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MRA Public Meeting Report 

Longo Development / Amedeo Court Revised Plan  

September 13, 2012 at Mimico Presbyterian Church 

 

Kyra Trainor, MRA President Introduced the meeting 

Kyra outlined the format for written questions submitted to question runners, who bring the questions 

up to the front. There were also questions that were submitted in advance via email. 

 MRA Membership is encouraged – 2 years for $10, two people in a household. 

 Upcoming Events – MimicoResidents.ca, MRA Facebook page, Monthly Email Newsletter 

 This weekend – Shop the shore 

 TTC Consultancy Meeting at Assembly Hall on Saturday 

Dino Longo of Longo Development Corporation introduced their team: 

 Larry Longo 

 Craig Hunter, planning consultant for Longo Developments 

 Barry Graziani, Graziani+Corazza Architects 

 Alan Slobodsky 

Craig Hunter Introduced the New Plan for Amedeo Court 

Background 

The Longos participated in the City run workshops back in May and June, as well other consultations 

that the Longos themselves have coordinated – promised that they would report where they are in the 

process. 

Longo Developments is currently gearing up to make a revision to their Official Plan Amendment  (OPA) 

application and file a new Zoning By-law Amendment (ZBA) application . Up to last year we had simply 

filed a Concept Plan, a series of reports, not all of which were considered complete by the City. We will 

provide an update tonight on where we are with the work and help illustrate what some of the 

responses are to some of the issues we’ve been hearing in the community from the Waterfront all the 

way back to Lake Shore Blvd. 

Shoreline Study 

One of the studies that was asked from the Conservation authority and the City was to establish a 

Shoreline Hazard Study. Down on the property at the end of Norris Cres. Parkette there’s a stone wall 

that’s been extended to the Linear Waterfront Park. It doesn’t extend through the Longo property so 

the Shoreline Hazard Study has now been completed in August and now being submitted with the 

application. But it has some implications: 
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Looking at the existing conditions, currently the Shoreline is pretty tight and is in fairly good shape, in 

terms of the engineering of what’s there. Milo Sturm of Shoreplan Engineering, who has been involved 

in the development of the Mimico Linear Park and other places along the South Etobicoke waterfront 

and has considerable expertise, has established that the shoreline of the Longo site is in pretty good 

shape.  

[Referring to the map] First line – flood limit; Second line eight metres back was establish by a geo-

technical study as a “stable slope” in terms of erosion. The Toronto and Region Conservation Authority 

(TRCA) wants to provide long term protection for land along the waterfront so they require studies and 

setbacks for that. Then there are two lines [note: Craig is referring to a diagram in Powerpoint]  - the red 

line is the limit of development on site established by the engineer – it’s about 22 metres in from the 

water’s edge today. Erosion could eventually whittle away into the existing apartment building in terms 

of natural shoreline erosion over the next 100 years. 

This new approach to the site’s redevelopment includes a reconstituted landscape concept plan with a 

number of new ingredients: 

Water’ Edge & Public realm 

 We’re proposing  an extension of the shoreline protection that you see along the Waterfront 

Trail, the armour stone walls, built to provide same level of long-term stability along the 

waterfront versus what is there today. That would establish that limit of development which is 

roughly there [map]. We want to make this a real waterfront promenade and focus, that will not 

only punctuate the end of the trail that exists but also a linear series of gardens  within the 

development. There would be a new public park created on the edge of the property, roughly 

halfway into where the buildings exist today on the site. A Boardwalk would sit on top of the 

armour stone wall, so you wouldn’t see the wall anymore. This would be a public promenade 

boardwalk that people would be able to walk along, with a little pier extension, not deep into 

the water, but attached to the shoreline protection. A formalized landscape [images displayed]. 

 

 Towards the water’s edge protection and new public park we would create a new public street. 

This is roughly where it is being shown in Mimico 20/20. We used to [in the initial proposal] have 

it down the middle of the site, but now [in this plan], it would be offset and swoop along the 

Western [South] side of the property then come along the water’s edge,  and then potentially 

connect in to Douglas Blvd. If the city ever thought that they wanted to extend it, it could be 

extended if that became a desire of the community. We’re proposing right now this loop 

through to Douglas Blvd as it exists. 

Heritage Components 

 Instead of having a public road down the middle, one of the next key features is that we’re 

preserving the full Estate House, in the middle of the site. We haven’t specified a use for it yet – 

could be on the commercial side, maybe a specialized restaurant, or might be for community 
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functions, arts/heritage based, something that would serve a community purpose. The existing 

house would be restored. There’s a little add-on wing if you go on the property now, might be 

an interesting portico that you could walk through attached to the house.  

 

 We have offset the entire plan, the public realm, the landscaped areas, the walkways, the 

organization of the blocks, so it is all set now around the waterfront and the heritage home. The 

main, grand entry to the Heritage Home would now be on accessed with a new public walkway 

and garden between Lake Shore Blvd and the Vimy Ridge Memorial Parkette. So you would 

come in to the property and see the park and the Heritage Home, where it is currently blocked 

by the existing buildings. We would create a 20 metre wide public walkway and park through 

that area.  As soon as you turn the corner [around the building] and walk through the home’s 

portico you would see the lake. 

 

 Then we would have a series of gardens that would be privately owned, but publicly accessible 

spaces that we would secure through easements with the city.  So the public would be able to 

walk through a series of gardens from Lakeshore all the way down to the water’s edge park. 

We are proposing to keep the original gardens, and restore those, adjacent to the building. The 

City had wanted, through some of the earlier [planning] work, to break blocks up with new 

streets. One of them would be roughly where the second garden is that exists today, so we are 

thinking of reorienting that to have a whole heritage precinct whereby we have the original 

garden - “The Green Court” as it was called - and then the Rose Garden along this edge and a 

series of other trellises that all made up the original Dunnington-Grubb Garden concept that 

was integral to the original Mimico Estate, including the [historic] walls and the gates. 

So the  idea would be not just the Heritage Building but the Heritage Landscape that once 

existed and being able to bring people from Lake Shore down to the Lake and see something 

that they may never had know was there, except perhaps for people who were really 

knowledgeable Heritage buffs on this topic. 

So this public realm concept opens up everything: One public street down to the public park and 

then a series of walkways and gardens through the buildings. 

Rental Replacement 

We’re keeping all the rental housing as we’ve always committed and they would be in two buildings, 

one offset, both about 9 stories in height. Avenue scale building. That should accommodate the 396 

units that exist on site. We haven’t exactly worked out things - it’s still evolving and will continue to do 

so until we make our submission which we’re hoping is late September, early October. 

 

 



MRA Public Meeting Report 

Longo Development / Amedeo Court Revised Plan 

Page 4 of 12 

MIMICO RESIDENTS ASSOCIATION 
2408 Lake Shore Blvd. W., P.O. Box 14010, Toronto, ON M8V 4A2 

info@mimicoresidents.ca | www.MimicoResidents.ca 

Overall Building Plan 

Originally there were 6 buildings in the plan, we’re now down to five. All these green-grey buildings 

would be the bases of the buildings. We want to have these areas be street related units whether 

they’re townhomes or lofts, along the street edges or along the garden walkways, so it would be a very 

animated, central place. Elegant, around the central gardens. 

What we’re envisioning through here [behind the Heritage house] would be like a lane but because it’s 

private we would be able to landscape it and decorate it a little bit differently. That would provide 

access to cars and to the underground garage and loading spaces, so that frees up most of this [central] 

space for public access and walkways. Through this area [the lane] we’ve heard comments about 

wanting to slow down traffic , even if we kept the blocks open through here. One of the ideas the 

Landscape Architect envisioned is perhaps a slight hump or a roll up the curb on central walkways so 

that slows everything down, and maybe providing bollards so you can’t get vehicles through those 

spaces except for in emergencies. So we have a continuous heritage garden and walkway through this 

area. 

We’re proposing 4 additional [to the rental] buildings. These would be the main condominium buildings 

through this area, again organized around the fountains and courtyards. This would be a public walkway, 

this would be vehicular. But we are looking at whether it not it makes more sense to have the public 

walkway component beside the heritage gardens, and then have the vehicular entrance off Douglas over 

here and one off the public street right there. That would keep this more consistent from an open space 

and pedestrian perspective. But these things are still in play.  

We haven’t shown heights tonight, because we’re still working that through but we’re certainly heard 

that the original application was too dense that was approximately 1.8 million square feet of 

development, buildings in the 40 storey range. You won’t see any numbers with “4”s anymore but we’re 

still going to have taller building elements but we’re trying to limit down to 3 or 4 [taller buildings] 

instead of 6 through that area and provide still very generously spaced buildings and good separations. 

Whatever those heights may be, one of the things we’ve heard loud and clear is separation distances if 

there are taller elements and so even if it was taller, taller, taller [moving back through the property] 

we’re looking at the arrangements so that they are not all beside each other but that they’re spread out 

and the distances are at least 30 metres – which is pretty generous for taller elements. 

We did an overlay with the current plan concept over the existing buildings. There’s the heritage house 

that you can’t see right now from the street, and that’s why we broke the building right there. All these 

buildings [in the current configuration] kind of haphazardly go down to the water and then it’s blocked 

by this building [the large apartment by the lake]. If we create the public park and new public street it 

eliminates the building that’s on the waterfront today that blocks public access to that space. Beautiful 

space when you get in here, but only for people who are there. And then provides that entire forecourt 

along the waterfront for public enjoyment. 
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Concept Plan – greyer tones will be where the taller elements will be, and we’re just playing around with 

what heights. It definitely won’t include something with the number “4” [ie: more than 40 storeys] 

anymore, but we’re still going to have some taller elements when we move forward with it and less 

density. 

A Question and Answer period followed Longo Developments' description of the revised plan. 

Below is a report of the questions submitted by residents prior to and during the meeting, and 

the answers provided by Longo Developments ("Longo"). Answers are paraphrased and 

organized by topic. 

Questions and Answers 

Community Benefits 
 
Q: How much public open space will you be required to provide under the City's formula if your 
development as proposed goes ahead? 
A: For the Longo site, the parkland dedication requirement is a maximum of 15% of the land - 
either through dedication of land to city or cash-in-lieu of land or any combination of both. 
Longo Developments intends to meet that 15% through new parkland along the waterfront and 
new publicly accessible garden/open space areas on site. This is still subject to review and 
negotiation by Longo, City and TRCA through the OPA/Rezoning application but 15% is the 
maximum requirement. 
  
Q: How much will you have to pay to the City if you are unable to provide the amount of open 
space required? 
A: The City would have to do a land valuation for the percentage that the Longo proposal was 
not providing, to meet the 15% requirement.  
 
Q: Excluding the Mimico business community which may gain with an increased population, 
how exactly will the proposed Longo development benefit the existing neighbourhoods within 
Mimico? 
A: The Development will include brand new rental housing, community gardens and walkways, 

public access to a waterfront boardwalk.   

A: With the addition of as many as 1500 units of housing in high rise buildings (2011 proposal), 
what plans do you have for ensuring an integrated community given there is single family and 
small apartment housing to the east, south, and north of your development proposal? 
A: Longo plans to essentially replace the mix of existing units which is 87% bachelors and one 

bedrooms. There will be diversity of condo units, targeting 10% larger 3-br family units and 25% 

two bedrooms.  
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Height/ Density 
 
Q: Residents associations all over the city have been rallying against hi‐rise condo 
developments, the most recent being the Humber Valley Village Residents Association fight 
against condo development at Humbertown Shopping Centre ‐ the tallest of which is only 21 
stories. Given the strong community opposition to 21 stories, what makes you think 30 and 40 
stories is going to fly in Mimico? 
A: Longo has listened to the community and heard that the heights and densities of the original 

plan were not acceptable. There will not be any buildings with a “4” at the beginning (ie: 40+ 

stories). However, to achieve public objectives such as community space, heritage issues and 

rental replacement, there needs to be a financial incentive. 

Q: Here in Mimico, local residents strongly oppose the heights and densities proposed in your 
original 2011 development application. If the city were to provide land within Mimico for the 
off‐site relocation of some rental housing, would you consider lowering your excessive height 
and density demands? 
A: Yes, they would be open to that possibility if the City were to negotiate such an arrangement. 
 
Q: How do you respond to the allegation that Longo Development Corp. is hiding behind the 
city's ONSITE RENTAL REPLACEMENT POLICY to justify height and density demands well beyond 
acceptable levels? 
A: Full onsite rental replacement is a City policy that Longo has no choice but to adhere to. 
Longo is not hiding behind it, but have to “play the cards they are dealt”. 
 
Q: I understand that Longo has applied for an official plan amendment... please elaborate 
regarding the details of this amendment? 
A: Longo submitted an Amendment Application in 2011 which was considered incomplete by the 
city. They are in the process of creating a revised, complete Application with the changes 
described the Presentation and hope to submit that in 2 – 4 weeks, at the end of September or 
beginning of October. 
 
Q: Supposing that the development were limited to a maximum building height of 8 storeys, 
with 12 storeys allowed in locations where there would be an exceptional benefit to the 
community, would Longo Development Corporation still find this acceptable, and profitable? 
A: No. 
 
Q: If the development were subjected to a requirement that at least 20 per cent of the units be 
suitable for families with children (2 or more bedrooms, with play areas, not more than three 
storeys above grade), would this still be a feasible project in the view of Longo Development 
Corporation? (The imagined requirement is based upon the zoning of RM‐5 districts in the City 
of Vancouver.) 
A: Longo plans to incorporate 10% 3 bedroom “Family Units” and 25% 2-bedroom units. 
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Q: Do you have any side elevations you could show us tonight? 

A: Not as yet. Longo is currently at the Concept stage. Details will evolve, and Longo will invite 

public to come back in terms of elevation, more detailed concept and flavour of development. 

 
Heritage 
 
Q: What assurances will you give for the preservation of the heritage structures on site, as this 
was strongly recommended by a variety of City of Toronto and City‐associated organizations? 
A: As per the Plan Presentation the Heritage structure will be preserved and restored as a 
central feature of their plan. 
 
Infrastructure 
 
Q: Already the traffic in our region is bad. The worst is east west because the only available 
option is the Lakeshore which cannot be expanded through the motel strip. TTC expansion is to 
be an LRT but it is postponed until 2031. There is no expansion for bicycle transportation. How 
do you plan to improve transportation when no new resources are being put into place? 
A: Longo is relying on City’s own initiatives in this area. Longo will provide bicycle parking, 
walkways and parking for the development. Longo doesn’t think problems will be exacerbated 
by this development. Longo is entrusting the City process and their consultants’ traffic studies, 
as well as Mimico 20/20 traffic studies to address traffic concerns. The City hasn’t said this 
volume of development is not feasible. Longo also did a traffic study to submit with their 
application. 
 
Q: What provision is being made for parking for those coming to use the lakeside park facilities, 
in view of the fact that this will be the western terminus of a walking and cycling trail extending 
all the way downtown? 
A: Longo has not yet looked into these details but will consider visitor and park facility parking. 
 
Q: My concern is traffic moving between Royal York and the Lakeshore on all the side streets. 
How will the increased traffic be addressed? What modifications to existing streets will be 
made in order to stop certain streets from becoming thoroughfares or parking lots? 
A: The city and Longo will take measures to try to limit development traffic to Lake Shore Blvd, 
and limit traffic through neighbouring residential streets. For example, there may be a new 
signal light on Lake Shore at the new street (South/West edge of Longo site). 
 
Q: Given that the infrastructure currently serving the Longo properties has been in place since 
Mimico was a town, what upgrades in sewers, water, electricity and roads will be necessary as 
density rises from around 1000 persons to approx. 5000 persons? Who will be responsible for 
these costs? 
A: Within the Longo site the servicing needs have been assessed. Longo will be building new 
streets, new sewers, stormwater management facilities. We are not certain if the Lake Shore 
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servicing structure is adequate for proposed development – this is part of what the City’s 
Mimico 20/20 study is addressing. 
 
Q: How many parking spaces are you planning for? 
A: 0.7- 0.9 parking spaces per unit depending on the unit size. 
 
Q: Do you feel less than 1 parking spot per apartment is reasonable? 
A: Planning consultant Craig Hunter said yes, according to his experience with other recent 
developments. 
 
Q: Have you worked to address the new proposed road patterns? 
A: Yes we have incorporated these in the new plan. 
 
 
Policy / Process 
 
Q: Has there been any discussion of Section 37 benefits related to this development application 
given that there is an official plan amendment for increased heights and densities? If so, what 
type of discussions are underway and will the community be consulted regarding such benefits? 
A: Longo is not yet in any discussions with the City about Section 37 monies. 
 
Q: Given the deficiency of parkland in the Mimico 20/20 area, how much parkland are you 
required to ensure, or, how much “cash in lieu” are you paying? 
A: Longo is not at the detail stage yet, but the parkland requirement of 15% is most likely 
provided in this proposal.  
 
Q: You are preparing a rezoning application. Are you preparing a new Official Plan Amendment 
(OPA)? If not, why? 
A: Longo is currently revising their Official Plan Amendment and will be submitting new zoning 
application. 
 
Q: If you wanted to, could you take your application directly to the OMB? Could planning staff 
answer this question as well? 
A: In theory, yes. However Longo’s intention is to work through the city’s process - they haven’t 
considered an appeal to OMB. 
 
Q: Is your application going to the November 6th meeting of Etobicoke York Community 
Council? and then to the City Council in November? 
A: No. 
 
Q: Are you asking for higher density with implications for Section 37 contributions?  
A: There may well be Section 37 contributions involved in the later stages. 
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Q: Why are you not waiting for the Mimico 20/20 process to be completed first before 
proceeding with this project? 
A: Longo is proceeding in parallel with 20/20, which has been encouraged by the City. 

Q: When I built my house I had to submit a complete application. Why was Longo allowed to 

file an incomplete application? On the new submission will the application be complete? 

A: By submitting an incomplete package it signals to the city that we want to start a discussion.  

Part of the reason for submitting an Application was to try to reengage the 20/20 process and 

jump start city planning by informing their plan with Longo.  Yes, the plan is to submit a 

complete revised Application. There may still be a few small loose ends when we submit that 

will need to be dealt with as soon as possible. 

 

Rental Replacement 
 
Q: Is there a relationship between the current proposal (e.g. specific heights and density) for 
the development and the City of Toronto's policy which requires one to one replacement of 
rental units on site? 
A: Yes there is a relationship, there needs to be a certain amount of financial incentive to make 
this kind of major development and improvement viable. 
 
Q: According to the City of Toronto's Official Plan ‐ all rental units whether they are occupied or 
not must be replaced. Do you plan to replace all existing rental units as part of the 
redevelopment process? Are you looking for any flexibility with regards to the City of 
Toronto's guidelines related to the replacement of rental housing? Would the turnover of 
tenants be an opportunity for flexibility on the issue of rental replacement? 
A: Longo is planning (and is required) to replace all units, whether occupied or not as per the 
City’s policy.  
 
Q: If the development were subjected to a requirement that at least 20 per cent of the units be 
suitable for families with children (2 or more bedrooms, with play areas, not more than three 
storeys above grade), would this still be a feasible project in the view of Longo Development 
Corporation? (The imagined requirement is based upon the zoning of RM‐5 districts in the City 
of Vancouver.) How many units are being proposed with three or more bedrooms? What 
efforts are you making to include families in this development? 
A: There will be diversity of condo units, targeting 10% larger 3-br family units and 25% two 
bedrooms. 
 
Q: With regards to the replacement of rental units on the Longo property, will every rental unit 
which currently exists be replaced on site? Will these units be exactly the same size and offered 
at the same rent? 
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A: The units might be slightly (10%) smaller, however Longo feels the new units, and additional 
amenities like air conditioning will offset this. The rental increase will be only the yearly increase 
of a certain percentage allowable by the City policy. 
Q: How will the relocation of tenants occur? Will tenants need to move off site during the 
construction? If so where? Will Longo assist tenants with the move such as financial costs or in 
finding temporary housing? 
A: Yes, the City policy is to financially compensate tenants who have to relocate during 
construction, and to provide rental housing in the same range as their current apartments. In 
some cases tenants may be able to move directly onsite, as the new rental units may be ready 
before some buildings are demolished. 
 
Q: If tenants could be out for perhaps 2 years, what percentage could be reasonably expected 

to return? What percentage has come back to, for example, Regent Park? 

A: There is a wide range of returning tenants – 20% - 80% not returning. But Longo has to 

replace units regardless of whether tenants are returning. 

Q: How do we go about getting an appointment, when the property Manager intercepts and 
will not let us see one of the Longo Brother's? I have some concerns that we as resident's 
cannot get access to talk to Larry or Dino Longo. This is a problem for me, as it may be to do 
with property management that now exists. 
A: Dino responded that he is open to discussion and speaking with tenants, although they 
cannot explain and answer the same question individually to hundreds of people. They have to 
be condensed. There will also be other opportunities for residents to meet with Longo. 
 
Q: Can you give a description of tenants in your buildings – many of whom have lived there for 
many years and feel Mimico is their home town? 
A: There is a mix of permanent and more transient residents – there is turnover of 20 – 30% new 
tenants every year, and there are some residents who have lived here for many many years. 
Longo hopes to have them as tenants going forward to the next generation. 
 
Q: What is the formula for “quality of life” issues eg: tenants losing views of the lake, noise 

levels on Lakeshore etc. Will rents be reduced? 

A: Dino Longo said it is highly unlikely that rents would be reduced. 

 

Demolition and Construction Process: 

Q: Will the public park, boardwalk, public accessible gardens and heritage house be accessible 

to people with disabilities? 

A: Yes, accessibility is required by law, and something Longo definitely embraces.  



MRA Public Meeting Report 

Longo Development / Amedeo Court Revised Plan 

Page 11 of 12 

MIMICO RESIDENTS ASSOCIATION 
2408 Lake Shore Blvd. W., P.O. Box 14010, Toronto, ON M8V 4A2 

info@mimicoresidents.ca | www.MimicoResidents.ca 

Q: Has any consideration been given to collection and use grey water? 

A: When construction begins all environmental issues will have been addressed and planned 

for.   

Q: Asbestos and mould: How much is there? What safety precautions will be used during their 

removal?  

A: Any removal of toxic materials would have to be removed and contained according to a strict 

set of city guidelines - health and safety standards. 

Q: How will you control dust during demolition and construction? What will it feel like for those 

of us who own homes basically bordering the site (eg:  Miles Road) in terms of noise, dirt, 

banging, trucks etc. from construction. 

A: There will be barriers erected to cordon off construction zones and limit the effects to the 

surrounding area. 

Q: Will there be a wind tunnel problem?  

A: To avoid such problems, Longo will be required to do wind studies as part of the development 

application process. 

Q: Which set of buildings will be built first? 

A: Longo hasn’t decided on a construction plan yet. 

Q: How long after demolition will the new rental be made suitable for living? Based on your 

previous construction experience how long would the construction phase of this project be? 

As yet unknown, each building could take a year to two years. Some may be built 

simultaneously. This is a large master plan that will take some time to fully realize. 

Q: We know you cannot control how long the process takes but what is your target date for a) 

beginning construction and b) project completion? 

A: Hard to predict but best case scenario target for beginning construction would be 2 – 3 years. 

There is no time table at this point. Longo is trying to exercise patience with the City process. 

Q: Do the Longos have any influence over other property owners along Lakeshore? Can they 

help get other projects underway? 

A: No. 

Q: How will the exterior of the buildings look? 

A: The specific design details are still evolving but Longo will consult residents during the 

process. There was some resistance to glass towers, so they are looking at a variety and mix of 

other materials. 
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Q: Are you open to adding retail near the proposed new Waterfront park? Perhaps a coffee 

shop with a patio?  

A: Longo is open to the idea but emphasized that their development is not focused on retail but 

on residential. They defer to the City’s 20/20 Plan where most retail will be focused in the Village 

Heart, within walking distance at the base of Superior. 

Q: Condo high rises that have underground garages, after 30 years, often have leakage and 

structure problems. What designs do you have in mind for longer life spans (80 years rather 

than 30). 

A: They acknowledge the issue. 30 years on, garages may need to have membranes replaced, 

damp-proofing or other repairs and maintenance to avoid problems. 

Q: Will all the condo buildings be one condo corp or will they be separate condo corp for each 

building? Will you set common element shares or leave it to the condo corps? What elements 

will be common? 

A: Longo has not yet addressed this issue but they plan to take it to legal counsel before make 

these kinds of decisions. 

Q: What other properties in the City have you developed? 

A: Industrial buildings near the airport, Multi-plex ice rink, condo projects downtown, in the 

Beaches, Young Wellesley area. 

Q: What guarantee do we have that Longo will indeed develop the property rather than sell it 

once the approval is given? 

A: The Longo family has no plans to sell the property. Their intention is to bring it into next 

generation of the family as Owners and Managers of property. Dino and Larry are 3rd 

generation builders. However, we can’t say we will never sell it.  

 

 


