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 The Mimico 20/20 Revitalization Plan is a City of Toronto initiative that has been underway since 2006.  

 The City of Toronto Planning Division hosted an Open House on November 8, 2012 to present the 
consultants’ key study findings and conclusions regarding Land Use and Built Form; 
Community Services and Facilities; Heritage Resource Assessment; Traffic Analysis; Servicing and 
Infrastructure Analysis;  Community Energy Plan. 

 At the Open House meeting the City of Toronto Planning Division introduced specific height 
recommendations for specific sites to the community.  

 In our June 2012 survey, the Mimico Residents Association (MRA) did not ask specific questions to its 
membership about height and open spaces, so we conducted a short  six question survey as a broad vehicle 
to gather additional and unbiased feedback from the Community outside of official channels, and to provide 
this feedback to the City. 

 

 

 

Overview of the survey process 
Background 
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Participation 

 The survey launched on November 20, 2012 and closed on November 30, 2012. 

 The survey was administered online via Survey Monkey. The survey  link was sent to all email contacts in the 
MRA database, and made available to the Community at large via the MRA website and Facebook page.  

 Participants in the survey were not identified. 

 The survey contained six rating questions and four opportunities for comment. 

 A total of 119 respondents participated in the survey throughout the survey period. 
 

Consideration when reviewing results 

 Unless indicated otherwise, the figures shown in the graphs provide both the total number of participants 
and corresponding percentage per question. 

 Due to rounding, percentages shown in graphs may not always add up to 100. 

 As questions were not mandatory, two respondents submitted partially completed surveys. 

 Respondent comments were grouped  by theme to provide quantifiable results. A selection of respondent 
comments have been provided as a representation of a particular theme. 

Overview of the survey process 
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Question: 
The proposed height of 16-25 storey buildings is appropriate for the locations indicated in the 
Plan. 

 
 
 
 
 
 
 
 
 
Summary 
 The majority (64.7%) of respondents disagree to strongly disagree that height of 16-25 storeys is appropriate. 
 24.4% of respondents agreed that the height is appropriate. 
 47 respondents who answered this question, also included a comment. 41 of the comments reiterated concerns about 

the buildings being too high. 3 of the comments suggested the heights were acceptable if kept firm. Several 
comments mentioned concerns about heights being granted above these limits by the OMB (as in Humber Bay 
Shores). 
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Heights ‒ tall buildings 
Question 1 



In their own words… 
 “There should be no buildings that tall in these locations.” 

 “Mid-rise only, 4-12 stories. Mimico needs to retain its “unique”ness and not be another Humber Bay Shores, which 
has been deemed “a poor example of building on the waterfront” by many well-regarded planners and architects. 
We will have a wall of condos, not limited to 25 stories, because once the land is rezoned “mixed-use” from 
“temporary open space” developers will be going to the OMB for 30 and 40 stories and higher. We won't be able to 
stop them. The land must be preserved for future PARKLAND only.” 

 “I don't think we should have any more tall building on the waterfront. I think the max should be 15 storeys.” 

 “16 - 25 is okay... but lets be real here, this actually means 25 or greater. If zoned 16 - 25 no-one is going to build 
something 16 storey's tall. My concern is that when a developer does come along, they will get an exemption from 
this limit and we will end up with something 30 or 40 storeys tall. To allow that type of density I would expect the 
building to bring more than just traffic to the neighbourhood. It would have to provide significant public benefit - for 
example - a partnership with artscape, facilities for the community (indoor swimming pool?)” 

 “If the Humber Bay Shores Secondary Plan is any indication, developers will submit proposals STARTING at 25 
storeys, and the OMB will grant heights well beyond this range. 20 storeys would be acceptable.” 

 “Appears to be in best location if necessary to have them” 
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Heights ‒ tall buildings 
Open-ended comments 



Question: 
The proposed quantity of 16-25 storey buildings is appropriate for the locations indicated in the 
Plan. 

 
 
 
 
 
 
 
 
Summary 
 The majority (63.6%) of respondents disagree to strongly disagree that the proposed quantity of tall 

buildings  is appropriate 
 28% of respondents agree that the quantity of tall buildings is appropriate 
 34 respondents who answered this question, also included a comment. 32 of the comments reiterated 

concerns that there are too many tall buildings in the plan. 2 comments suggested that the quantity would 
be satisfactory if it were firm. 
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Quantity ‒ tall buildings 
Question 2 



In their own words… 
 “The total number of tall buildings - maximum 12 stories- should be 4 in number (rather than nine) and they should 

bookend the development area. There should be no tall buildings on the lakefront near Superior St.” 

 “The neighbourhood will be experiencing a density boom with all the tall building being built to the east. I fear our 
little neighbourhood doesn’t have the services to accommodate this many additional tall buildings.” 

 “There are already lots of tall condos going up east of Park Lawn. Some diversity of buildings, both in height and 
type, are necessary to help keep the neighbourhood welcoming to many people.” 

 “Prefer less but no more.” 

 “If there was a guarantee that 25 stories and 4 buildings would be the final maximum in height and quantity I would 
be satisfied, but as there are still areas to be (re)developed within the scope of the plan I am concerned about the 
potential for increase in both categories. If the current plan is what is actually physically built, then 4 is a reasonable 
quantity.” 

 “No number of buildings is appropriate for the 16-25 storey buildings in this area” 
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Quantity ‒ tall buildings 
Open-ended comments 



Question: 

The proposed height of 10-15 storey buildings is appropriate for the locations indicated in the 

Plan. 

 

 

 

 

 

 

 

 

 

Summary 
 Just over 50% of respondents disagree to strongly disagree that the height is appropriate. 

 39.3% of respondents agree to strongly agree that the height is appropriate. 
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Heights ‒ semi-tall buildings 
Question 3 



Question: 

The proposed quantity of 10-15 storey buildings is appropriate for the locations indicated in the 

Plan. 

 

 

 

 

 

 

 

 

Summary 
 51.2% of respondents disagree to strongly disagree that the proposed quantity of 10-15 storey buildings is 

appropriate. 

 41% of respondents agree to strongly agree that the proposed quantity of 10-15 storey buildings is 
appropriate. 
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Quantity ‒ semi-tall buildings 
Question 4 



Question: 
The proposed “mid-rise buildings” of 5-9 storeys each is appropriate for the West side of Lake 
Shore Blvd. in locations as indicated in the Plan. 

 
 
 
 
 
 
 
 
Summary 
 The majority of respondents agree to strongly agree (54.2%) that the mid-rise heights that were proposed 

are appropriate. 
 28.8% of respondents disagree to strongly disagree that the mid-rise heights that were proposed are 

appropriate. 
 35 respondents who answered this question, also included a comment. 29 of the comments reiterated 

concerns about 9 storeys being too high for this area. 
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Heights ‒ mid-rise buildings 
Question 5 



In their own words… 
 “Although much better, the 5-9 story building is almost no better than the high rises, as they obstruct light and are 

not in keeping with a “village” feel. (i.e., see Port Credit for lack of so many high and low rises but more townhouses 
and 2- stories)” 

 “Because this area borders low-rise, predominantly single-family homes, the maximum height should be restricted 
to 4 storeys maximum to provide an appropriate transition to the neighbourhood. In addition, the City of Toronto 
shows “The Avenues” extending into the established neighbourhood, up regular side streets where most buildings 
are a maximum of 2 storeys high. As properties fronting those streets (e.g. Mimico Avenue, Primrose Avenue, Louisa 
St., etc.) do not front on “The Avenue”, it is totally irresponsible and is not in the public interest to allow such an 
intrusion into the established neighbourhood.” 

 “concerned it will create a solid wall” 

 “Not beside residential areas such as Stanley. Four is as high as should be allowed with good setback from 
residential yards.” 

 “It very much depends what they are and whether they are truly open to the street or just more self-contained units 
that don't contribute positively to the streetscape.” 

 “Sounds fine as long as their is retail. I don't want to see towers scattered everywhere in Lake Shore without other 
infrastructure like retail and community centres. The area will need “meeting places” for the community not just 
boxes in the sky.” 
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Heights ‒ mid-rise buildings 
Open-ended question 



Question:  
The proposed green and open public space around and between the new buildings is appropriate for 
the neighbourhood. 

 

 

 

 

 

 
 47.5% of respondents agree to strongly agree  that the green and open space is appropriate. 

 40.6% of respondents disagree to strongly disagree that the green and open space is appropriate. 

 54 respondents who answered this question, also included a comment. 40 of those commented on an insufficiency 
of green space to serve the area. 

12 

Green and open space 
Question 6 



In their own words… 
 “I don’t think there is enough green space based on the number of proposed residents that will be added to 

the neighbourhood.” 

 “not enough green. Precinct D only park” 

 “There is a totally insufficient amount of green space being envisioned for this area which already exists - 
notwithstanding the increased deficiency that will occur due to the massive increase in local population that 
the City of Toronto is pushing for Mimico. It is totally irresponsible to allow parkland deficiency to continue - 
let alone get even worse. Developers must provide the required amount of parkland and cash in lieu (at a 
grossly inadequate rate) must not be allowed in Mimico.” 

 “Modern, safe, family-oriented, open and well kept public space at the lakefront is much needed in this 
neighbourhood and will be valued by the many families moving in.” 

 “There does not seem to be a difference in the current amount of green space (including linear park) and 
the proposed green space. Increased density means we will need more green space!!” 

 “GREEN SPACES AND OPEN PUBLIC SPACE MUST BE PLANNED FIRST NOT AS A SPACE LEFT OVER FROM OR 
BETWEEN THE TOWERS. DESIGN GREEN SPACES AND PARKS FIRST THEN DESIGN BIULDINGS AROUND THE 
SPACES.” 

 

Green and open space 
Open-ended question 
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