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This public consultation strategy was prepared by Urban Strategies Inc. 
on behalf of Primaris Management Inc., in support of an application 
to amend the City of Toronto Official Plan and Zoning By-Laws 438-86 
and 569-2013 to permit the intensification of the site as a mixed-use 
commercial and residential development. 
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The goal of project consultation activities for 900 Dufferin 
Street (“Dufferin Grove Village”) has been, and will continue 
to be, fostering dialogue and building partnerships 
with members of the surrounding neighbourhood, local 
stakeholders, and the project team, to advance common 
objectives through the redevelopment of the site. 

The desired outcome of the engagement process is to 
meaningfully involve local residents in the development 
of Dufferin Grove Village. This includes providing diverse 
opportunities for residents to provide their input and feedback 
on various aspects of the proposal, such as the types of uses 
proposed, built form and architecture, and park programming, 
among others.

Public buy-in and support will be important throughout 
the course of the project. This report should be reviewed 
as a “living document” that will be updated and revised in 
collaboration with City of Toronto Planning staff in order to 
maintain relevance throughout the entire application and 
approvals process. 

Purpose of Consultation

This public consultation strategy report is 
structured as follows: 

Section 2 - Consultation to Date: a summary of consultation 
activities that have been undertaken by the project team 
since October 2018. 

Section 3 - Key Messages: a summary of key messages 
regarding the proposed development to be communicated to 
the public during the consultation process.

Section 4 - Desired Outcome(s): a list of outcomes to be 
accomplished by the end of the process. 

Section 5 - Scope of Consultation: an identification of the 
proposal’s potential geographic area of impact and the 
rationale for selection.

Section 6 - Audience: a demographic profile of the area of 
impact and a discussion of target audience(s) to be engaged.

Section 7 - Matters to be Addressed: a list of matters 
potentially to be brought forward for discussion and 
consultation. This section will be updated with additional 
matters raised over the course of the process

Section 8 - Communication & Consultation Strategy: a 
description of how target audiences will be engaged.

Section 9 - Evaluation: a high-level overview of the approach 
to evaluating public consultation activities.
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Dufferin Grove and the surrounding 
neighbourhoods are highly engaged in local 
matters, especially following an extensive 
consultation process for the redevelopment 
proposal for the TDSB lands to the north. 

Additionally, as part of the larger Dufferin Mall property, 
which is major community asset both as an amenity and as a 
social space, Primaris anticipated significant public interest 
in the project. For these reasons, a robust pre-application 
stakeholder and community consultation process was 
launched in the Fall of 2018. 

Community Engagement

Primaris has hosted two public open houses. The first open 
house was held on January 21, 2019 at Bloor Collegiate 
Institute. The purpose of this event was to introduce the 
community to the project, outline preliminary development 
directions, and to get community feedback. A second 
open house was held on April 2, 2019 at St. Mary Catholic 
Academy. At this event, we shared more detailed ideas on 
what new development on the site could look like, as well as 
preliminary concepts for a shared street through the site and 
a new public park.

In addition to the open houses, Primaris launched a project 
website (www.dufferingrovevillage.ca) in Fall of 2018 for 
ongoing sharing of information. In Spring 2019, a kiosk was 
installed at Dufferin Mall as a non-digital engagement tool. 
The kiosk includes information panels and a project video, 
and comment cards for visitors to provide feedback.

Consultation to Date

Stakeholder Engagement

Leading up to the open houses, the project team has met 
with local community groups and stakeholders, including 
Build a Better Bloor Dufferin (BBBD), Bloordale Community 
Improvement Association (CIA), Bloordale Business 
Improvement Association (BIA), Bloorcourt BIA, and the Centre 
for Local Research into Public Space (CELOS). The purpose 
of these meetings was to keep community groups informed 
of the project, to understand their issues and concerns with 
the project, site and neighbourhood and, more generally, 
to maintain an open line of communication throughout the 
process.

Engagement with City staff, the Ward Councillor and 
other agencies

The project team has met with Councillor Bailao and City of 
Toronto Planning, Urban Design, and Transportation staff at 
key moments throughout the process, typically leading up to 
the public open houses. In addition to maintaining an open 
dialogue, the purpose of these meetings has been to identify 
key planning issues in advance of submitting an application 
and getting feedback on our approach to consultation. An 
official pre-application meeting was held on March 28, 2019.  

Given the concerns raised at the first open house regarding 
the capacity of schools in the neighbourhood, and specifically 
the future Bloor Collegiate Institute, the project team has also 
met with the TDSB’s planning division to discuss potential 
impacts on neighbourhood schools. 
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Image 1: January Open house at Bloor Collegiate Institute Image 2: The Dufferin Mall Kiosk

Image 3: Interactive panels at the January open house Image 4: April open house at St. Mary Catholic Academy
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Dufferin Mall is here to stay

Dufferin Mall is an important place for many people, both 
as a place for shopping and a social space. Since Primaris 
made their intentions for the site public in Fall of 2018, many 
residents have asked whether the rest of the mall would be 
redeveloped. 

Dufferin Mall is a highly-successful shopping centre, and 
it is not anticipated that the remainder of the site will be 
redeveloped within the next 25+ years.

Purpose-built rental housing

The proposed development is currently planned as purpose-
built rental housing, which will provide a significant increase 
to the supply of stable rental housing in the neighbourhood 
and help to diversify the local housing stock, both in terms of 
tenure and building typology. 

A progressive land use change

The proposed development will introduce a more urban 
condition on the site. This includes the relocation of surface 
parking to a below-grade structure, the elimination of drive-
through restaurants, and a new development that frames 
streets and open spaces. 

A mixed use neighbourhood

The proposed development will introduce new residential 
units, add additional retail/commercial uses - including both 
larger-format and finer-grained retail - and also introduce a 
new park to the neighbourhood. 

A new park & public realm improvements

The proposed development includes a new public park that 
will act as a link between existing and planned park assets. 
Streetscape improvements along Dufferin Street, Croatia 
Street and a new internal road will create safer and more 
attractive conditions for pedestrians. 

Key Messages

Intensification at an appropriate location

The site is an appropriate location for intensification, 
considering the existing infrastructure and services, such 
as transit, municipal services, parks, schools, and libraries, 
among others.
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Desired Outcome(s)

The goals of public consultation have and will 
continue to be:

• Introduce Primaris and the proposed development, and 
the intentions for the site;

• Encourage awareness of the proposed redevelopment 
and the positive impacts it will have on the immediate 
neighbourhood and broader city;

• Build positive relationships with local stakeholders and 
residents;

• Offer multiple methods of participation to reach a large 
audience (e.g. people who do not want to, or cannot, 
attend public meetings can provide comments and 
feedback through social media, a website, and/or 
feedback forms);

• Maintain a positive dialogue with City of Toronto staff and 
other government / agency stakeholders;

• Clearly set out goals and objectives for each element of 
the consultation process so that stakeholders and the 
public understand how they can participate and how their 
input will be incorporated into the overall project; and

• Generate support and buy-in for the proposed 
development from all stakeholders and target audiences.

Working with these goals, the applicant hopes to 
achieve the following outcomes by the end of the 
public consultation period:

• The surrounding neighbourhood, and key stakeholder 
groups feel that they have been sufficiently informed and 
consulted;

• The consultation methods used throughout the process 
were useful and enabled all interested parties to learn 
about the proposal and share their thoughts;

• The consultation process was clear and easy to navigate, 
and all engaged parties understood the outcomes of the 
process, and how their feedback was incorporated into 
the refined proposal; and,

• The surrounding neighbourhood, and key stakeholder 
groups consider the proposed development as a positive 
change to the area and are supportive of the proposal.

04
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The study area for the public consultation strategy is 
roughly bounded by Wallace Avenue and Shanly Street 
(north), Dovercourt Road (east), College Street (south) 
and Lansdowne Avenue (west). The demographic analysis 
presented in a later section is based on census tracts which 
are contained within or overlap this area. 

This study area was provided by Councillor Ana Bailao’s office 
for the purposes of mailing invitations for the two public open 
houses held by Primaris in Winter and Spring of 2019. The 
area includes approximately 6,800 mailing addresses, based 
on information provided by the Canada Post service that was 
used to distribute these notifications.

We believe this geographic area is appropriate for the 
purposes of public consultation for Dufferin Grove Village for 
the following reasons: 

• Dufferin Mall has a rich legacy with the community, and it 
is anticipated that the project will generate broader public 
interest; 

• As a significant redevelopment project in terms of scale, 
the project will have benefits and potential impacts that 
extend beyond its immediate surroundings.

Scope of Consultation

Bloor Street West

Wallace Avenue
Shanly Street
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Map 1: Map of study area.
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This section outlines the demographic profile of 
the study area, summarizing key statistics from 
the 2016 Census by Statistics Canada.

The demographic profile of the study area is compared to 
that of Toronto. The demographic analysis includes findings 
on age, sex, education level, income level, home language, 
household size, housing tenure and type.

Population & Age

The study area has experienced a rate of population growth 
that is slightly higher than that of the city overall - 5% versus 
4.5%. With 4,330 residents per square kilometre, the study 
area is approximately 2.5 as dense as the city as a whole. 

The area consists of primarily working age adults (25-64 
years) accounting for a higher percentage of the same 
demographic than the city as a whole (66% verses 57%). 
Conversely, youth (0-24 years of age) and seniors (65+) 
account for relatively smaller proportions of the population 
when compared to the city as a whole. 

 Study Area Toronto

2016 population 24,905 2,731,571

2011 population 23,418 2,615,060

Population density 10,939 4,334

Population change, 2011-2016 6.5% 4.5%

Children (0-14 years) 11% 14.6%

Youth (15-24 years) 10% 13%

Working Age (25-64 years) 66% 57%

Seniors (65+ years) 12% 16%

Audience

Figure 2: Age cohorts pyramid. 

Table 1: Age cohorts by life stage. 
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Education, Income  & Employment

Compared to the city as a whole, the study area has fewer 
residents with a post-secondary education as well as lower 
after-tax median household incomes. Interestingly, the 
prevalence of low-income status (LIM-AT) in the study area 
is less (18%) than that of the city as a whole (20%). The 
employment rate is noticeably higher than that of the broader 
city, with 66% of the population employed, compared to 59% 
of the city’s working-age population. The study area also has 
a greater proportion of residents in income brackets between 
$10,000-$40,000 than the city as a whole.

Education - Highest certificate; diploma 
or degree for the population aged 15+ yrs

Study Area Toronto

No certificate; diploma or degree 22% 16%

Secondary (high) school diploma or 
equivalent certificate

22% 25%

Postsecondary certificate; diploma or 
degree

57% 59%

Apprenticeship or trades certificate or 
diploma

4% 4%

Trades certificate or diploma other than 
Certificate of Apprenticeship or Certificate 
of Qualification

2% 2%

Certificate of Apprenticeship or Certificate 
of Qualification

2% 2%

College; CEGEP or other non-university 
certificate or diploma

15% 16%

University certificate or diploma below 
bachelor level

2% 3%

University certificate; diploma or degree 
at bachelor level or above

36% 36%

Bachelor’s degree 24% 23%

University certificate or diploma above 
bachelor level

2% 2%

Degree in medicine; dentistry; veterinary 
medicine or optometry

0.5% 1%

Master’s degree 9% 8%

Earned doctorate 1% 1%

 Study Area Toronto

Median after-tax income of households in 
2015 ($)

$55,616 $58,264

Prevalence of low income based on the 
Low-income measure; after tax (LIM-AT) 
(%)

18% 20%

Participation rate 72% 65%

Employment rate 66% 59%

Unemployment rate 8% 8%

Figure 3: Household incomes. 

Table 2: Key socio-economic measures.

Table 3: Level of education attained.
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Home Languages

Compared to the city as a whole, a slightly greater proportion 
of residents of the study area speak English at home (68% 
versus 64%. The language most commonly spoken at 
home in the study area, aside from English, is Portuguese, 
which  accounting for 10% of individuals. Cantonese and 
Spanish each account for 2%. Toronto includes Mandarin 
and Cantonese as the two most spoken languages at home 
apart from English, both accounting for 3% of the overall 
population. 

Study Area Toronto

% of individuals speaking 
English at home

68% 64%

Top 3 languages (non-English)

            Cantonese Portuguese (10%) Mandarin (3%)

            Portuguese Cantonese (2%) Cantonese (3%)

            Spanish Spanish (2%) Tagalog (2%)

Household Size & Composition

Households in the study area are predominantly single- and 
two-person households. The proportion of one- and two-
person households in the study area is relatively similar to 
that of the city as a whole, with the exception of the study 
area accounting for slightly more two-person households. The 
similarities in household sizes between the study area and 
the city is also seen in the average household size which is 
2.3 in the study area and 2.4 in the City of Toronto. 

Households by size Study Area Toronto

1 person 34% 32%

2 persons 34% 30%

3 persons 15% 16%

4 persons 11% 13%

5 or more persons 7% 9%

Average household size 2.3 2.4

Housing Tenure & Type

The predominant form of housing in the study area is 
apartment buildings, and the majority of residents in the area 
are renters. Within the study area, 47% of the residents live in 
an apartment building with fewer than five storeys, compared 
to only 15% of Toronto residents. Mid-rise and taller buildings 
(apartment buildings five storeys or taller) account for a 
significantly smaller component of the housing stock of the 
study area when compared to the city (24% versus 44%). The 
study area has a diverse mix of attached dwellings including 
semi-detached dwellings (9%), apartments or flats in a duplex 
(8%), and row houses (2%). 

Households by tenure Study Area Toronto

Owner 44% 53%

Renter 56% 47%

Dwellings by structural type 10,840 1,112,930

Single-detached house 8% 24%

Apartment in a building that has five or 
more storeys

24% 44%

Other attached dwelling 68% 31%

Semi-detached house 9% 6%

Row house 2% 6%

Apartment or flat in a duplex 8% 4%

Apartment in a building that has fewer than 
five storeys

47% 15%

Other single-attached house 2% 0%

Demographic Profile Summary

The demographic profile shows the study area consists 
of a predominantly working age demographic with lower 
incomes and education levels than that of the city as a whole. 
The consultation strategy will consider opportunities to 
incorporate targeted outreach methods, such as social media, 
to engage this 25-64 year old demographic. In addition, 14% 
of residents do not speak English at home. The City may 
consider translators at the public consultation sessions - 
particularly for Portuguese speakers - to facilitate discussions 
and ensure that everyone is well informed.

Table 4: Top three languages. 

Table 5: Household size.

Table 6: Tenure and housing types.

Table 3: Level of education attained.
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Matters that arise through the consultation process will 
be included in a comment tracking and response matrix, 
outlining the specific concern or question, changes made 
to the proposed development in response, or a response if 
changes are not feasible. Where multiple inputs are received 
on the same theme, they may be grouped thematically. 

The following is an initial list of matters that have already 
been raised through the public consultation initiated by 
Primaris. Through the consultation program, should additional 
matters and specific questions or concerns be raised, these 
will be added.

Affordable & rental housing

Affordable housing and rental housing were significant 
topics of discussion at the two developer-led open houses. 
Residents have also raised these concerns on comment cards 
received through the Dufferin Mall kiosk. It is expected that 
residents will continue to raise these concerns. Primaris is 
still planning at this time to deliver a project that comprises 
rental housing, and that affordable housing will form part of 
the community benefits package.

Height & density

The proposed height and density has been of concern 
to some residents in terms of the capacity of hard and 
soft infrastructure, shadowing and sky view. The site of 
the proposed development is an appropriate location for 
intensification, given its proximity to higher-order transit 
and existing community services and facilities. The studies 
required to demonstrate capacity and to identify potential 
required improvements have been submitted in support of the 
application. 

A sun/shadow study has also been submitted to illustrate the 
impact of the proposed development. While there is some 
impact on surrounding neighbourhoods, the proposed park 
to the north, and public sidewalks, through building envelope 
controls such as setbacks, stepbacks, and separation 
distances, these impacts have been adequately limited both 
in terms of the extent and duration of shadowing. 

Matters to be Addressed

The proposed park

Some residents have raised concerns regarding the size 
of the proposed park. In response to early comments, the 
size of the park has been slightly increased, with additional 
frontage along Dufferin Street. At 10% of the site area, this 
parkland dedication is on par with comparable developments. 
The proposed location of the park is optimal given the 
physical and visual connections it creates between existing 
and planned parks, the sun-exposure, and its visibility from 
Dufferin Street. 

Input and feedback to date regarding the potential uses 
and programming of the public park has been varied. The 
intent of the park is to act as an “urban living room” that 
accommodates a broad range of users for mostly passive 
activities, and serves as a complement with differing uses to 
the more active Dufferin Grove Park. The park is not intended 
specifically designed and programmed for kids, though kids 
would certainly enjoy spending time there. Similarly, despite 
suggestions for a dog park, the park will also not be designed 
specifically for dogs. Instead, the internal and external 
building amenities are planned to be designed to have a 
focus on children and dogs. 

Capacity of 29 Dufferin bus 

The capacity of TTC’s 29 Dufferin bus has been raised by 
many residents of the neighbourhood. A Transportation 
Impact Study has been submitted as part of this application 
in order to evaluate the capacity of existing transit and 
the potential impact. While the capacity of bus route is a 
challenge that extends beyond the development site, through  
the development there may be opportunities to explore 
localized improvements that would make the service more 
comfortable, such as improvements to transit waiting areas. 

The neighbourhood is well-served by numerous transit options 
in addition to the 29 Dufferin bus. Dufferin TTC station on 
the Bloor-Danforth Line, the 506 College and 505 Dundas 
streetcars are all located within a 10-minute walk of the site. 
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Matters to be Addressed

Primaris and the project team is committed to ongoing 
communications and meetings with the neighbouring 
residents and businesses, and other key stakeholders in 
order to understand and address community ideas and 
concerns.

The public consultation strategy focuses on providing 
opportunities for the public to exchange ideas, explore 
opportunities, raise concerns, and to understand how the 
proposed redevelopment of the site will provide local benefits 
to the existing community. 

The project team will continue engage in public information 
sessions and online consultation that are in addition to the 
statutory meeting requirements. This has included responding 
to questions and concerns that have been received through 
the project website and the Dufferin Mall kiosk.

Moving forward, a variety of engagement techniques will be 
utilized to target each audience during different stages of the 
proposed development. The following consultation methods 
and engagement techniques are divided into internal and 
external groups.

Internal Consultation

City Staff - Since initiating the project in Summer 2018, the 
project team has engaged City Planning, Urban Design, and 
Transportation Planning staff on several occasions, typically 
during the lead-up to the public open houses. We propose to 
maintain an open dialogue, which will be extended to include 
staff for various departments as necessary. 

Ward Councillor - Similarly, the project team will provide 
regular updates to the Ward Councillor throughout the 
approvals process.  

Communication &  
Consultation Strategy

External Consultation

Adjacent Landowners - To date, Primaris has maintained an 
open line of communication with the leadership of Our Lady 
Queen of Croatia Church, as well as the Catholic Archdiocese 
of Toronto, to understand their concerns as immediate 
neighbours. Similarly, Primaris will continue to address the 
specific concerns of the mall’s neighbours to the west, should 
any arise. 

Project Website - The project website has hosted information 
and announcements regarding the project since Fall 2018. 
We will continue to update the website regularly. 

Dufferin Mall Kiosk - The mall kiosk has been a successful 
non-digital engagement tool, providing people the opportunity 
to write in comments. As necessary, we will continue to 
update the kiosk panels, as well as the video that runs on 
loop. 

Local Community Groups or Organizations - The project 
team has engaged local BIAs and organizations to provide 
information on the project and seek their input and feedback. 
We will continue to meet with these organizations throughout 
the process. 
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Primaris and the project team will provide frequent reporting 
on project milestones to City staff and the public to help 
maintain a clear communication stream.

An evaluation will be provided following each key public 
consultation activities, identifying the number of attendees 
and comments received, and summarizing themes of 
discussions. This section will be updated after the public 
consultation activities have taken place to track feedback 
received and ensure that the proposed development 
responds to key issues appropriately to garner further support 
and contribute to consensus building.

The applicant will continue to work with City staff to tailor this 
public consultation strategy through the approval process. 
Further discussions with City staff will be required to confirm 
timing, logistics, roles and anticipated outcomes of all 
engagement activities.

Evaluation -  
Feedback and Next Steps

Dufferin Grove Village | Public Consultation Strategy Report
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Evaluation -  
Feedback and Next Steps


