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This Public Consultation Strategy Report has been prepared to outline the 
proposed engagement process for the application by 466DCR Urban Properties 
Inc. for 466-468 Dovercourt Road in the Dufferin Grove neighbourhood of 
Toronto.

The subject site is currently occupied by a vacant 2-storey building that was 
formerly an after hours music venue, the Matador Ballroom, fronting onto 
Davenport Road, as well as a single-storey garage and surface parking area 
located at the rear of the property.

The proposed Official Plan Amendment and rezoning applications will permit 
the redevelopment of the site with a 6-storey mixed-use building, containing 
30 residential units and approximately 1,133 square metres of commercial 
space on the lower floors. 

1.0 INTRODUCTION
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Share information and seek 
input related to the proposal 
with the public and any 
interested stakeholders

Consult with interested 
persons and groups, 
using various methods of 
consultation

Determine overarching 
themes and key points about 
the proposal from various 
consultations

The public and interested 
stakeholder groups feel 
sufficiently informed and 
consulted about the proposed 
development

The various consultation 
methods were simple, 
straightforward, and useful, 
allowing a range of people to 
learn about the project, ask 
questions, and provide input

The feedback received during 
consultations helped inform 
the applicant’s understanding 
of the community’s sentiments 
related to the project

2 466-468 DOVERCOURT  ROADPUBLIC CONSULTATION STRATEGY REPORT

2.1 Project goals and outcomes

2.0 WHAT ARE THE GOALS AND OUTCOMES?
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Communicate with the public 
in a transparent and open 
manner about the proposal 
as well as the consultation 
process

Share the unique history and 
cultural significance of the site, 
as well as how various elements 
of its history have been 
incorporated into the proposal

The public, interested 
stakeholder groups, and 
the applicant are clear on 
the overall consultation and 
feedback processes and their 
outcomes

The public is aware of 
the history and cultural 
significance of the site, and 
how it is being incorporated in 
the proposal

Project-specific Engagement Goals and Objectives
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3.1 Current Site and 
Surroundings
 
Where is the site located?
• The site is located at 466-468 

Dovercourt Road, just north of College 
Street on the west side of Dovercourt, 
in the Dufferin Grove neighbourhood of 
Toronto. It is also on the border of the 
Palmerston-Little Italy (to the east), 
Trinity-Bellwoods (to the southeast) 
and Little Portugal (to the south) 
neighbourhoods.

• The site is also located within the 
boundaries of the Dufferin Grove 
Residents’ Association (DGRA) and 
Dovercourt and College Area Residents’ 
Association (DCARA).

• In terms of transit, the site is located 
within less than 1-minute walking 
distance of the College Street streetcar 
line.

 
What currently exists at the site?
• The subject site is currently occupied 

by a vacant 2-storey building that was 
formerly an after hours music venue, 
the Matador Ballroom, fronting onto 
Dovercourt Road, as well as a single-
storey garage and surface parking area 
located at the rear of the property. The 
site has been vacant since the closing 
of the Matador in 2007.

3.0 WHAT IS THE PROJECT?

Map 1: Dufferin Grove Neighbourhood
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3.2 Proposal Highlights 

* Icons are for illustrative purposes only – they are not to scale

Gross Floor
Area (GFA)

 3,659  m2

triple vehicle
stacking system

9 spaces

Bicycle
Parking
Spaces

31

30
residential
units

Application
Submission
in December
       2019

2019
DECEMBER

Project Developers
466DCR Urban
Properties Inc.

Subject Site Address
466-468 Dovercourt Road

70%

20%

10
%

1-bedroom units

3-bedroom units

2-bedroom units

Commercial
GFA: 1,133 m2 Residential

GFA: 2,526 m2
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3.3 Key Messages 
This project has a number of key messages, which all aim to 
provide clarity around the various components of the proposal. 
To help breakdown these components, we have organized the key 
messages into the following themes.

If there are additional points of clarification about the project 
that arise through the consultation process, or as a result of any 
amendments to the proposal, the project team will revise and 
update the following list of themes and key messages:

Honouring the Matador’s Legacy
• With this new building, we plan to honour the cultural 

significance and identity of the Matador.

• The Matador’s iconic sign will be preserved, as a strong marker 
of the building’s past and yet another phase in its future, and 
the signature wall will feature prominently in the building as 
a publicly accessible archive of the many music legends that 
performed there.

• The new building will explore potential options for music-related 
uses within the commercial space.

• The new commercial space in the building has been designed 
to take into consideration the unique design features of the 
Matador, including its existing materials and the light, height 
and volume of its main hall.

A Gentle Form of Intensification
• As a 6-storey building, this proposal seeks to add a gentle form 

of intensification to the Dufferin Grove neighbourhood. By 
contributing 30 residential units to the area, this building will 
provide a new housing option for those currently living, or who 
wish to live, in the area.

• By introducing a mix of employment and residential uses, this 
new building seeks to revitalize and reanimate a site which has 
been vacant for nearly 13 years.

High Quality Design
• This new building has been designed to respect the history of the 

Matador and the character of the surrounding neighbourhood.

• The new commercial space will emulate the height, volume 
and natural lighting of the current hall in the Matador, and the 
materials used in the existing building and observed in the 
neighbourhood will inspire the new material palette.

CONCEPTUAL RENDER - DOVERCOURT STREET VIEW

466/468 DOVERCOURT, TORONTO, ONTARIO
December 23, 2019

Rendering of the proposed new building at 466-468 Dovercourt Road
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4.1 Scope of Consultation 
This proposal has two geographic 
consultation areas, which can be divided 
into (1) the proximal consultation area, and 
(2) the broader consultation area. Both 
of these consultation areas subsume the 
prescribed 120 metres around the proposal 
for the minimum notice area, as outlined in 
the Planning Act. 

 
Proximal Consultation Area

The proximal consultation area includes 
those groups and members of the public 
who will likely be more interested in the 
proposal due to their physical proximity to 
the site. We recommend that the proximal 
consultation area for this site be defined 
by the following boundaries, representing 
an area of approximately 200-250 metres 
around the subject site:

• Northern boundary: Dewson Street

• Southern boundary: St Annes Road

• Eastern boundary: Concord Avenue

• Western boundary: Havelock Street
 
Broader Consultation Area

The broader consultation area takes into 
account those who do not necessarily 
live within the proximal consultation 
area, but who may take interest in the 
proposal given the site’s historical and 

4.0 WHERE ARE WE ENGAGING?
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Map 2: Map of the proximal consultation area and broader consultation area

cultural significance in Toronto. As such, 
this consultation area is more city-wide 
in nature. It includes residents of, and 
visitors to, the broader Dufferin Grove 
neighbourhood, those who take an 

interest in future plans for the site given 
their connections to, and history with, the 
Matador Ballroom, as well as those working 
in the music industry and music-related 
professions in the city.
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5.1 Demographic Profile 
Below is a brief demographic snapshot of Census Tract 
5350054.00 (the census tract this proposal is located within) and 
the Dufferin Grove neighbourhood in comparison to the City of 
Toronto. This purpose of this snapshot is to highlight some key 
similarities and differences between the areas. A full breakdown 
of demographics for all three areas can be found in Appendix A.

In general, the demographic snapshot reveals that the subject 
site is located in an area that shares a similar demographic profile 
to the rest of the Dufferin Grove neighbourhood and broader city. 
A few notable differences are:

• Median Household Income – The census tract ($55,360) has a 
lower median household income compared to Dufferin Grove 
($59,099) and City of Toronto ($65,829).

• Top Non-English Home Language – The top spoken non-
English language in the area of the census tract as well as the 
Dufferin Grove neighbourhood is Portuguese. Across the City, 
however, the top spoken non-English languages are Mandarin 
and Cantonese.

• Housing Structure Type – Both the census tract and Dufferin 
Grove have more than triple the percent of apartment buildings 
with less than 5-storeys (47% and 50% respectively) than the 
City of Toronto as a whole (15%). At 44%, the City of Toronto, 
however, has a much higher percentage of apartment buildings 
that are taller than 5-storeys.

• Housing Tenure – At 72%, the census tract has a much 
higher percentage of renters compared to owners than both 
Dufferin Grove and the City of Toronto, which are, respectively, 
comprised of 59% and 42% renters.

5.0 WHO ARE WE ENGAGING?
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Dufferin
Grove

City of
Toronto

Census
Tract

Median Household
Income

Top Non-English
Home Language

Housing
Structure Type

Housing
Tenure

$59,099

$55,360

50%

$65,829

Portugese

Mandarin &
Cantonese

Apartments
(Less than
5 Storeys)

47%

59%
Renters

72%
Renters

47%
Renters15%

*Icons/graphics are for illustrative purposes only - they are not to scale

Selected Demographic Highlights for Census Tract 5350054.00, Dufferin Grove and the City of Toronto
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5.2 Target Audience & Stakeholders 
In  addition to the broader public and Dufferin Grove 
neighbourhood, the project team has identified the following 
series of key stakeholders who may wish to be engaged, or 
who have already been engaged, as a component of the entire 
community consultation process:

Neighbouring 
residences and 

businesses

“Friends of the 
Matador” Facebook 

Group

Ana Bailao, 
Councillor, Ward 9 – 

Davenport

Dovercourt and 
College Area 

Residents’ 
Association 

(DCARA)

Dufferin Grove 
Residents’ 

Association (DGRA)

College 
Promenade 

BIA

Importantly, this list is not meant to be exhaustive and may grow 
to include other individuals and groups who express interest in 
the proposal. 
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Purpose

Meeting with City of Toronto’s Music Sector, Economic 
Development & Culture Division

Date

September 18, 2019

Attendees

Representatives from:

• City of Toronto - Music Sector, Economic Development & 
Culture Division

• 466DCR Urban Properties Inc.

Topics of Discussion

• Presentation of proposal

• Discussion of music-related uses and opportunities

 - Compatibility issues between venues inside or 
in proximity to residential uses, including noise, 
vibration, queuing, loading, pick-up and drop-off

 - Possibility of small venue for more intimate 
performances and other events, and/or recording 
studios and music hubs that offer space for work 
and collaboration

• Additional contacts in the industry who may be able to 
assist with the proposal’s commercial component and 
potential music-related use

6.1 Pre-application Consultation 
 
Purpose

Meeting with Councillor Ana Bailao

Date

September 4, 2019

Attendees

• Councillor Ana Bailao

• Representatives from 466DCR Urban Properties Inc.

Topics of Discussion

Presentation of preliminary design and proposal, including 
specific discussions around:

• Architecture and design, and the commitment to design 
excellence

• Unique and intimate multi-residential scale

• Amenities and parking

• History of the Matador and potential for a music-related 
use in the new commercial component

6.0 WHAT HAVE WE HEARD?

A B
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Purpose

Site Visit with City of Toronto’s Music Sector, Economic 
Development & Culture Division

Date

December 12, 2019

Attendees

Representatives from:

• City of Toronto - Music Sector, Economic Development 
& Culture Division

• 466DCR Urban Properties Inc.

Topics of Discussion

• Site visit and tour of the space

• Discussion of the potential for using the building for 
temporary community and/or music-related events 
throughout the duration of the application process

• Further discussions of music-related uses for the 
proposed commercial component

Purpose

Pre-application Meeting with City Staff

Date

October 31, 2019

Attendees

Representatives from:

• City of Toronto

 - Community Planning

 - Urban Design

 - Heritage Preservation Services

• 466DCR Urban Properties Inc.

• Bousfields Inc.

• ERA

Topics of Discussion

• Presentation of overall proposal and discussion of

 - Transition to neighbourhoods,

 - Loading and parking,

 - The building’s design and materiality, and

 - Heritage commemoration

C D
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E
 
Purpose

Meeting with Downtown Yonge BIA (DYBIA)

Date

December 16, 2019

Attendees

• Representatives from:

 - DYBIA

 - 466DCR Urban Properties Inc.

• Music Historian

Topics of Discussion

• Presentation of the proposal’s overall design and 
approach to cultural preservation and commemoration 
of the Matador

• Recommendations and ideas for potential music-
related uses
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7.1 List of Matters to be Addressed 
The following list outlines the various topics that may be brought 
forward for discussion and consultation with regards to the 
proposal:

Potential Music-
Related Uses

Architecture, 
Design & Built Form

Access, Parking 
and Circulation

History of 
the Site

Project  
Description

Development Process & 
Estimated Timeline

Consultation Process, including 
Working Group process

Public 
Realm

466-468
Dovercourt

Road

7.0 WHAT WILL WE BE DISCUSSING?
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8.1 Engagement Methods
Based on our understanding the target audiences, demographic 
profile of the area and the overall nature of the proposal, the 
project team is putting forward the following outline and is 
prepared to adjust the plan in response to feedback. Based on 
any future feedback, as well as what is feasible for all parties 
involved, the project team will endeavour to achieve some or all 
of the engagement methods identified below. Over the course of 

Project 
Website

Project Update 
Notices

Targeted 
Stakeholder 

Meetings

Open 
House

City-led 
Community 

Consultation 
Meeting

the development application review process, the project team will 
ensure that the development and use of engagement materials 
are made accessible to all interested parties.

The following engagement methods have taken into consideration 
ways of involving a) the broader public and b) specific stakeholder 
groups: 

8.0 HOW ARE WE ENGAGING?
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Project website  
Description & Purpose

• A website may be created for the project to serve as a central 
information hub of information about the project 

• The purpose of the website will be to inform residents, 
stakeholders, and interested members of the public, and 
provide the opportunity to: 

 - Learn more about the project

 - Review plans and reports

 - Learn about the status of the project

 - Be notified about any upcoming meetings 

 - Ask questions and provide input

• The aim will be to launch the website shortly after the formal 
submission of the development application to the City

Additional Information

• The website would be updated throughout the process

• We would seek to work with any of the residents’ associations, 
and/or the Councillor’s office, for their assistance in notifying 
community members about the website’s launch (for example, 
including the website’s address in an e-newsletter)

• The intention would be to include the website’s address/link on 
all subsequent communications materials (e.g. presentations 
at community meetings, update notices)

• The website would serve as a consistent and ongoing tool to 
keep the community informed, and will be a key information 
source in between in-person engagement sessions

Documentation & Collection of Feedback

• A member of the project team will catalogue comments and 
responses from a feedback form on the website

• These comments will be included as part of the feedback 
received from all components of the engagement process

• Questions received through the website will receive a response 
from a member of the project team in a timely manner

• If there are questions that are being asked by several members 
of the public, then the “Frequently Asked Questions” page of 
the website will be updated to provide a response to a broader 
audience
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Project Update Notices
Description & Purpose

• A series of one-page notices may be used to provide 
neighbouring residents and the broader community information 
about:

 - The application submission

 - The launch of the website 

 - Upcoming community consultations and/or other 
opportunities to provide feedback 

• These update notices may be delivered through the following 
mediums:

 - Mail-drops

 - Electronically - by posting the notice on the website and/
or sent via email (to those who share their email with the 
project team) 

Additional Information 

• The website’s address/link will always be included on the notice

Documentation & Collection of Feedback 

• As the update notice is directing community members to the 
website, it is anticipated that feedback from the notice will be 
directed through the website
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Targeted Stakeholder Meetings 
Description & Purpose

• Targeted stakeholder meetings most often take the form of 
one-on-one and/or small group discussions

• They allow for more tailored conversations, better opportunities 
for feedback and discussion of specific topics

• They involve collaborating with key stakeholder groups, 
including their designated representatives, for further 
communication, consultation, and feedback

Additional Information 

• These meetings may include, or have previously included, any 
of those groups or individuals listed in Section 5.2

• Importantly, these meetings may be with other groups not 
listed, but who convey a strong interest in being involved in the 
process

• The project team will work closely with each stakeholder group 
to establish the most productive and constructive meeting 
formats for all parties

• The process and criteria for working together was established 
at the first meeting

Documentation & Collection of Feedback 

• A member of the project team will take detailed notes 

• The project team will synthesize and analyze the feedback 
received from meetings
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Open House
Description & Purpose

• The purpose of the open house is to provide an opportunity for 
the community to learn and ask questions about the proposed 
development  

• It will give the opportunity for all of the project team to engage 
with attendees to gauge interest and understand the interests 
of the community

• There will be opportunities to provide written feedback

Additional Information 

• There will be a sign-in sheet available, which will include an 
option to opt-in for future contact 

• This engagement method will rely heavily on visual tools to 
show the community what the proposed development could 
look like and feature

• The drop-in format allows more flexibility for interested parties 
to participate 

Documentation & Collection of Feedback

• As the main purpose of this engagement method is to inform 
the community about the happenings of the project, the project 
team, will engage attendees throughout the event 

• After the completion of the open house, all members of the team 
who participated will partake in a debrief where sentiments of 
attendees are shared 

• The project team will synthesize and analyze the feedback 
received
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City-led Community Consultation Meeting
Description & Purpose

• The purpose of the City-led public meeting is to provide all 
interested persons the opportunity to give feedback and ask 
questions

• The project team will proactively consult with City Staff on how 
we can best support the organization and facilitation of the 
City-led community consultation meeting

Additional Information

• In consultation with City Staff, the project team will explore 
various methods and innovative processes to encourage 
participation by all segments of the population

Documentation & Collection of Feedback

• A member of the project team will take detailed notes
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City of Toronto Standard Public Consultation Methods 

The aforementioned engagement methods will be in addition to, 
and will aim to complement and support, the following standard 
public consultation methods employed by the City:

• The community and necessary department/agencies will 
be notified of the complete development application (once 
deemed complete by Community Planning) through various 
methods including the on-site application notice sign, and 
an update on the City’s Development Application Information 
Centre;

• Residents and stakeholders will be able to review the submission 
materials, including drawings and reports, either on-line on 
the City’s Development Application Information Centre, or in-
person at Toronto City Hall;

• Residents and stakeholders can direct comments and 
questions about the application to the assigned City Planner 
on the file throughout the review process;

• As mentioned above, a Community Consultation Meeting 
organized by Planning Staff in consultation with the Ward 
Councillor (date to be determined)

• A Statutory Public Meeting at Toronto and East York Community 
Council (date to be determined)
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9.1 Methodology for Evaluating Feedback 
Throughout the public consultation process for this proposal, 
all forms of data including notes, feedback forms, general 
comments and any other documentation stemming from 
stakeholder meetings, and any City-led consultations, as well as 
any comments or feedback recorded on the project website or on 
social media, will be synthesized and analyzed to reveal recurring 
topics and themes. 

A conceptual graphic representing our approach to evaluating 
feedback for this proposal is shown below. This graphic provides 
examples of potential themes and topics that have either already 
been raised by stakeholders during pre-application discussions, 

or which may be raised in future public consultations, and it is 
meant to evolve with the project over time.

Whether the topics and themes raised during these public 
consultations refer either to specific components of the 
development proposal, or refer moreso to the community 
engagement process, the applicant and consulting team 
appreciates and acknowledges the time and effort it takes 
to provide input. As such, efforts will be made to maintain 
a consistent feedback loop with the public and interested 
stakeholders. At minimum, the goal is to provide them with access 
to clear summaries of any engagement that has transpired over 
the course of the development application process.

traffic, access
and parking
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9.0 HOW WILL WE SHARE FEEDBACK?
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9.2 Report-back Tools
After feedback has been catalogued and analyzed, a number 
of tools will be used to report back to the public and various 
stakeholder groups:

Project website
• When they are available, updates about 

the proposal will be posted to the project 
website

Update Notices
• Highlights of important updates about 

the proposal may also be incorporated 
into Update Notices

In-person and email updates
• The project team will review and   

consider stakeholder feedback 
throughout the project derived from 
targeted stakeholder meetings, open 
house(s), and any broader community 
meeting(s), and will be sure to report 
back out in person at subsequent 
meetings and via email to those who 
provide us with their email address
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Bousfields Inc. is pleased to discuss the proposed Public Consultation Strategy 
Report with City Staff, and if appropriate, make adjustments to the plan 
based on staff’s feedback. The project team is committed to engaging with 
the community throughout the duration of the proposal, at varying levels of 
intensity appropriate to the status of the planning application. The approach 
to this component of the project is to ensure that there is an opportunity 
for members of the public to engage in the process in a manner that is most 
convenient and accessible to them. The process has been developed to allow 
for a broad range of voices to contribute to the discussion, with the intention of 
creating a development proposal that will align with the interests of community 
members.

10.0 CONCLUSION
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APPENDIX A
Demographic Snapshot of Census Tract 5350054.00, Dufferin Grove and the City of Toronto

Socio-Economic Indicator Census Tract 
5350054.00

Dufferin Grove City of Toronto

Age
Children (0 to 14)

Youth (15 to 24)
Working Age (25 to 54)

Pre-Retirement (55 to 64)
 Seniors (65+ years) 

11%
9%

56%
11%
13%

11%
9%

57%
10%
13%

15%
12%
45%
12%
16%

Sex
   Female

   Male
51%
49%

51%
49%

52%
48%

Bachelor’s Degree or Higher 40% 46% 44%

Median Household Income $55,360 $59,099 $65,829

Home Language
English

Non-official
French

Top Non-English Home Language

78%
21%
1%

Portuguese

75%
24%
<1%

Portuguese

71%
29%
<1%

Mandarin & Cantonese

Household Size
   1 person 
   2 people
   3 people
   4 people

   5+ people

39%
34%
13%
9%
5%

37%
34%
14%
9%
5%

32%
30%
16%
13%
9%

Housing Structure Type
Single-Detached House

Semi-Detached House
Row House

Duplex
Apartment, < 5 storeys
Apartment, 5+ storeys

7%
7%
2%
3%

47%
34%

6%
10%
2%
7%

50%
24%

24%
6%
6%
4%

15%
44%

Housing Tenure
Rent
Own

72%
28%

59%
41%

47%
53%




