff Partnership 
Architects, the mall combines five adjoining parcels, 
wrapping around its perimeter, and providing an enormous 
amount of parking space.  The condo indoor mall has its 
entrances marked by decorative towers, lit by skylights that 
lead to the food court and cultural stage. Customers would 
have to exit the indoor mall to go to restaurants as they 
create the outdoor strip configuration. 

The mall had Cineplex and Home Sense as anchor tenants 
on the north end of the mall, but eventually, both moved 
out in 2015 and 2018, respectively due to low popularity. 
The difference in floor height between the movie theatre 
and the attached indoor mall resulted in the three stories 

FIGuRE 2 .10 .15 VIEW OF MAIN BUILDING

FIGuRE 2 .10 .16 KEY PLAN:  
FIRST MARKHAM PLACE

FIGuRE 2 .10 .17 VIEW OF SIDE ENTRANCE
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seating • seating • 

FIGuRE 2 .10 .18 FLOOR PLAN: FIRST MARKHAM PLACE

GROUND FLOOR

retail

restaurants

offices



194

GREATER TORONTO CHINESE DOWNTOWN

10 / BEST Of ALL WORLDS

being empty until a spa complex moved in. 
The Chinese supermarket now occupies the 
unit where Home Sense was, followed by the 
Japanese department chain Oomomo. 

First Markham Place is an example of such a 
hybrid combination, especially since across 
Fairburn Drive is power retail SmartCentres 
Markham Woodside. The mall is marketed as 
a multicultural shopping experience “with an 
Asian inspiration”.58 

58 First Markham Place., https://ww4.firstmarkhamplace.com/en/.

FIGuRE 2 .10 .19 FOOD COURT AND CULTURAL STAGE

FIGuRE 2 .10 .20 INTERIOR VIEW OF SKYLIGHT

FIGuRE 2 .10 .21 INTERIOR VIEW OF SHOPS

FIGuRE 2 .10 .22 VIEW LOOKING AT FORMER CINEMA 
AND DEPARTMENT STORE
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WARDEN CENTRE

ADDRESS
2190 McNicoll Avenue 
3700 Midland Avenue 
Scarborough

YEAR 
2007-2014

GFA / 37,592.41 SQ.M
FSI / 0.26
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Warden Centre and New Horizon Centre are located at Warden 
and Steeles Avenue East. This outdoor mall is known for the T&T 
Supermarket and Shoppers Drug Mart as anchor tenants, along 
with a huge variety of eateries that attract grocery shoppers to 
dine before or after running errands. 

FIGuRE 2 .10 .24 VIEW FROM PARKING

FIGuRE 2 .10 .25 VIEW FROM WARDEN AVENUE

FIGuRE 2 .10 .26 KEY PLAN:  
WARDEN CENTRE

• NEW CENTURY • NEW CENTURY 
SQUARESQUARE

• METRO SQUARE• METRO SQUARE

SHED
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FIGuRE 2 .10 .27 AXONOMETRIC: MAXUM I & II 
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EVERGOLD •EVERGOLD •

CHINA CITY •CHINA CITY •

P1P1

PHASE 1PHASE 1

P2P2

P3P3 P4P4

Designed by Gross Kaplan Coviensky Architects, and divided 
into four phases, the shopping mall at Maxum consists of four 
buildings designed for condominium sales of each unit. While the 
first two buildings are retail, with a variation of exclusive Chinese 
eateries on the corner units, the third building features retail on 
the ground with two stories for medical professionals. The fourth 
building was recently built in 2018 and consists of higher-end 
Chinese cuisines. The same property combines RONA as the big 
box store and Starbucks as a chain store.59

59 GKC Architects. n.d., http://gkc.ca/portfoliogkc/.

FIGuRE 2 .10 .28 VIEW FROM SILVER STAR BOULEVARD

SHED

FIGuRE 2 .10 .29 KEY PLAN: MAXUM I & II
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FIGuRE 2 .10 .30 FLOOR PLAN: MAXUM I & II
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FIGuRE 2 .10 .31 SOUTHWEST VIEW OF SHOPS FROM PARKING LOT

FIGuRE 2 .10 .32 SOUTHEAST VIEW OF SHOPS FROM PARKING LOT

FIGuRE 2 .10 .33 EAST VIEW OF SHOPS FROM PARKING LOT
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朗豪坊
LANGHAM SQUARE
DEVELOPER
Mady Development 
Corporation

ARCHITECT
Turner Fleischer  
Architects Inc .

ADDRESS
8339 Kennedy Road 
Markham

YEAR 
2013

GFA / 46,000 SQ.M
FSI / 0.90
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Langham Square is the only example where an 18-story residential 
tower is directly connected to the podium condominium mall, 
built in 2013, prior to the current Markham bylaw amendment. It 
is unclear whether the municipality of Markham had amended 
to avoid more proposals like Langham Square. The term mixed-
use has not been introduced in Markham’s zoning bylaw until its 
current version from 2014.60 The current bylaw defines mixed-use 
high-rises as only a maximum of 15 stories.61

Located a few minutes north of Pacific Mall, the blank walls 
of the podium facing Kennedy Road make it unclear that a 
three-story mall is behind, a distinct feature of Hong Kong’s 
fortressing on the street. It encourages verticality, as Stefan 
Al suggests the percentage of blank walls or windows that 
define the ground floor of the mall, a growing trend in vertical 
urbanism in China. The parking lot is cramped within bridges, 
making it difficult to navigate when considering the congested 

60 The Corporation of the Town of Markham. 2005. Town of Markham Official Plan 1987 (Amended 2005).

61 The Corporation of the City of Markham. 2013. “The City of Markham Official Plan 2014.” (Chapter 8 
Land Use) (December 10,). https://www.markham.ca/wps/portal/home/business/planning/official-plan/
file/2014-official-plan/2014-op-chapter-8.

FIGuRE 2 .10 .35 KEY PLAN: LANGHAM SQUARE
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FIGuRE 2 .10 .36 FLOOR PLAN: LANGHAM SQUARE
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Page H15
Toronto Star (1971-2009); Nov 21, 2009; ProQuest Historical Newspapers: Toronto Starpg. H15

car queues from the supermarket. The initial 
proposal from Mady Development, called South 
Unionville Square, promised a design that 
would facilitate its residents shopping without 
going outside. Having an anchor tenant, such 
as T&T supermarket, attracted the Chinese 
community.62 The interior uses the same linear 
array of tiny shops, almost under-utilized to its 
potential. Restaurants have little reputation due 
to the overwhelming number of shoppers at 
the supermarket. It could not replicate what 
Pacific Mall offers, its connection to a residential 
tower giving it a much more private, small-
scale ambiance that brings caution when large 
cultural public events are held on the stage 
despite its indoor purpose.

62 Langham Square Markham. n.d., https://www.langhamsquare.ca/.

FIGuRE 2 .10 .38 CULTURAL STAGE ON LEVEL 2

FIGuRE 2 .10 .37 VIEW OF RESIDENTIAL CONDOMINIUM 
AND UNDERGROUND PARKING ENTRANCE

FIGuRE 2 .10 .39 VIEW OF PARKING LOT

FIGuRE 2 .10 .40 TORONTO STAR EXTRACT
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華景天地
CHINA CITY

DEVELOPER
Cheng Yi Wei & Chang Xiang Weng

ARCHITECT
Z Square Group

ADDRESS
2150 McNicoll Avenue 
Scarborough

YEAR 
2020

GFA / 9,611.30 SQ.M
FSI / 0.28

FIGuRE 2 .10 .42 KEY PLAN: CHINA CITY

FIGuRE 2 .10 .44 LOOKING AT BUILDING B

FIGuRE 2 .10 .45 BUILDING A MAIN 

China City is the latest addition to GTCD. All units remain 
vacant despite their grand opening in June 2020. It is unclear 
whether Building A will be reserved for a supermarket 
or a large department store. Building B features retail 
units averaging 700 m² each, accessible from the surface 
parking.63 

In January 26, 2021, the developer applied to the City of 
Toronto to transform China City into a condominium mall 
with small units in both buildings.64

63 China City. n.d., https://www.chinacityinc.com/

64 City of Toronto. 2019. 2150 McNicoll Avenue Site Plan Approval in Development Applications. 
File number 16 242851 ESC 39 SA.

FIGuRE 2 .10 .43 MAIN CAR ENTRANCE LOOKING AT BUILDING A
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CONCLUSION

This thesis has explored how the GTCD has 
formed since the early 1980s and why it is a 
unique urban center for Chinese Canadians. The 
hybridization of North American and Hong Kong 
retailing histories challenges the monotonous 
suburban context through constant evolution 
and innovation in architecture to form a cultural 
network and sense of home. 

Investigating political push factors and 
historical events that stimulated immigration, 
the first chapter uses mapping and layering 
archival research to learn why the suburbs are 
more attractive than downtown Chinatown. 
Land investments are symbolic of power and 
economy, while the suburbs provide a better 
quality of life. Together, these seven urban 
figures inform a larger understanding of the 
chronological and spatial formation of the 
GTCD. Visually presenting the seven urban 
figures is inspired by Doug Suisman’s Los 
Angeles Boulevard: Eight X-Rays of the Body 
Public.65

While the first chapter uses the scale of the 
city, the second chapter uses the building 
axonometric to describe the evolving 
architectural typologies that help contribute 
to the cultural production of Chinese Canadian 
identity. Inspired by Atelier Bow Wow’s Made 
in Tokyo and Steven Holl’s Alphabetical City, 
ten architectural typologies are discovered by 
shared commonalities in architecture, built 
form, and functional program that has never 
been studied.66 The catalogue is also by no 
means inclusive of all Chinese commercial 
spaces in the GTCD; some buildings were 
demolished, some changed ownerships, some 
moved out of Canada, and some are simply 
located in business parks. This thesis recognizes 
these other economic spaces in the GTCD 
that have not been mapped and described. 
The chosen fifty-seven buildings in this thesis 

65 Suisman, Douglas R. 2014. Los Angeles Boulevard.

66 Holl, Steven. 1980. The Alphabetical City. 
 Kaijima, et al. 2001. Meido in Tōkyō.

are recognizable for their stories, experiential 
shopping narratives, and their contribution 
in the development of the GTCD. Specifically 
this thesis elected to document the GTCD 
with these malls first because the buildings 
are where the Chinese Canadian community 
make use of space as most of the cultural and 
economic activities happen inside the buildings 
in situ. The program and occupational use of 
ordinary architecture inform heavily on the ten 
architectural typologies.

To reflect on newfound architectural typologies, 
George Baird’s theory on Toronto’s urban 
transformation is now questioned.67 While it 
is true that the lot acts as the catalyst for the 
building form, several Chinese malls combine 
multiple lots to maximize gross floor area, which 
is a priority for developers. Examples are Jubilee 
Square, First Markham Place, and New Kennedy 
Square. Larger malls also went through 
Zoning By-law Amendments, challenging 
and reshaping the laws which Baird argues 
specify the architectural forms that emerge 
from specific lots. These hybrid buildings keep 
adapting to the Chinese customer base and 
the contemporary suburban fabric. This is 
presented in this thesis through the shift from 
the typical building forms like Moving In, Strip + 
Office Deals, and Business Centres to innovative 
forms like Eat then Shop, Condominium Malls, 
Handover, Delicious Food Street, and Best of 
All Worlds. This shift symbolizes the fertility of 
the vacant lot being versatile and susceptible 
to cultural needs. Architectural uniqueness 
can be bred without the need to blend into 
the North American landscape. For example, 
developers purposefully made Chinese malls 
appear unique in building size, design, and 
ornamentation (the Duck) rather than investing 
in conventional buildings (the Decorative Shed).

67 Myers, Barton and George Baird. 1978. “Vacant Lottery.”
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Regarding Baird’s concept of architectural 
typologies repeating over time, how long in 
time can the repetition of hybrid typologies 
last? In the 1990s, developers took advantage 
of the exponential Chinese customer base to 
build Chinese malls and develop economic 
relationships with Asia. However, the latest 
malls like Langham Square, King Square, and 
China City do not embody as much cultural 
interest and significance to Chinese Canadians, 
due to the decrease in Chinese immigration 
to Canada, and the rise of online retailing. 
The repetition of an innovative typology like 
the condominium mall may lose its symbolic 
significance without political fear as a push 
factor. These recent malls are examples of a 
lack of care for the diverse community they 
serve since they intend to repeat the success of 
Pacific Mall as a tourist attraction. The repetition 
of innovative hybrids may therefore become 
ordinary architecture in the GTCD. Ultimately 
architects should see the potential to readapt 
these repeated empty “Ducks” as “Decorated 
Sheds” for any population group. Unless there 
is no use for malls in the area, then substitution 
may be applied.

Baird’s view on the substitution of architectural 
typologies in time is also difficult in the GTCD; 
this is seen first in the Agincourt area. Reaction 
to change is inevitable, but acceptance may take 
as long as thirty years. The demolished Market 
Village next to Pacific Mall was talked about 
for almost two decades. To completely replace 
a mall and re-adapt it for Chinese shopping, 
with an indoor podium mall much like Hong 
Kong’s mega malls, would result in hesitancy 
from residents and city councillors.68 Splendid 
China also proposed a second phase with 
high-rise residential buildings and a podium 
mall at the current parking lot. The proposal 
suggests the same Chinese aesthetic; however, 
it has been delayed for years. King Square, with 
an amended proposal to build a community 
centre, residential, and hotel facilities, also faces 
an unknown fate. 

The relationship between the urban morphology 
and architectural typology in the GTCD is 
therefore formulated based on Toronto’s: 
cultural needs, economic, and political events 
that motivate the versatility of the lot, which 

68 Wong, Tony. 2009. “Developer Insists Financing won’t be a Problem.” 
Toronto Star (1971-2009), A23. 

leads to architectural hybridization. New 
resulting typologies create a sense of place, 
which stimulates cultural production.

Although starting the catalogue was one of the 
beginning steps of the thesis, the work evolved 
to investigate the urban implications of the 
term “downtown”, which refers to the center, 
core, and heart of a city. While Chinatown is 
geographically located in downtown Toronto, 
the story of the GTCD argues that a new type 
of downtown for ethnic communities is being 
formed in the suburbs. The consistent, decades-
long movement between malls creates an 
urban system of immigrants that builds on the 
friendship between customers and business 
owners. Despite the great distances required 
to navigate the GTCD, the “downtown” attracts 
employment and immigrant use because of 
the cultural uniqueness that exists in ordinary 
architecture. 

The research presented aims to disseminate to 
the field of architecture and urban planning by 
initiating a better understanding of end-user 
needs. The thesis also shed light on building for 
the community and planning for ethnic spaces 
as the immigrant population continues to grow. 
In the Best of All Worlds group, public input and 
engagement were not prominently considered 
(although recommended by municipalities) 
during any project stages. This thesis reflects 
on the important role of the architect as a key 
catalyst for successful community planning 
and design. Potential uses of this thesis 
could contribute to municipal studies and 
policymaking by recognizing ethnic production 
as an important urban phenomenon that 
developers, architects, and planners may find 
useful as a collaborative tool when building in a 
multicultural fabric. The thesis could have also 
collected qualitative data using interviews as 
a methodology to support the heterogenous 
Chinese population that may alter the cultural 
experiences of the GTCD, which can be based 
on generation, age, place of origin, and class. 
Such a process was unfeasible during the time 
of the COVID-19 lockdown. This work builds on 
previous academic research to argue that the 
suburbs no longer represent a static context for 
individual building achievements, but rather, 
a physical, spatial phenomenon that makes 
GTCD one of the most unique Chinese diasporic 
communities in the world.  
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1983-85

Agincourt Agincourt 
Commercial Commercial 

CentreCentre

1986

Scarboro Village Scarboro Village 
MallMall

1980

New Century New Century 
PlazaPlaza

1984

Dragon CentreDragon Centre

1987

Milliken SquareMilliken Square

1981

Uni PlazaUni Plaza

1984

Bamburgh Bamburgh 
GardensGardens

1984

1-19 Glen Watford 1-19 Glen Watford 
DriveDrive

1987

Finch & Midland Finch & Midland 
CentreCentre

1981

25 Glen Watford 25 Glen Watford 
DriveDrive

1985

Pearl PlazaPearl Plaza

1977

Cathay PlazaCathay Plaza

1988

Denison CentreDenison Centre

1988

Mandarin Mandarin 
Shopping CentreShopping Centre

1988

Chartwell Chartwell 
Shopping CentreShopping Centre

1988

Midtown PlazaMidtown Plaza
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1992

Golden Court Golden Court 
PlazaPlaza
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1998

Finch & Leslie Finch & Leslie 
SquareSquare

1988

New Kennedy New Kennedy 
SquareSquare

1989

Midland  Midland  
CourtCourt

1997

Pacific MallPacific Mall

1998

First Markham First Markham 
PlacePlace

1990

Milliken Wells Milliken Wells 
Shopping CentreShopping Centre

1995

First Commercial First Commercial 
PlacePlace

1990

Commerce GateCommerce Gate

1992

Evergold CentreEvergold Centre

1998

Market VillageMarket Village
(demolished)(demolished)

1989

Silverland CentreSilverland Centre

1991

Wycliffe Village Wycliffe Village 
PlazaPlaza

1996

Causeway Bay Causeway Bay 
SquareSquare

1997

Metro SquareMetro Square

1989

Doncrest Doncrest 
MarketplaceMarketplace

1992

Golden View Golden View 
CentreCentre

1992

Ho-View PlazaHo-View Plaza

1989

Shoppes of the Shoppes of the 
ParkwayParkway

1990

Bayview Hill Bayview Hill 
CentreCentre

1990

Goldbright PlazaGoldbright Plaza

1995

Times SquareTimes Square

1994

Hollywood Hollywood 
SquareSquare

1999

Centreview Centreview 
SquareSquare

1999

Bamburgh Gate Bamburgh Gate 
PlazaPlaza

2000

Dynasty CentreDynasty Centre

2000

Richlane MallRichlane Mall

2000

Oriental CentreOriental Centre

2002

International International 
Gourmet StreetGourmet Street

2007

Splendid China Splendid China 
MallMall

2011

Alderland CentreAlderland Centre

2004

Warden CentreWarden Centre

2010

Sky City Sky City 
Shopping CentreShopping Centre

2018

King SquareKing Square

2005

Golden Link Golden Link 
CentreCentre

2007-18

Maxum I & II Maxum I & II 
PlazaPlaza

2013

Langham SquareLangham Square

2003

Jubilee SquareJubilee Square

2010

648-668 Silver 648-668 Silver 
Star Blvd.Star Blvd.

2020

China CityChina City

2008

Fusion ParcFusion Parc
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