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Committee

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

SUBJECT: Region of Halton - "Ninth Line Corridor Protection and Land
Use Study" - Draft Report
MEETING DATE:  September 7, 2004

ORIGIN: Planning and Building Department

COMMENTS: This report is part of the ongoing program to update City Council
on significant planning initiatives in adjacent municipalities.

On June 24, 2004, Mississauga received the Draft Report - Ninth
Line Corridor Protection and Land Use Study from the Region of
Halton requesting comments by July 19, 2004. Notwithstanding
this timeframe, the Region of Halton is aware that Mississauga's
comments will not be available until  September, 2004. 

The Ninth Line corridor has become increasingly important as a
potential future higher order inter-regional transit corridor in
Halton Region and the Greater Toronto Area (GTA) since its
identification as a key corridor in the long - term transit plan in
the Greater Toronto Services Board (GTSB), "Removing
Roadblocks", report in June, 2000.

The "Making Progress in Removing Roadblocks" report for the
GTSB (February, 2001) reinforced the notion that this corridor is
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an important transit link.

In October 2002, Halton Region continued to build on previous
studies by publishing the "Making Connections: Transit for
Halton" report that identified inter-regional transit corridor
opportunities and support elements for introducing and supporting
transit in Halton and inter-regional transit connections to the rest
of the GTA and Golden Horseshoe.  Collectively, these studies
have established the Ninth Line Corridor as a major
transportation corridor in the GTA.

Study Area
The Study Area comprises approximately 395 hectares (876
acres) and is bounded by Highway 407 to the west, Highway 401
to the north, Ninth Line to the east and Highway 403 to the south.
The Ninth Line Study Area is shown on Exhibit 1.

Purpose of Study
The primary purpose of the study was to identify the land
requirements for the development of the Ninth Line Corridor as an
inter-regional transit corridor.  This includes the lands needed for
the planned Highway 407 transitway, a potential transitway/Go
Rail intermodel station, and any other future transit facilities,
including all associated facilities (i.e. transit stations, parking,
access, buffer areas).  The study also identified appropriate long
term uses for any remaining developable lands within the corridor
not needed for transit purposes.

Floodplain Context
The study area includes a branch of the Sixteen Mile Creek which
has a significant floodplain area.  The mapping to identify the
extent of the Regional Floodplain has recently been completed
and is estimated to comprise of approximately 135 hectares (334
acres) of the total 395 hectare (976 acres) study area.

Transit Corridor Land Requirements
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In order to attract future transit ridership, implementation of
higher order transit solutions that will be both convenient and
timely is essential.  "To ensure that future higher order transit
opportunities exist in the future and that planned development
can be sustained, it is necessary that long-term transit
opportunities such as those identified in the Ninth Line
Corridor be protected."

Protecting for an inter-urban transitway facility in the Highway
407 corridor has been under active consideration since the late
1980s.  The Province undertook the "Protection for Transit in the
Highway 407/Parkway Belt West Corridor Study" in 1989 and the
1992 "Need and Justification Study for the Protection of the
Highway 407/Parkway Belt West Transit Corridor" which served
as a starting point for formulating the route alignment.

Location Rationale for the Transitway Corridor
In 1997, the Province initiated the Transitway Corridor Protection
Study - Highway 407/Parkway Belt West Corridor from Highway
403 to Markham Road with a steering committee that included
representatives from the City of Mississauga.  The Ontario Realty
Corporation was in the process of identifying surplus lands for
potential sale and this study reviewed alignment alternatives on
both the east and west side of the Highway 407 corridor to
determine the 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 are within the hydro
corridor, which was not deemed a desirable location.  The
preferred alignment was located on the east side of Highway 407
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. 
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The proposed alignment has been located as far back from Ninth
Line as possible with station locations primarily at intersections
and adjacent to the rail corridor for access.  Furthermore, the east
side alignment also facilitated direct transitway connections to the
proposed Highway 403 inter-urban transitway (GO Bus Rapid
Transit (BRT) alignment).

Reports with recommendations advising the Ministry of
Municipal Affairs and Housing that the City of Mississauga had
no objections to Amendments #91 and #147 (incorporation of the
Highway 407 inter-urban transitway alignment into the Parkway
Belt West Plan and the Oakville-Mississauga Mini-Belt) were
adopted, by City Council on October 29, 1997 (0149-97) and
October 13, 1999 (0132-1999), respectively.  

City Council was subsequently notified when these amendments
were approved by the Province on March 10, 1999 through the
report "Amendment 91 to the Parkway Belt West Plan -Town of
Milton" dated February 9, 1999 from the Commissioner of
Planning and Building and the "Parkway Belt West Plan
Amendment 147 Highway 407 Inter-Urban Transitway" report
dated January 20, 2001 from the Commissioner of Planning and
Building on February 28, 2001.

Future GO Station Location
GO Transit is planning improvements in their service on the
Milton GO Rail commuter line, including all day transit service.
A future GO station on the Milton line is currently being planned
by GO Transit to serve the growing development in northwest
Mississauga, southwest Brampton, east Halton and Milton.  "A
station location study for a GO station on the CPR Galt
Subdivision in the vicinity of Ninth Line has been initiated by
GO Transit."

At its meeting on January 21, 2004 City Council adopted
Resolution (0012-2004) “That GO Transit be advised that
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Council of the Corporation of the City of Mississauga supports
the location of a GO Transit station on the west side of Tenth
Line West, south of the proposed extension of Argentia Road
consistent with Schedule 4 of Mississauga Plan."

Subsequently, Regional Council at its meeting of April 1, 2004
approved a resolution regarding “Adoption of Regional Official
Plan Amendment Number 9 – Change to ROP Schedule G-High
Order Transit Network, File ROPA 03-003  City of Mississauga,
Ward 9" which amended the Regional Official Plan to identify a
proposed GO Rail Station west of Tenth Line.

Alignment of the 407 Transitway
The alignment of the Highway 407 Transitway is still subject to
a full environmental assessment (E.A.) study.  This future E.A.
will be required to address alternative alignments and
environmental impacts.

A potential Transitway Station at Lower Base Line has been
identified.  The City’s approved Transitway environmental
assessment identifies a location at Ridgeway Drive/Highway 403
for the westerly terminus of its transitway.  Based on the outcome
of an environmental assessment study of the Highway 407
Transitway, the City will review the role for the Ridgeway/Hwy.
403 station.

Ninth Line Corridor Land Use Plan
The background analysis to determine the appropriate land uses,
is as follows:

(1) The area is planned to include major transportation
infrastructure which will play an important role in the Greater
Toronto Area (GTA) wide system;  

(2) Large parcels of land are located in the floodplain or are
owned by public agencies or utilities; and,
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(3) The privately owned lands not located within the floodplain
are small parcels of land that are generally isolated.        

Attached as Exhibit 2 is the proposed Land Use Plan (June 2004).
As a result of the limited development potential, the land uses
proposed generally are consistent with development on the east
side of Ninth Line in Mississauga.  Attached  as Exhibit 3 is the
planning direction, including a list of permitted uses applicable to
each land use designation.  

Impacts on Mississauga
The overall philosophy of what is being proposed by the "Ninth
Line Corridor Protection and Land Use Study" is consistent with
the direction of Mississauga Plan.  Many of the  recommended
changes complement efforts being made in Mississauga, on the
east side of Ninth Line.

In summary, the following aspects are of interest to Mississauga:

1) The City of Mississauga's preferred location for a new GO
station on the Milton line is on the lands adjacent to the west
side of Tenth Line.

2) 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.  This parcel is located directly
across from a potential transitway station location. 

3) A potential impact for Mississauga is with respect to the
lands designated "Transit Supportive Land Uses" in the
southwest quadrant of Ninth Line and the St. Lawrence and
Hudson Railway.  This designation permits among other
things, high density residential uses, high density office or
employment uses and high density mixed use development.
The range for development is a Floor Space Index of 1.0 -
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4.0.  The lands on the east side of Ninth Line in Mississauga
are designated "Residential - Low Density II" in the Lisgar
Planning District, which permits detached, semi-detached,
street townhouses and duplex dwellings, within a density
range of 17 - 45 units per net residential hectare (7-18 units
per net residential acre).  

CONCLUSION: The Region of Halton draft report on the "Ninth Line Corridor
Protection and Land Use Study" was released to facilitate public
input.  As the Review moves forward, Mississauga staff will
continue to monitor the proposed policies and report to City
Council.  

RECOMMENDATIONS: 1. That the Region of Halton consider amending 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. 

2. 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.  

3. 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
forwarded, by the City Clerk, to the Region of Halton. 

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

K:\PLAN\POLICY\GROUP\_Reports\2004\M- September 7\dcninthlinereport.wpd














