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LA.09.HAL 

DATE: August 16, 2005 

TO: Chair and Members of Planning and Development Committee 

Meeting Date: September 6, 2005  

FROM: Edward R. Sajecki,  

Commissioner of Planning and Building 

SUBJECT: Final Report - Ninth Line Corridor Protection and  

Land Use Study (May, 2005) 

 
 
RECOMMENDATION: 1. That the Region of Halton and Town of Milton, in preparing 

Official Plan Amendments to implement the recommendations of 

the study titled “Final Report - Ninth Line Corridor Protection and 

Land Use Study (May 2005)”, be requested to amend the proposed 

land use designation at the southwest quadrant of Ninth Line and 

the St. Lawrence and Hudson Railway from “Transit Related and 

Supportive Land Uses” to “Corridor Complementary Land Uses”. 

 

2. That GO Transit and the Ministry of Transportation be requested 

to undertake the functional planning study recommended by the 

Region of Halton, in consultation with the Towns of Milton and 

Oakville, the Region of Halton and the City of Mississauga. 

 

3. That a copy of the report titled “Final Report - Ninth Line Corridor 

Protection and Land Use Study (May 2005)” dated August 16, 

2005 from the Commissioner of Planning and Building be 

forwarded by the City Clerk to GO Transit, the Ministry of 

Transportation, the Region of Halton, the Town of Milton and 

Town of Oakville. 
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BACKGROUND: This report is part of the ongoing program to update City Council on 

significant planning initiatives in adjacent municipalities. 

 

The Region of Halton, on  June 22, 2005 considered the attached 

report (Appendix 1) titled “ Final Report- Ninth Line Corridor 

Protection and Land Use Study (May 2005) dated June 2, 2005 from 

the Halton Regional Commissioner of Planning and Public Works and 

adopted the following recommendations: 

 

“1. THAT Council endorse the recommended land use option in 

the “Final Report – Ninth Line Corridor Protection and Land 

Use Study (May 2005)”, under Separate Cover to Report 

PPW08-05, as the basis for future land use planning within the 

corridor; 

 

2. THAT subject to the Town of Milton’s endorsement of the 

land use option for the Ninth Line Corridor presented in 

Report PPW08-05, Council direct Regional staff to prepare an 

Amendment to the Regional Official Plan that reflects this land 

use option; 

 

3. THAT Council direct staff to initiate discussions with the 

Region of Peel on a framework of an agreement for the 

provision of water and waste water servicing for the Ninth 

Line Corridor and report back to Council in the Fall of 2005 on 

the progress of the discussions; 

 

4. THAT Council request the Minister of Transportation to 

undertake a functional planning study, jointly with the Town 

of Milton, the Town of Oakville and the City of Mississauga, 

and in cooperation with the Region of Halton, to identify 

optimum transit interconnections for the Ninth Line Corridor; 

this should consider both easterly and westerly connectivity, 

and identify land use requirements for achieving that 

connectivity, including a potential transit station in the Lower 

Base Line area if such is required; and that staff be directed to 

report back on the Ministry of Transportation’s response by 

September 1, 2005.  



Planning and Development Committee - 3 - LA.09.HAL
                                               August 16, 2005 

 
 

5. THAT the Regional Clerk forward a copy of Report PPW08-05 

to the Towns of Milton, Oakville and Halton Hills, the Ninth 

Line Owners’ Association, the Region of Peel, the City of 

Mississauga, and other appropriate agencies for their 

information.” 

 

Subsequently, the Town of Milton Council, on June 27, 2005 

considered the attached (Appendix 2) report titled “ Final Report- 

Ninth Line Corridor Protection and Land Use Study (May 2005) - 

Town of Milton” dated June 20, 2005 from the Director of Planning 

and Development and ratified the following recommendation: 

 

“THAT Town of Milton Council endorse the recommended land use 

option presented in the “Final Report – Ninth Line Corridor Protection 

and Land Use Study (May 2005), provided under separate cover to 

Report PD-056-05, as the basis for future land use planning within the 

corridor;  

 

AND THAT Town of Milton Council direct staff to prepare a Local 

Official Plan Amendment, reflecting the recommended land use 

option, following the proposed Amendment to the Regional Official 

Plan;  

 

AND FURTHER THAT Milton staff be directed to initiate a financial 

analysis with respect to the financial implications to the Town of 

Milton with respect to the recommended development within the 

Ninth Line Corridor;  

 

AND FURTHER THAT the Town Clerk be directed to forward a 

copy of Report PD-056-05 to the Region of Halton, the Towns of 

Oakville and Halton Hills, the Ninth Line Owners’ Association, the 

Region of Peel and the City of Mississauga, for their information;  

 

AND FURTHER THAT an additional $12,000, from the Development 

Charges Reserve Fund, be allocated towards the Ninth Line Corridor 

Protection and Land Use Study, in order to meet the Town’s share of 

financial responsibilities in relation to additional consulting services, 

which were required to complete the study;  
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AND FURTHER THAT the presentation by Ms. Liz Howson of 

Macaulay Shiomi Howson Ltd. – consultant for the Town of Milton 

and Region, be received with thanks”. 

 

This matter was previously considered by Mississauga City Council 

on October 13, 2004 when it considered the attached (Appendix 3) 

report titled “Addendum Report –Region of Halton ‘Ninth Line 

Corridor Protection and Land Use Study – Draft Report” dated 

September 14, 2004 from the Commissioner of Planning and Building 

and adopted the following recommendation: 

 

“1. That the report titled “Region of Halton - Ninth Line Corridor 

Protection and Land Use Study - Draft Report” dated August 17, 

2004 from the Commissioner of Planning and Building be 

adopted by City Council and forwarded by the City Clerk to the 

Region of Halton subject to the deletion of recommendation 2. 

 

2. That the e-mails dated October 4, 2004 with respect to the 

Churchill Meadows Ratepayer’s Association and the Ninth Line 

Owners’ Association with respect to their comments on the 

above matter be received.” 

 

Attached as Appendices 4 and 5, respectively, are the following 

excerpts from the study “ Region of Halton - Ninth Line Corridor 

Protection and Land Use Study Final Report (May 2005)” prepared by 

Entra Consultants:  the Land Use Plan (May 2005); and Ninth Line 

Corridor Planning Directions, which includes a list of permitted uses 

applicable to each land use designation. 

 

 

COMMENTS: 1. Revised Land Use Plan  

 

The draft plan has been revised in response to comments 

received from landowners, residents associations, agencies, and 

other levels of government, to incorporate the following changes 

to the proposed land use designations: 
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• Changing the “Transit Supportive Land Uses” designation to 

“Transit Related and Supportive Land Uses” and expanding  

the permitted uses to include medium density residential 

uses; 

 

• Changing the “Open Space Supportive Land Uses” 

designation to “Corridor Complementary Land Uses” and 

expanding the uses to include medium density residential; 

and 

 

• Removing the proposed transitway station on the private 

lands south of the CPR tracks as a result of the decision to 

locate the future GO Station near the Tenth Line in 

Mississauga. 

 

2. Impacts on Mississauga  

 

The only outstanding impact on Mississauga, which was 

previously identified, is the designation of land at the southwest 

quadrant of Ninth Line and the St. Lawrence and Hudson 

Railway (Appendix 4). 

 

In the draft plan, these lands were designated “Transit 

Supportive Land Uses” which permits, among other uses, high 

density residential uses, high density office or employment uses 

and high density mixed uses development at a Floor Space Index 

of 1.0 to 4.0.  Since the “Residential Low Density II” 

designation of lands on the east side of Ninth Line in the Lisgar 

Planning District permits detached, semi-detached, street 

townhouses and duplex dwellings at a maximum density of 45 

units per net hectare (18 units per net acre), Mississauga 

requested the Region of Halton to amend the designation of 

these lands to a lower intensity land use to be consistent with the 

“Residential Low Density II” designation in Mississauga. 

 

In response to these concerns, the consultants and Regional staff 

changed the “Transit Supportive Land Uses” designation to 

“Transit Related and Supportive Land Uses” and expanded the 
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permitted uses to include medium density residential uses to 

provide an opportunity for development that is consistent with 

the intensity of development on the Mississauga side of Ninth 

Line. 

 

This amendment, however, does not fully address Mississauga’s 

concerns because the “Transit Related and Supportive Land 

Uses” designation will still permit, among other uses, high 

density residential uses, high density office or employment uses 

and high density mixed uses development at a Floor Space Index 

of 1.0 to 4.0. 

 

Since a “Proposed Transitway Station” has not been identified 

on land at the southwest quadrant of Ninth Line and the St. 

Lawrence and Hudson Railway, a more appropriate designation 

of these lands would be “Corridor Complementary Land Uses”. 

This designation permits, among other uses, development in 

accordance the “Medium Density Residential I” designation in 

the Town of Milton Official Plan.  The “Medium Density 

Residential I” designation in the Town of Milton Official Plan 

permits townhouses, triplexes and quattroplexes at a maximum 

density of 35 units per net hectare (14 units per net acre).  This 

same designation was used elsewhere on the west side of Ninth 

Line, on other lands not in proximity to Proposed Transitway 

Stations, across from low density residential development on the 

east side of Ninth Line in Mississauga.  

 

3. Mississauga Departmental Comments 

 

(a) Community Services Department 

 

The Community Services Department has no concerns with 

the “Region of Halton - Ninth Line Corridor Protection and 

Land Use Study Final Report (May 2005)”. 
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(b) Transportation and Works Department 

 

Transportation and Works Department comment: 

 

“The Region of Halton Council, when it considered the 

report titled “Final Report- Ninth Line Corridor Protection 

and Land Use Study (May 2005)” dated June 2, 2005 from 

the  Halton Regional Commissioner of Planning and Public 

Works, adopted the following recommendation: 

 

“THAT Council request the Minister of Transportation to 

undertake a functional planning study, jointly with the Town 

of Milton, the Town of Oakville and the City of Mississauga, 

and in cooperation with the Region of Halton, to identify 

optimum transit interconnections for the Ninth Line 

Corridor; this should consider both easterly and westerly 

connectivity, and identify land use requirements for 

achieving that connectivity, including a potential transit 

station in the Lower Base Line area if such is required; and 

that staff be directed to report back on the Ministry of 

Transportation’s response by September 1, 2005.”  

 

The Ministry of Transportation, in 1998, completed their 

“Transitway Corridor Protection Study – Highway 

407/Parkway Belt West Corridor from Highway 403 to 

Markham Road” which reviewed alignment alternatives on 

both the west and east side of the Highway 407 corridor to 

determine ultimate property requirements that would need to 

be protected.  The only available lands for the inter-urban 

transitway on the west side of the Parkway Belt West Plan 

were within the Hydro corridor, which was not deemed a 

desirable location and limited station development.  The 

preferred alignment was located on the east side of Highway 

407.  This is the preferred location for the transitway and 

station sites to best serve the major residential development 

east of Ninth Line and provide station access from Ninth 

Line for local transit, parking and kiss-and-ride facilities.  

The proposed alignment has been located as far back from 
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Ninth Line as possible with station locations primarily at 

intersections and adjacent to the CP Rail corridor for access.  

Furthermore, the east side alignment also facilitated direct 

transitway connections to the proposed Highway 403 inter-

urban transitway (GO BRT alignment). 

 

The Mississauga Transitway Highway 403 – Eglinton 

Avenue Corridor Environmental Assessment Addendum, 

which identified the alignment and stations for the 

Mississauga Bus Rapid Transit (BRT) was filed with the 

Ministry of Environment in October 2004, and approved in 

March 2005.  

 

Both of the above studies for the Highway 407 Transitway 

and the Mississauga segment of the Bus Rapid Transit 

project have not identified a station at Lower Base Line. 

 

The alignment of the Highway 407 Transitway is still subject 

to a full environmental assessment (EA) study.  This future 

E.A. will be required to address alternative alignments, 

station locations and environmental impacts. 

 

In view of the multi-jurisdictional significance and impacts 

of a transitway station at the Lower Base Line in Halton, and 

since responsibility for the planning of the GTA Transitway/ 

BRT System rests primarily with the Province, GO Transit 

and the Ministry of Transportation should be responsible for 

undertaking the functional study recommended, in 

consultation with the Towns of Milton and Oakville, Region 

of Halton and City of Mississauga.” 

 

 

FINANCIAL IMPACT: Not applicable 

 

 

CONCLUSION: The proposals of the “Final Report - Ninth Line Corridor Protection 

and Land Use Study (May 2005)” are consistent with the direction of 

Mississauga Plan, except for the “Transit Related and Supportive Land 
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Uses” designation of land at the southwest quadrant of Ninth Line and 

the St. Lawrence and Hudson Railway.  A more appropriate 

designation would be “Corridor Complementary Land Uses” to ensure 

development will be consistent with the “Residential Low Density II” 

designation of lands on the east side of Ninth Line in the Lisgar 

Planning District. 

 

 

ATTACHMENTS: Appendix 1:  Final Report- Ninth Line Corridor Protection and 

Land Use Study (May 2005) dated June 2, 2005 from 

the Halton Regional Commissioner of Planning and 

Public Works. 

 

 Appendix 2: Final Report- Ninth Line Corridor Protection and 

Land Use Study (May 2005) - Town of Milton dated 

June 20, 2005 from the Director of Planning and 

Development. 

 

 Appendix 3: Addendum Report –Region of Halton Ninth Line 

Corridor Protection and Land Use Study – Draft 

Report dated September 14, 2004 from the 

Commissioner of Planning and Building. 

 

 Appendix 4 

 

 

 

Appendix 5: 

Land Use Plan, excerpt from the “Final Report - 

Ninth Line Corridor Protection and Land Use Study 

(May 2005)”, by Entra Consultants. 

 

Ninth Line Corridor Planning Directions excerpt from 

the “Final Report - Ninth Line Corridor Protection 

and Land Use Study (May 2005)” by Entra 

Consultants. 

 

 

    Original Signed By: 

Edward R. Sajecki 

Commissioner of Planning and Building 
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LA.09.HAL
(Halton Region)

DATE: September 14, 2004

TO: Chairman and Members of the Planning and Development
Committee

FROM: Edward R. Sajecki, Commissioner of Planning and Building

SUBJECT: Addendum Report - Region of Halton "Ninth Line Corridor
Protection and Land Use Study" - Draft Report
MEETING DATE:  October 4, 2004

ORIGIN: Planning and Building Department

BACKGROUND: Planning and Development Committee, on September 7, 2004
considered the report titled "Region of Halton - Ninth Line
Corridor Protection and Land Use Study - Draft Report" dated
August 17, 2004 from the Commissioner of Planning and Building
(See Exhibit 1) and adopted the following:

"That the report dated August 17, 2004  from the Commissioner
of Planning and Building with respect to the report titled
"Region of Halton - Ninth Line Corridor Protection and Land
Use Study - Draft Report" be deferred to the next Planning and
Development Committee on September 20, 2004 to allow staff
to forward the report to the two Residents Associations for
comment."

Subsequently, since no comments were received prior to the
September 20, 2004 Planning and Development Committee, the
Region of Halton was contacted to request a further extension to
allow this report to go to the October 4, 2004 Planning and
Development Committee.   
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The purpose of this report is to summarize any issues raised by
the Lisgar and Churchill Meadows Ratepayer Associations (the
report was also forwarded to the Ninth Line Residents
Association) for comment and address a concern raised at
Planning and Development Committee.

 
COMMENTS: 1.0  Concern of Planning and Development Committee 

At the September 7, 2004 Planning and Development Committee
a concern was raised with respect to Recommendation 2 which
states:

"That the "Transitway Supportive Land Uses" designation be
extended to include the non treed area of the City of
Mississauga owned parcel located at the southwest corner of
Derry Road and Ninth Line."

  Upon further review by staff it is recommended to delete
Recommendation 2 as it is premature to change the land use
designation to "Transit Supportive Land Uses". 

2.0  Public Comments

The report was forwarded to the Churchill Meadows, Lisgar
Residents Associations and the Ninth Line Residents Association
requesting comments and explaining that Recommendation 2 is
proposed to be deleted.

The comments received concurred with  the staff recommendation
to amend the proposed land use designation in the southwest
quadrant of Ninth Line and the St. Lawrence and Hudson Railway
to a lower intensity land use to be consistent with the "Residential
- Low Density II" designation in the Lisgar District in Mississauga
(Recommendation 1). 

Further, the Lisgar Residents Association raised concerns (See
Exhibit 2) with respect to traffic on Terragar Boulevard and the
ability to provide schooling for any additional population.  These
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issues will be addressed with the processing of development
applications. 

 
CONCLUSION: Staff have concluded that Recommendation 2 of the report titled

" Region of Halton "Ninth Line Corridor Protection and Land Use
Study" - Draft Report" dated August 17, 2004 from the
Commissioner of Planning and Building be deleted.

RECOMMENDATION: That the report titled " Region of Halton "Ninth Line Corridor
Protection and Land Use Study" - Draft Report" dated August 17,
2004 from the Commissioner of Planning and Building, be
adopted by City Council and forwarded by the City Clerk to the
Region on Halton subject to the deletion of Recommendation 2. 

 Original Signed By:                                  
Edward R. Sajecki
Commissioner of Planning and Building
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