
Mississauea
DECLARATION

Section 17 of the Planning Act

Applicant: City of Mississauga

Municipality City of Mississauga

Our File: OPA 90

I, Sacha Smith, Deputy Clerk, solemnly declare,

1. That the decision in respect of the above-noted matter was made on July 4, 2018 
when By-law Number 0167-2018 was enacted and that notice as required by 
Section 17 of the Planning Act was given on July 12, 2018.

2. That no appeal to the Local Planning Appeal Tribunal of the decision in respect of 
the above-noted matter was received under Section 17 of the Planning Act within 
the time specified for submitting an appeal.

And I make this solemn declaration conscientiously believing it to be true and knowing that
it is of the same force and effect as if made under oath.

Declared before me 

at the City of Mississauga 

in the Regional Municipality of Peel 

This 1st day of August, 2018.

(7

Sajma Tufail, a Commissioner, etc.,
Province of Ontario, for the
C; .■jioration of the City of Mississauga.
Expires March 13,2021.

Sacha Smith
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MississauGa
NOTICE OF THE PASSING OF 

AN OFFICIAL PLAN AMENDMENT AND A ZONING BY-LAW
DATE OF NOTICE July 12, 2018
OPANUMBER OPA 90 (By-law 0167-2018)
ZONING BY-LAW NUMBER 0168-2018
DATE PASSED BY COUNCIL July 04, 2018
LAST DATE TO FILE APPEAL July 31, 2018
FILE NUMBER CD.04.NIN Ward All
APPLICANT City of Mississauga
PROPERTY LOCATION South of the Highway 401/407 interchange, west of Ninth Line, 

east of Highway 407 and north of Highway 403.

TAKE NOTICE that on July 04, 2018 the Council of the Corporation of the City of Mississauga passed the above noted 
Official Plan Amendment OPA 90 and Zoning By-law, under Section 17 or 21 of the Planning Act, R.S.O., 1990, 
c.P.13, as amended.

THE PURPOSE AND EFFECT of the Official Plan Amendment is to create a new Neighbourhood Character Area for 
the Ninth Line Lands, remove the Special Study Area identification over the subject lands and to designate the subject 
lands Residential Medium Density, Mixed Use, Business Employment, Public Open Space, Greenlands, Parkway Belt 
West, Utility and Natural Hazard, and to add Transitway Route and Transitway Stations.

The purpose of the Zoning By-law is to rezone the lands located on the west side of Ninth Line, north of Highway 403, 
to City of Mississauga zones, and to repeal the Town of Milton Zoning By-law as it pertains to these lands.
The Zoning By-law shall not come into force until Mississauga Official Plan Amendment Number 90 is in full 
force and effect.

The decision of Council is final if a notice of appeal is not received on or before the last day for filing a notice 
of appeal.

IF YOU WISH TO APPEAL to the Local Planning Appeal Tribunal a copy of an appeal form is available from the LPAT 
website at elto.gov.on.ca. An appeal must be filed with the Clerk of the City of Mississauga, Attention: Diana Rusnov, 
300 City Centre Drive, Mississauga, Ontario L5B 3C1 no later than July 31. 2018.

Only individuals, corporations and public bodies may appeal a by-law to the Local Planning Appeal Tribunal. A notice 
of appeal may not be filed by an unincorporated association or group. However, a notice of appeal may be filed in the 
name of an individual who is a member of the association or the group on its behalf.

No person or public body shall be added as a party to the hearing of the appeal unless, before the official plan 
amendment and/or by-law was passed, the person or public body made oral submissions at a public meeting or written 
submissions to the City of Mississauga Council or, in the opinion of the Local Planning Appeal Tribunal, there are 
reasonable grounds to add the person or public body as a party.

The Notice of Appeal must:
1) set out reasons for the appeal;
2) be accompanied by the fee in the amount of $300.00 payable to the Minister of Finance, and
3) be accompanied by a fee of $150.00, payable City of Mississauga.
4) Four (4) copies of the appeal package.

MORE INFORMATION: A copy of the Official Plan Amendment and Zoning By-law in their entirety can be found at 
www.mississauga.ca/portal/cityhall/publicnotices or from Romas Juknevicius of the City of Mississauga, Planning and 
Building Department at (905) 615-3200 X 4115, or in person at the Office of the City Clerk, 300 City Centre Drive, 2nd 
Floor, lyiississauga, Ontario.

Sacha Smith, Manager & Deputy Clerk 
Legislative Services,
Corporate Services Department 
905-615-3200X4516

http://www.mississauga.ca/portal/cityhall/publicnotices
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Amendment No. 90 
 
 to 
 
 Mississauga Official Plan 
 
  
The following text and Maps “A - M3” and Attachment 1 attached constitute 
Amendment No. 90. 
 
Also attached but not constituting part of the Amendment are Appendices I, II 
and III. 
 
Appendix I is a description of the Public Meeting held in connection with this 
Amendment. 
 
Appendix II is a copy of the Planning and Building Department report dated May 
25, 2018, pertaining to this Amendment. 
 
Appendix III is a copy of the Planning and Building Department report dated, 
January 16, 2018 pertaining to this Amendment. 
 
 
 



PURPOSE 
 
The purpose of this Amendment is to create a new Neighbourhood Character 
Area for the Ninth Line Lands, remove the Special Study Area identification over 
the subject lands and to designate the subject lands Residential Medium Density, 
Mixed Use, Business Employment, Public Open Space, Greenlands, Parkway 
Belt West, Utility and Natural Hazard, and to add Transitway Route and 
Transitway Stations. 
 
LOCATION 
 
The lands affected by this Amendment are located south of the Highway 401/407 
interchange, west of Ninth Line, east of Highway 407 and north of Highway 403.  
 
BASIS 
 
Mississauga Official Plan came into effect on November 14, 2012, save and 
except for the outstanding site specific appeals to the Local Planning Appeal 
Tribunal. 
 
The subject lands are identified as a Special Study Area and have no assigned 
designations.  
 
An Official Plan Amendment is required to add a new Neighbourhood Character 
Area for the Ninth Line lands and to remove the Special Study Area identification 
and to add new land use designations: Residential Medium Density, Mixed Use, 
Business Employment, Public Open Space, Greenlands, Parkway Belt West, 
Utility and Natural Hazard, and to add Transitway Route and Transitway Stations. 
 
The proposed Amendment is acceptable from a planning standpoint and should 
be approved for the following reasons: 
 

1. The proposed Amendment implements the planning framework as 

established by the Halton Region Official Plan Amendment No. 28 for the 

Ninth Line Lands. 

 

2. The proposed Amendment implements the Mississauga Strategic Plan 

“Prosper” Pillar for change that will create a model sustainable and transit 

supportive community.  

 

3. The proposed Amendment supports and protects for the planned 407 

Transitway and plans for transit supportive land uses. 

 

4. The proposed Amendment represents good planning and conforms to the 

Growth Plan 2006 and has regard for the key directions of the Growth 

Plan, 2017 by incorporating minimum density and intensification targets. 

 

 

 



5. The proposed Amendment is consistent with the Provincial Policy 

Statement, 2014 by providing a transit supportive compact urban form 

and enhancing the surrounding natural environment.  

Details regarding this Amendment are contained in the Planning and Building 
report dated May 25, 2018 and attached as Appendix 2.  
 
 
 
 
 



DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO 
 
1. Section 5.6, Designated Greenfield Area, of Mississauga Official Plan, is 

hereby amended by deleting the first paragraph and replacing it with the 

following: 

 

There are lands in the Churchill Meadows Neighbourhood Character 

Area and in the Ninth Line Neighbourhood Character Area that are 

identified as a designated greenfield area pursuant to the Growth Plan 

for the Greater Golden Horseshoe. 

 

2. Table 8-1: Road Classification- Arterial, Create a Multi-Modal City, of 

Mississauga Official Plan, is hereby amended as follows: 

 
 
 
  
 
 
 
 
 

 

3. Table 8-2: Road Classification – Major Collectors, Create a Multi-Modal City, 

of Mississauga Official Plan, is hereby amended as follows: 

 

Street From To Jurisdiction R-O-W 

 

4. Section 11.4, Special Study Area, of Mississauga Official Plan, is hereby 

amended by deleting it in its entirety.   

 

5. Section 16.1, Introduction, of Mississauga Official Plan, is hereby amended by 

deleting the first sentence and replacing it with the following: 

There are 23 Neighbourhoods in Mississauga: 
 

6. Section 16.1, Introduction, of Mississauga Official Plan, is hereby amended by 

adding Ninth Line as an additional Neighbourhood on Map 16-1: City 

Structure – Neighbourhoods. 

 

7. Chapter 16, Neighbourhoods, of Mississauga Official Plan, is hereby 

amended by adding a new section, 16.20 Ninth Line, attached as Attachment 

1 of this amendment. 

 

Street From To Jurisdiction R-O-W 
 

 
  

  

 



8. Schedule 1, Urban System, of Mississauga Official Plan, is hereby amended 

by removing the Special Study Area identification and adding the 

Neighbourhood, Green System, and Corridor City Structure elements to the 

subject lands, as shown on Map "A" of this Amendment. 

 

9. Schedule 1a, Urban system – Green System, of Mississauga Official Plan, is 

hereby amended by removing the Special Study Area identification and 

identifying certain lands as Green System, as shown on Map "B" of this 

Amendment. 

 

10. Schedule 1b, Urban System – City Structure, of Mississauga Official Plan, is 

hereby amended by removing the Special Study Area identification and 

identifying the subject lands as Neighbourhood, as shown on Map "C" of this 

Amendment. 

 

11. Schedule 1c, Urban System –Corridors, of Mississauga Official Plan, is 

hereby amended by removing the Special Study Area identification and 

identifying certain lands as a Corridor, as shown on Map "D" of this 

Amendment. 

 

12. Schedule 2, Intensification Areas, of Mississauga Official Plan, is hereby 

amended by removing the Special Study Area identification and adding two 

Major Transit Station Areas, as shown on Map "E" of this Amendment. 

 

13. Schedule 3, Natural System, of Mississauga Official Plan, is hereby amended 

by removing the Special Study Area identification and identifying certain 

lands as Natural Hazard, as shown on Map "F" of this Amendment. 

 

14. Schedule 4, Parks and Open Spaces, of Mississauga Official Plan, is hereby 

amended by removing the Special Study Area identification and identifying 

certain lands as Public and Private Open Spaces and Parkway Belt West, as 

shown on Map "G" of this Amendment. 

 

15. Schedule 5, Long Term Road Network, of Mississauga Official Plan, is hereby 

amended by removing the Special Study Area identification and identifying 

certain roads as Regional Arterial, Arterial and Future Road, as shown on 

Map "H" of this Amendment. 

 

16. Schedule 6, Long Term Transit Network, of Mississauga Official Plan, is 

hereby amended by removing the Special Study Area identification and by 

amending the Potential 407 Transitway and Potential 407 Transitway 

Stations, as shown on Map "I" of this Amendment. 

 



17. Schedule 7, Long Term Cycling Routes, of Mississauga Official Plan, is 

hereby amended by removing the Special Study Area identification, as shown 

on Map "J" of this Amendment. 

 

18. Schedule 8, Designated Right-of-Way Widths, of Mississauga Official Plan, is 

hereby amended by removing the Special Study Area identification and 

adding Right-of-Way widths across the subject lands, as shown on Map "K" of 

this Amendment. 

 

19. Schedule 9, Character Areas, of Mississauga Official Plan, is hereby 

amended by removing the Special Study Area identification and by adding 

Ninth Line Neighbourhood Character Area, as shown on Map "L" of this 

Amendment. 

 

20. Schedule 10, Land Use Designation, of Mississauga Official Plan, is hereby 

amended by removing the Special Study Area identification and designating 

the lands Residential Medium Density, Mixed Use, Business Employment, 

Public Open Space, Greenlands, Parkway Belt West, Utility and Natural 

Hazard, and to add Transitway Route and Transitway Stations, as shown on 

Maps "M1 – M3" of this Amendment. 

 
IMPLEMENTATION 
 
Upon the approval of this Amendment by the Council of the Corporation of the 
City of Mississauga, Mississauga Official Plan will be amended in accordance 
with this Amendment. 
 
The lands will be rezoned to implement this Amendment. 
 
This Amendment has been prepared based on the Office Consolidation of 
Mississauga Official Plan March 21, 2018.  
 
 
INTERPRETATION 
 
The provisions of Mississauga Official Plan, as amended from time to time 
regarding the interpretation of that Plan, will apply in regard to this Amendment. 
 
This Amendment supplements the intent and policies of Mississauga 
Official Plan. 
 
 
K:\PLAN\POLICY\GROUP\2017 Character Areas\Shaping Ninth Line\OP documents\MOPA 
90\MOPA 90 - Ninth Line _RJ_text_FINAL.docx 
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Notes:

Natural Hazards:

Special Management Areas

Linkages

Residential Woodlands

Provincially Significant Wetlands

Areas of Natural and Scientific Interest - 

  Provincial Significance

Areas of Natural and Scientific Interest -

  Regional Significance

Other Wetlands

LEGEND

Natural Hazards

Two Zone Floodplain Regulations

Special Policy Area Floodplain

AMENDED EXISTING 

Natural Heritage System:

Natural Green Spaces
Significant Natural Areas and 
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Parks and Open Spaces

Part of Schedule 4

    Schedule 10.

    Private Open Space and Greenbelt as shown on 

    Schedule include lands designated Public Open Space, 

3. The Public and Private Open Spaces identified on this 

    purposes only.

    outside the city boundaries, is shown for information 

    watercourses), including any lands or bodies of water 

2. Base map information (eg. roads, highways, railways, 

1. The entire Green System is shown on Schedule 1a.

Notes:

LEGEND

Parkway Belt West

Utilities

Educational Facilities

Public and Private Open Spaces 
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    boundaries, is shown for information purposes only.

    including any lands or bodies of water outside the city 

4. Base map information (eg. railways, watercourses), 

3. All lines shown are conceptual.

    Mississauga jurisdiction.

2. Roads shown on the map are not all under 

    study.

    Kennedy Road is  conceptual and is subject to further 

1. The Britannia Road East link from Tomken Road to 
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of Mississauga Official Plan

Long Term Road Network

Part of Schedule 5

(Scenic Route)
Regional Major Collector 

(conceptual)
Future Major Collector 

Interchange
Provincial Highway and 

LEGEND

Future Road Link to be added.

Regional Arterial

Major Collector (Scenic Route)

Minor Collector (Scenic Route)

Future Minor Collector

Future Arterial (conceptual)

Major Collector

Arterial

Minor Collector
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Long Term Transit Network

Part of Schedule 6

Station
Potential  407 Transitway 

Terminal
Existing Mississauga Transit 

Interchange
Provincial Highway and 

    purposes only.

    outside  the city boundaries, is shown for information 

    watercourses), including any lands or bodies of water 

5. Base map information (eg. roads, highways, railways, 

    shown conceptually.

4. Station locations and alignments for transit routes are 

3. All lines shown are conceptual.

    jurisdiction.

2. Roads shown on the map are not all under Mississauga 

    municipalities.

    subject to further studies involving all affected 

    Toronto - Lester B. Pearson international Airport will be 

1. Alignments and technologies for rapid transit services to 

LEGEND

Existing Commuter Rail

Existing Commuter Rail Station

Bus Rapid Transit Station

Bus Rapid Transit Corridor

Higher Order Transit Corridor

Transit Priority Corridor

Mobility Hub

Potential Mobility Hub

Potential  407 Transitway

Transit Airport Connection

Intensification Corridor
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Long Term Cycling Routes

Part of Schedule 7

    Cycling Master Plan.

6. For Secondary Routes and further information refer to the 

    purposes only.

    outside the city boundaries, is shown for information 

    watercourses), including any lands or bodies of water 

5. Base map information (eg. roads, highways, railways, 

    determined through detailed study.

4. Type of cycling facility and exact location to be 

    further review by the Region of Peel.

    shown for information purposes only and are subject to 

3. Primary On-Road / Boulevard Routes (Regional) are 

    road right-of-way.

2. Primary On-Road / Boulevard Routes will be within the 

1. Off-Road routes will be outside of the road right-of-way.

Notes: 

Municipalities
Connections to Adjacent 

(Regional)
Primary On-Road / Boulevard Routes 

Primary Off-Road Routes

Primary On-Road / Boulevard Routes

Crossings
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9. All lines shown are conceptual.

    right-of-way (Toronto) and a 14m right-of-way for the Bus Rapid Transit.

8. The Eglinton Avenue right-of-way east of Etobicoke Creek consists of a 36m road 

7. The rights-of-way for Minor Collector Roads are identified in Table 8-3.

    purposes only.

    lands or bodies of water outside the city boundaries, is shown for information 

6. Base map information (eg. roads, highways, railways, watercourses), including any

     Mississauga jurisdiction.

5. "Designated Right-of-Way Widths" shown on the map are not all under 

     Peel Official Plan.

4. "Designated Right-of-Way Widths" of Regional Roads as shown in the Region of 

    transportation purposes.

    intended to imply that all designated rights-of-way will necessarily be used for 

    rights-of-way for current or possible future transportation purposes, it is not 

3. While it is intended that this Schedule provide a basis for retaining or acquiring 

    deemed appropriate.

    right-of-way separate from, adjacent to, or in addition to a road right-of-way is 

    Corridors and the Bus Rapid Transit Corridor where the creation of a public transit 

    City may acquire lands for a public transit right-of-way along Higher Order Transit 

    Transit facility are protected under the Parkway Belt West Plan.  In addition, the 

    of the basic right-of-way widths shown on Schedule 8. Portions of the Bus Rapid 

    deemed to be insufficient, the City may acquire additional rights-of-way in excess 

    further studies the land areas required to accommodate these rights-of-way are 

    Corridors, automobile, truck and other vehicular movements.  Where as a result of 

    schematically on Schedule 6, as well as transit stations along Higher Order Transit 

    Corridors, Bus Rapid Transit facility and Bus Rapid Transit stations shown 

2. These right-of-way widths are intended to accommodate the Higher Order Transit 

    provide for necessary improvements for safety in certain locations.

    additional pavement or sidewalk widths, transit facilities, cycling facilities, or to 

    accommodate necessary features such as embankments, auxiliary lanes, 

    major physical topographical constraints, wider rights-of-way may be required to 

1. These are considered basic rights-of-way.  At intersections, grade separations or 
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16.20 Ninth Line  

16.20.1 Ninth Line Neighbourhood 

Character Area 

16.20.1.1 The Ninth Line Neighbourhood Character 
Area will be planned to achieve a minimum density 
of 82 residents and jobs combined per hectare, on 
all lands where development is permitted.  

16.20.1.2 The Ninth Line Neighbourhood Character 
Area, is intended to accommodate a variety of 
medium and high density housing, employment 
uses, and an extensive open space network. The 
planned 407 Transitway runs through the area in a 
north/south direction. Higher density development 
will be focused around the two Major Transit 

Station Areas located at Britannia Road West and 
Derry Road West. 

16.20.2 Urban Design Policies 

16.20.2.1 Vision 

The Ninth Line Neighbourhood Character Area is the 
last remaining greenfield area in Mississauga. The 
area will be planned to support transit and the 
natural environment to create a healthy and 
complete community. Existing and future residents 
will have access to a  well connected and 
sustainable natural heritage system, multi-use trails, 
parks and open spaces, higher order transit, 
community uses and facilities. A variety of housing 
choices and employment opportunities to meet their 
needs will also be accommodated. 

16.20.2.2  Community Design 

The Community Design policies must be read in 
conjunction with the Shaping Ninth Line Urban 
Design Guidelines, 2017.  

16.20.2.2.1 Land Use and Built Form 

Planning in the area will be based on the following 
land use and built form principles: 

a. provide a mix of housing to accommodate
people with diverse housing preferences and
socioeconomic needs. This also includes
housing which is affordable as outlined in the
City’s housing strategy;

b. provide a diversity of employment opportunities
to meet current and future needs;

c. provide a diversity of community infrastructure
and facilities to meet the daily needs of
residents, employees and visitors;

d. work in collaboration with the school board (s) to
determine the need for educational facilities.
The location of these facilities will be
determined through the development
application process;

Attachment 1 
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e.  schools will be combined with another 
permitted use on the same lot to create a 
compact urban form; 

f. recognize the significance of cultural heritage 
sites and landscapes including the natural 
heritage system; 

g. support transit and active transportation as 
key components of the transportation network; 

h. complement existing and future transportation 
facilities including taller, more compact mixed 
use buildings at the 407 Transitway Stations; 

i. demonstrate distinct and appropriate design of 
all buildings, streets and open spaces; and 

j. provide appropriate transition to neighbourhoods 
to the east. 

16.20.2.2.2 Connections 

Planning in the area will be based on a series of 
connections including: 

a. a network of trails that link open spaces and key 
destinations, and trail networks beyond the 
Ninth Line Lands; 

b. safe pedestrian crossings of Ninth Line; 

c. key access points; 

d. pedestrian supportive streets; and 

e. integrated cycling lanes and/or multi-use routes 
on or adjacent to Ninth Line and other roads. 

16.20.2.2.3 Parks, Open Spaces and Natural 
Heritage 

Planning in the area will be based on a series of 
parks, open spaces and a natural heritage system 
that: 

a. creates a well connected and sustainable natural 
heritage system; 

b. provides a variety of parks and open spaces for 
all ages and abilities including those which 
encourage passive and active use in all seasons, 

promote unique experiences and educational 
opportunities, and incorporate naturalized areas;  

c. provides parks and open space in close 
proximity to adjacent neighbourhoods and 
employment areas; and 

d.  has regard for the Ninth Line Sixteen Mile Creek 
Scoped Sub-watershed Study. 

16.20.2.3 Connectivity/Interface 

16.20.2.3.1 Connections throughout the area will be 
supported by a modified grid system of public 
streets, public and privately owned public space, 
(POPS) as well as wayfinding and signage plans. 

16.20.2.3.2 Trails and sidewalks should link 407 
Transitway Stations, community facilities, parks and 
commercial and employment areas. 

16.20.2.3.3 The layout and design of blocks, streets, 
and boulevards will support the use of transit, 
walking, and cycling. 

16.20.2.3.4 Development fronting Ninth Line will be 
designed to provide appropriate transition to uses on 
the east side of the street. 

16.20.2.3.5 Buildings will be designed and massed 
to frame streets and support an active public realm. 
Pedestrian comfort will be supported through the 
use of landscaping and other features.  

16.20.2.4 Greenlands  

16.20.2.4.1 Greenlands, both existing and restored, 
will be planned to protect and enhance the natural 
environment and establish a well connected and 
sustainable natural heritage system, having regard 
for the Ninth Line Sixteen Mile Creek Scoped Sub-
watershed Study.  

16.20.2.5 Public Open Space 

16.20.2.5.1 Public Open Space should be located 
adjacent to Ninth Line and/or on lands designated 
Greenlands. Access to these areas will be 
maximized.  
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16.20.2.5.2 Public open spaces should include 
facilities for active and passive recreation. 

16.20.2.6 Parkway Belt West  

16.20.2.6.1 A significant amount of land in the Ninth 
Line area is designated Parkway Belt as per the 
Parkway Belt West Plan. Once the alignment of the 
407 Transitway is finalized, lands no longer required 
for the Transitway may be removed from the 
Parkway Belt West Plan (PBWP) through 
amendment to the PBWP. Once the PBWP is 
amended, the land use designations shown on 
Reference Maps (M1-M3) will come into force and 
effect, without further amendment to this Plan.  

16.20.3 Precincts 

The Ninth Line Neighbourhood Character Area is 
subdivided into precincts in order to reflect 
differences in their planned function and character.  
The precincts include: a North Employment Area, 
the Derry 407 Transitway Station Area; the North 
Britannia Area; the Britannia 407 Transitway Station 
Area; the Community Park Residential Area; and a 
South Employment Area. The precincts are shown 
on Map 16-20.1, Ninth Line Neighbourhood 
Character Area Precincts. 

 

 

16.20.3.1 North Employment Area 

(Precinct 1) 

16.20.3.1.1 This area will form an extension of the 
employment area east of Ninth Line, north of the CP 
Railway. Lands in this precinct will be connected to 
the adjacent precinct to the south and lands to the 
east through the open space network.  

16.20.3.1.2 Buildings should front Ninth Line and 
other streets where possible to define the street 
edge and support a strong streetscape and public 
realm. Parking should be located at the rear of the 
property. 

16.20.3.2 Derry 407 Transitway Station Area  

(Precinct 2) 

16.20.3.2.1 Development in this area will be focused 
around the Derry 407 Transitway Station to create a 
vibrant, active node, comprised of mixed use transit 
supportive development with seamless multi-modal 
connections.   

16.20.3.2.2 Lands designated Mixed Use will permit 
heights ranging from 4 to 10 storeys. 
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16.20.3.2.3 Lands designated Residential Medium 
Density will permit heights ranging from 4 to 10 
storeys. Some grade related residential 
development such as townhouses with a minimum 
height of three storeys may be permitted interior to 
the precinct.  

16.20.3.2.4 This area will accommodate the greatest 
heights and densities for the entire Character Area.  

16.20.3.2.5 Parking for the 407 Transitway Station 
will be encouraged to be located in structures or 
underground. However, if significant surface parking 
is proposed as an initial phase of development by a 
public agency, a design which allows for 
intensification of the site over time will be required.  

16.20.3.3 North Britannia Area 

 (Precinct 3) 

16.20.3.3.1 This precinct includes a large flood 
protection area including hazard lands and open 
spaces. This precinct will be created through earth 
filling to manage hazard lands.  The implementation 
of this feature will enable residential development 
adjacent Ninth Line.  The ultimate configuration of 
this area will be subject to approval by the 
appropriate conservation authority.  

16.20.3.3.2 Residential development will include a 
mix of housing forms such as townhouses and mid-
rise apartments. Heights will range from 3 to 6 
storeys, unless otherwise shown on Map 16-20.2: 
Ninth Line Neighbourhood Character Area Height 
Limits.  

16.20.3.3.3 Notwithstanding policy 16.20.3.3.2 and 
11.2.5.5, consideration may be given to ground 
related units such as semi-detached dwellings 
abutting Ninth Line between Doug Leavens 
Boulevard and Beacham Street. The overall density 
target for the entire Character Area must be 
maintained.  

Map 16-20.1: Ninth Line Neighbourhood Character Area Precincts. 
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16.20.3.4 Britannia 407 Transitway Station 

Area 

(Precinct 4) 

16.20.3.4.1 This area immediately surrounds the 
Britannia 407 Transitway Station. Development will 
be transit supportive with a range of building heights 
from 4 to 10 storeys. Sites immediately adjacent  
the 407 Transitway Station will incorporate 
retail/commercial uses at grade to enable a vibrant 
and active public realm. Buildings will be designed 
to accommodate retail/commercial uses at grade. 

16.20.3.4.2 Parking for the 407 Transitway Station 
will be encouraged to be located in structures or 
underground. 

16.20.3.5 Community Park/Residential Area 

(Precinct 5) 

16.20.3.5.1 The primary focus of this area will be the 
Community Park and related facilities to serve 
residents of the local and broader communities. 

16.20.3.5.2 Development in the northwest quadrant 
of Eglinton Avenue West and Ninth Line will have a 
mix of housing forms such as townhouses and mid-
rise apartments. Heights will range from 3 to 6 
storeys, unless otherwise shown on Map 16-20.2: 
Ninth Line Neighbourhood Character Area Height 
Limits.  

16.20.3.6 South Employment Area 

(Precinct 6) 

16.20.3.6.1 The South Employment Area is an entry 
point into the City and the Ninth Line 
Neighbourhood Character Area.   

16.20.3.6.2 Buildings should front Ninth Line and 
other streets where possible to define the street 
edge and support a strong streetscape and public 
realm. Parking should be located at the rear of the 
property. 

 

Map 16.20-2: Ninth Line Neighbourhood Character Area Height Limits
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16.20.4 Land Use 

16.20.4.1 Notwithstanding the Business 
Employment policies of this Plan, outdoor storage 
will not be permitted on lands adjacent to Provincial 
Highway 407. 

16.20.4.1 Residential-Medium Density 

16.20.4.1.1 Notwithstanding the Residential 
Medium Density policies of this Plan, low-rise and 
mid-rise apartment dwellings will also be permitted.  

16.20.4.1.2 For lands fronting Ninth Line in Precincts 
2 and 5, commercial uses will be permitted at grade.  

16.20.5 Transportation 

16.20.5.1 The Ninth Line Neighbourhood Character 
Area is designed to encourage multi-modal 
transportation with an emphasis on transit and 
active transportation modes.   

16.20.5.2 Mississauga will work with other levels of 
government, including Metrolinx and the private 
sector, to explore sustainable transportation 
solutions. 

16.20.5.3 The road network will consist of a 
modified grid system of public streets.  

16.20.5.4 All development in the Ninth Line 
Neighbourhood Character Area will be designed to 
protect for, and support, the 407 Transitway and any 
related facilities. 

16.20.5.5 The City will encourage the Province and 
other public agencies to consider strategic parking 
management techniques at the 407 Transitway 
Stations.  Parking should be optimized through the 
use of various transportation demand management 
tools.  

16.20.5.6 Improvements to Ninth Line should 
incorporate a high level of design to accommodate 
transit, pedestrians, and cyclists.  

16.20.5.7 Local roads will be designed to serve all 
modes of transportation including pedestrians, 
cyclists and to transit users.  

16.20.6 Physical Services, Stormwater 

Management and Utilities 

16.20.6.1 All development within the Ninth Line 
Neighbourhood Character Area will be subject to the 
Ninth Line Sixteen Mile Creek Scoped Sub-
watershed Study. The development of lands south 
of the woodlot (near Erin Centre Boulevard) will also 
be in accordance with the Sawmill Creek Sub-
watershed Plan. 

16.20.7 Implementation 

16.20.7.1 Development will generally occur by way 
of one or more master plans of subdivision which 
will determine detailed alignment of municipal 
streets, parkland and development phasing. 

16.20.7.2 Development is to be phased to ensure 
servicing of development progresses in a financially 
responsible and environmentally sustainable 
manner.  

16.20.7.3 In the event that there are multiple  
landowners, to ensure the appropriate and orderly 
development of the site and to ensure that the costs 
associated with development are equitably 
distributed among all landowners, the City will 
require that a cost sharing agreement and/or front 
end agreement has been executed to address 
distribution of costs for municipal and community 
infrastructure, lands and facilities associated with 
development in a fair and equitable manner. 
Individual developments will generally not be 
approved until the subject landowner becomes party 
to the landowners’ cost sharing agreement.  

The City will not be a party to any landowner cost 
sharing agreement but may be a party to a front end 
agreement. Where necessary, for the purposes of 
facilitating a front ending agreement, the City may 
utilize area specific development charge by-laws 
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enacted pursuant to the Development Charges Act, 
1998, as amended. 

16.20.7.4 Development applications within the 
Northwest Greater Toronto Area Identification Study 
Area will not preclude or predetermine any further 
planning and/or implementation of the Study Area.  
The Study Area has been established by the 
Province of Ontario and replaces the now cancelled 
Greater Toronto West Corridor. 
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Map 16.20-4: Ninth Line Neighbourhood Character Area Reference Map 'M1'
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Map 16.20-5: Ninth Line Neighbourhood Character Area Reference Map 'M2' 
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Map 16.20-6: Ninth Line Neighbourhood Character Area Reference Map 'M3' 
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 APPENDIX I 
 
 PUBLIC MEETING 
 
All property owners within a radius of 120 m of the subject lands were invited to 
attend a Public Meeting of the Planning and Development Committee held on 
February 5, 2018 in connection with this proposed Amendment. 
 
At the Public Meeting, seven people provided comments on the draft Ninth Line 
Neighbourhood Character Area policies.  
 
A resident expressed concern with floodplain reduction only affecting large 
developer and city owned property and leaving his small property in a floodplain. 
The resident also raised concern with the amount of property taxes being paid.  
 
A volunteer with the Lisgar Residents Association raised concern with the 
transitway alignment not being finalized by Ministry of Transportation, concern 
with density and increased traffic as well as overcrowding of schools and 
hospitals, respecting the built form on the east side of Ninth Line, concern with 
flooding, providing safe bike lanes, preservation of historic sites, safe crossings 
of Ninth Line.  
 
An agent from Glen Schnarr and Associates on behalf of two landowners 
requested more details on the proposed transitway stations, concern with some 
line work in the mapping schedules and requested clearer policies with respect to 
the implementation of the Parkway Belt West amendments once they occur.    
 
A resident spoke in support of the project.  
 
A resident expressed concern with heights and being considerate of the existing 
built form east of Ninth Line.  
 
A resident expressed opposition to the proposed Greenland designation on their 
property 
 
A resident indicated concurrence with comments and concerns raised by other 
residents.  
 
There were minor changes to the land use schedules and policies to address 
some of the comments received from the community. Refer to Appendix II 
(Report on Comments 2018-05-25) for more details.  
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HEMSON    
C o n s u l t i n g  L t d. 

 
30 St. Patrick Street, Suite 1000, Toronto, Ontario, Canada M5T 3A3 

Facsimile (416) 595-7144     Telephone (416) 593-5090 
e-mail: hemson@hemson.com 

 
 

MEMORANDUM 
 
To: Liz Howson, Macaulay Shiomi Howson 
 
From: Russell Mathew and Lara Nelson, Hemson Consulting Ltd.  

Date: February 7, 2018 

Re: Shaping Ninth Line 
Updated Growth Management Analysis: Growth Plan, 2017 

 
 
 
Hemson Consulting Ltd. was retained to provide technical input to the Ninth Line 
Corridor Review, Shaping Ninth Line, being undertaken by a multi-disciplinary team 
jointly for the City of Mississauga and the Region of Peel, led by Macaulay Shiomi 
Howson (MSH). Analyses have been undertaken regarding developable land 
assumptions, population and employment capacity, draft and preferred growth options 
and the associated growth management policy and land budget implications of the 
greenfield expansion and growth concept. A Shaping Ninth Line, Growth 
Management Report was prepared, dated May 16th, 2017.  The Growth Management 
Report, among other matters, addressed policies and targets of the Growth Plan for 
the Greater Golden Horseshoe (the Growth Plan), 2006 (as amended in 2013), 
particularly as relates to meeting minimum expectations for intensification and density 
and expansion of settlement areas.  
 
The Province released an updated Growth Plan, which came into effect on July 1, 
2017 and which, among other matters, revised policy direction for intensification and 
density, increasing the minimum targets that upper- and single-tier municipalities in 
the Greater Golden Horseshoe, including the Region of Peel, are required to plan to 
achieve. Given the new Growth Plan, the Region has updated its growth management 
program, through the Peel 2041 ROPA, and it became necessary to review some of the 
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assumptions and analysis related to the greenfield expansion and preferred land use 
concept for Ninth Line. This memorandum provides the results of that review and 
addresses key revised Growth Plan policies and implications for Ninth Line, 
concluding the following: 
 

The “Peel Growth Management Strategy Overview Report, an Integrated 
Approach to Managing Growth to 2041” and associated Peel 2041 ROPA, 
received by Council on October 26, 2017, plans for Ninth Line and all lands 
within Peel, on the basis of the Schedule 3 forecasts and associated region-wide 
land needs to a 2041 horizon, planned to meet the suite of Growth Plan, 2017 
policies and higher minimum targets for intensification and density. 

Ninth Line will help the City of Mississauga to meet its growth forecasts under 
the Peel 2041 ROPA, while also providing opportunities for higher density 
ground-oriented development1, for which there is limited opportunity in the 
City. At the same time, Mississauga’s intensification rate, will remain well 
above other municipalities in Peel and the higher minimum targets contained 
in the Growth Plan, 2017.  

The Ninth Line growth concept was already planned to exceed the new 80 
residents and jobs per ha minimum designated greenfield area (DGA) density 
target as well as the 160 residents and jobs per ha minimum around the 
MTSAs, under the Growth Plan, 2017. Changes to how DGA density is 
measured under the revised Growth Plan results in an increase to the planned 
density of Ninth Line, from 82 to 87 residents and jobs per ha, which could be 
achieved within a 2031 timeframe. Over the longer-term to 2041, if built-out 
to the ultimate development scenario for Ninth Line, a density greater than 
100 persons and jobs per ha over the measurable DGA lands could be achieved. 

It is recommended that the City and Region proceed with the ROPA and local 
official plan amendments to bring the Ninth Line lands into the urban 
boundary and secondary planning process.  

                                                 
 
 
 

1 Higher density ground-oriented development in this case is stacked row houses, back-to-
back rows, stacked back-to-back rows and low-rise apartments; as distinct from the high density 
high-rise development in the Urban Growth Centre and other growth nodes.  
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1. Ninth Line Preferred Growth Concept 

The Shaping Ninth Line planning process resulted in the development of a preferred 
land use and growth concept for Ninth Line, which: 
 

would accommodate approximately 3,500 housing units, 8,500 residents and 
510 job; 
provides for medium and high density residential areas, comprising row houses 
and apartments; 
includes mixed use areas with residential and commercial employment 
opportunities; 
provides for higher order transit; 
plans for an overall minimum density target of 82 residents and jobs per gross 
ha; 
plans for a minimum density target of 160 residents and jobs per ha around 
transit station areas;  
provides for well-located business employment lands in proximity to 400-series 
highways; and, 
protects natural heritage and flood plain features. 
 

The associated growth management analysis concluded that: 
 

Development of the Ninth Line lands would give Mississauga a better prospect 
of meeting its growth targets to 2031 with a land use concept that included an 
appropriate density and mix of housing to support Provincial, Regional and 
City policies seeking denser and more intensified development.  
 
Higher density ground-oriented units, such as row houses and stacked row 
houses, of which there is very limited available land supply in Mississauga, 
particularly in a greenfield setting, would help meet demand for those 
households not seeking the high-rise apartment forms which now dominatethe 
Mississauga market.  

 
ROPA 24, which implemented Peel growth management matters and Growth 
Plan conformity, anticipated that there would be urban boundary expansions 
as part of planning for growth within the period to 2031; and while most of this 
was for greenfield ground-related housing and employment land development 
in Caledon, Ninth Line in Mississauga equally qualified. 
 
The planned density of 82 persons and jobs per ha would affect a very small 
increase in the overall planned greenfield density in Peel at 50 persons and jobs 
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per ha; however while this is higher density development typically associated 
with intensification, it is outside of the built-up area, as defined by the Growth 
Plan. Because of this, Mississauga’s intensification rate for the 2016 to 2031 
period planned at 97% without Ninth Line became 86% with the addition of 
Ninth Line. Similarly, the Region’s intensification rate for the same period, 
planned at 48%, became 44% with the inclusion of Ninth Line as planned in 
the preferred growth concept. This rate is still well above the 40% minimum 
intensification target, under the Growth Plan policies that were in effect at the 
time the growth concept and growth management analysis for Ninth Line were 
prepared.  
 

2. Growth Plan, 2017 

The growth management analysis underpinning the Shaping Ninth Line process and 
the development of the preferred growth concept was undertaken within the 
provincial and Peel regional policy framework for managing growth, originally planned 
for within the context of ROPA 24, which was to bring the Region’s growth 
management policies and targets into conformity with the Growth Plan, 2006. The 
development of the preferred growth concept was undertaken cognizant of the, then 
draft, Growth Plan, 2017, and the lands were planned to meet or exceed the minimum 
expectations for density and intensification in effect at the time. 
 
The Growth Plan, 2017 revised Provincial growth management expectations, such 
that: 

The intensification target for upper- and single-tier municipalities was 
increased from a minimum of 40% of residential development occurring 
annually within the built-up area; to a minimum 50% occurring within 
delineated built-up areas, from the time of the next municipal comprehensive 
review (MCR); and, to 60% by 2031 and each year thereafter.  

The minimum density targets for designated greenfield areas (DGA) were also 
increased. For upper- and single-tier municipalities in the GTAH, the 
minimum 50 residents and jobs per ha measured across the entire DGA was 
revised to a minimum 60 residents and jobs per ha from the time of the next 
MCR; and, a minimum 80 residents and jobs per ha within the horizon of the 
Growth Plan, now 2041. The direction for how DGA density is measured was 
also revised, with employment areas and jobs on employment area lands no 
longer being included in the density calculations.  
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The Growth Plan, 2017 also provides more explicit direction for density 
around major transit station areas (MTSA), requiring that those serviced by 
light rail transit or bus rapid transit be planned to achieve a minimum density 
of 160 residents and jobs per ha.  

Since the forecasts contained in Schedule 3 – that all upper- and single-tier 
municipalities must use as a basis for planning – were extended from 2031 to 
2041 through Amendment 2 to the Growth Plan, the planning horizon for 
determining land needs has now also been updated under the Growth Plan, 
2017.  The updated Schedule 3 forecasts for Peel anticipate 130,000 more 
residents at 2031 than was planned for under ROPA 24; to 2041, the Region 
is now planning for a population 1,970,000 residents.  

The planning period for land needs has also been revised from twenty years, to 
the horizon of the Growth Plan, currently 2041. Land needs assessments are 
now also to be undertaken based on a standardized land needs assessment 
methodology which the Province has currently released in draft.   

3. Implications for Peel Region and Ninth Line  

Given the Provincial policies now in effect, the Region of Peel has updated its growth 
management planning work to address the Growth Plan, 2017, including allocating 
the 2041 Schedule 3 forecasts to local municipalities in Peel and updating the 
associated land budget. The “Peel Growth Management Strategy Overview Report, an 
Integrated Approach to Managing Growth to 2041” and associated Peel 2041 ROPA 
was received by Peel Regional Council on October 26, 2017. The ROPA establishes 
growth forecasts and targets for density and intensification that meet the minimum 
requirements by planning period under the Growth Plan, 2017 as described above, and 
includes the Ninth Line DGA lands, as planned under the preferred growth concept 
through the Shaping Ninth Line process.  

The location and relative amounts of housing being planned for throughout 
the entirety of Peel has been updated through the new land budget to 2041. 
The 48% intensification target under ROPA 24 has been increased, to the 
effect that 50% of residential growth is planned within the built-up area at 
2031; increasing again to 60% from 2031 onward. The residential units on 
Ninth Line lands figure into these targets.  

There is a change with respect to the overall density of planned development 
for Ninth Line as a result of updated policy direction for how density is 
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measured on designated greenfield areas under the Growth Plan, 2017. That 
is, DGA density calculations now exclude employment areas and associated 
jobs.  The Ninth Line growth concept includes 11 ha of employment area 
lands, with an estimated potential of approximately 430 employment area jobs. 
Removing these lands and jobs from the density calculation has the effect of 
increasing the density of the remaining developable Ninth Line lands from 82 
residents and jobs per ha; to 87 residents and jobs per ha. This could be even 
greater if the lands build out to the ultimate scenario over the longer term. At 
the Peel regional level, the effect of the Ninth Line lands on DGA density is 
negligible, however it is noted that the planned level of density for Ninth Line 
significantly exceeds Growth Plan minimums, both in the prior Growth Plan 
and the higher targets under the Growth Plan, 2017.  

There is no change to the density around MTSAs in the Ninth Line plan area, 
which were planned to meet the 160 residents and jobs, in the then draft 
Growth Plan, 2017.  

In terms of the overall role of Ninth Line in the land budget for Peel, the Ninth 
Line lands have been planned to support Mississauga’s forecasts and fit within 
the updated Regional land budget to 2041 under the draft growth management 
ROPA.  

At such time of the next Regional MCR, Peel will need to undertake a region-
wide land needs assessment, consistent with the Provincial land needs 
assessment methodology, presently released in a draft format for consultation.  
It is most likely that the application of the Provincial land needs assessment (if 
the final version does not change substantially from the current draft release), 
on a region-wide basis to 2041, will result in the need for additional greenfield 
designations well in excess of those proposed for Ninth Line. Ninth Line, as 
planned, does not undermine the Region’s ability to meet the minimum targets 
for intensification and density under the Growth Plan, 2017, which will 
ultimately be the targets applied when updating the land budget through the 
Provincial land needs assessment.  
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4. Conclusions and Recommendations  

The growth concept developed through the Shaping Ninth Line process was prepared 
such to be in conformity with the range of applicable Provincial, Regional and City 
plans and policies in effect and anticipated.  

Ninth Line as planned, will help the City of Mississauga to meet its growth 
forecasts to 2041 as planned under the Peel 2041 ROPA while also providing 
for higher density ground-oriented development, for which there is limited 
opportunity in the City. At the same time, the City’s intensification rate, will 
remain well above other municipalities in Peel and the higher minimum targets 
contained in the Growth Plan, 2017.  

Cognizant of the then forthcoming Growth Plan, 2017, the Ninth Line growth 
concept was already planned to exceed the new 80 residents and jobs per ha 
minimum DGA density target as well as the 160 residents and jobs per ha 
minimum around the MTSAs.  

At such time of the next Regional MCR, the Region will need to re-assess and 
plan for Ninth Line and all lands within Peel based on the Province’s standard 
land needs assessment methodology, which has yet to be finalized. 

In the meantime, it is recommended that the Region and City carry on with 
the implementation of the Peel 2041 ROPA and local official plan 
amendments to bring the Ninth Line lands into the urban boundary and 
secondary planning process.  
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16.20 Ninth Line  

16.20.1 Ninth Line Neighbourhood 
Character Area 

16.20.1.1 The Ninth Line Neighbourhood Character 

Area will be planned to achieve a minimum density 

of 82 residents and jobs combined per hectare, on 

all lands where development is permitted. . 

16.20.1.2 The Ninth Line Neighbourhood Character 

Area, is intended to accommodate a variety of 

medium and high density housing, employment 

uses, and an extensive open space network. The 

planned 407 Transitway runs through the area in a 

north/south direction. Higher density development 

will be focused around the two Major Transit 

Station Areas located at Britannia Road West and 

Derry Road West. 

 

 

 

 

 

 

 

 

16.20.2 Urban Design Policies 

16.20.2.1 Vision 

The Ninth Line Neighbourhood Character Area is the 

last remaining greenfield area in Mississauga. The 

area will be planned to support transit and the 

natural environment to create a healthy and 

complete community. Existing and future residents 

will have access to a  well-connected and 

sustainable natural heritage system, multi-use trails, 

parks and open spaces, higher order transit, 

community uses and facilities. A variety of housing 

choices and employment opportunities to meet their 

needs will also be accommodated. 

16.20.2.2  Community Design 

The Community Design policies must be read in 

conjunction with the Shaping Ninth Line Urban 

Design Guidelines, 2017.  

16.20.2.2.1 Land Use and Built Form 

Planning in the area will be based on the following 

land use and built form principles: 

a. provide a mix of housing to accommodate 

people with diverse housing preferences and 

socioeconomic needs. This also includes 

housing which is affordable as outlined in the 

City’s housing strategy; 

b. provide a diversity of employment opportunities 

to meet current and future needs; 

c. provide a diversity of community infrastructure 

and facilities to meet the daily needs of 

residents, employees and visitors; 

d.  work in collaboration with the school board (s) to 

determine the need for educational facilities. 

The location of these facilities will be 

determined through the development 

application process.  

 

4.8 - 143



2 Neighbourhoods – Ninth Line June 18, 2018 Mississauga Official Plan – Part 3 

e.  schools will be combined with another 

permitted use on the same lot to create a 

compact urban form. 

f. recognize the significance of cultural heritage 

sites and landscapes including the natural 

heritage system; 

g. support transit, and active transportation as key 

components of the transportation network; 

h. complement existing and future transportation 

facilities including taller, more compact, mixed 

use buildings at the 407 Transitway stations; 

i. demonstrate distinct and appropriate design of 

all buildings, streets and open spaces; and 

j. provide appropriate transition to neighbourhoods 

to the east. 

16.20.2.2.2 Connections 

Planning in the area will be based on a series of 

connections including: 

a. a network of trails that link open spaces and key 

destinations, and trail networks beyond the 

Ninth Line Lands; 

b. safe pedestrian crossings of Ninth Line; 

c. key access points; 

d. pedestrian supportive streets; and 

e. integrated cycling lanes and/or multi-use routes 

on or adjacent to Ninth Line and other roads. 

16.20.2.2.3 Parks, Open Spaces and Natural 

Heritage 

Planning in the area will be based on a series of 

parks, open spaces and a natural heritage system 

that: 

a. creates a well-connected and sustainable natural 

heritage system; 

b. provides a variety of parks and open spaces for 

all ages and abilities including those which 

encourage passive and active use in all seasons, 

promote unique experiences and educational 

opportunities, and incorporate naturalized areas; 

and 

c. provides parks and open space in close 

proximity to adjacent neighbourhoods and 

employment areas. 

d.  has regard for the Ninth Line Sixteen Mile Creek 

Scoped Sub-watershed Study. 

16.20.2.3 Connectivity/Interface 

16.20.2.3.1 Connections throughout the area will be 

supported by a modified grid system of public 

streets, public and privately owned public space, 

(POPS) as well as wayfinding and signage plans. 

16.20.2.3.2 Trails and sidewalks should link 

Transitway stations, community facilities, parks and 

commercial and employment areas. 

16.20.2.3.3 The layout and design of blocks, streets, 

and boulevards will support the use of transit, 

walking, and cycling. 

16.20.2.3.4 Development fronting Ninth Line will be 

designed to provide appropriate transition to uses on 

the east side of the street. 

16.20.2.3.5 Buildings will be designed and massed 

to frame streets and support an active public realm. 

Pedestrian comfort will be supported through the 

use of landscaping and other features.  

16.20.2.4 Greenlands  

16.20.2.4.1 Greenlands, both existing and restored, 

will be planned to protect and enhance the natural 

environment and establish a well-connected and 

sustainable natural heritage system, having regard 

for the Ninth Line Sixteen Mile Creek Scoped Sub-

watershed Study.  

16.20.2.5 Public Open Space 

16.20.2.5.1 Public Open Space should be located 

adjacent to Ninth Line and/or on lands designated 

Greenlands. Access to these areas will be 

maximized.  
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16.20.2.5.2 Public open spaces should include 

facilities for active and passive recreation. 

16.20.2.6 Parkway Belt West  

16.20.2.6.1 A significant portion of land in the Ninth 

Line area is designated Parkway Belt as per 

provisions of the Parkway Belt West Plan  Once the  

alignment of the 407 Transitway is finalized, lands 

no longer required for the Transitway may be 

removed from the Parkway Belt West Plan (PBWP) 

through amendment to the PBWP. Once the PBWP 

is amended the land use designations shown on 

Reference Maps (M1-M3) will come into force and 

effect without further amendment to this Plan.  

16.20.3 Precincts 

The Ninth Line Neighbourhood Character Area is 

subdivided into precincts in order to reflect 

differences in their planned function and character.  

The precincts include: a North Employment area, the 

Derry/407 Transitway Station area; the North 

Britannia/Flood Protection Land Form area; the 

Britannia 407 Transitway Station area; the 

Community Park area; and a South Employment 

area. The precincts are shown on Map 16-20.2, 

Ninth Line Neighbourhood Character Area Precincts. 

16.20.3.1 North Employment Area 

(Precinct 1) 

16.20.3.1.1 This area will form an extension of the 

employment area east of Ninth Line, north of the CP 

railway. Lands in this precinct will be connected to 

the adjacent precinct to the south and lands to the 

east through the open space network.  

16.20.3.1.2 Buildings should front Ninth Line and 

other streets where possible to define the street 

edge and support a strong streetscape and public 

realm. Parking should be located at the rear of the 

property. 

16.20.3.2 Derry 407 Transitway Station Area  

(Precinct 2) 

16.20.3.2.1 Development in this area will be focused 

around the Derry 407 Transitway Station to create a 

vibrant, active node, comprised of mixed-use transit 

supportive development with seamless multi-modal 

connections.   

16.20.3.2.2 Lands designated Mixed Use will permit 

heights ranging from 4 to 10 storeys. 

 

 

 

 

 

 

4.8 - 145



4 Neighbourhoods – Ninth Line June 18, 2018 Mississauga Official Plan – Part 3 

.06.20.3.2.3 Lands designated Residential Medium 

Density will permit heights ranging from 4 to 10 

storeys. Some grade related residential 

development such as townhouses with a minimum 

height of three storeys may be permitted interior to 

the precinct.  

16.20.3.2.4 This area will accommodate the greatest 

heights and densities for the entire Character Area.  

16.20.3.2.5 Parking for the Transitway Station will 

be encouraged to be located in structures or 

underground. However, if significant surface parking 

is proposed as an initial phase of development by a 

public agency, a design which allows for 

intensification of the site over time will be required.  

16.20.3.3 North Britannia  

 (Precinct 3) 

16.20.3.3.1 This precinct includes a large flood 

protection area including hazard lands and open 

spaces. This precinct will be created through earth 

filling to manage hazard lands.  The implementation 

of this feature will enable residential development 

adjacent Ninth Line.  The ultimate configuration of 

this area will be subject to approval by the 

appropriate Conservation Authority.  

16.20.3.3.2 Residential development will include a 

mix of housing forms such as townhouses and mid-

rise apartments. Heights will range from 3 to 6 

storeys, unless otherwise shown on Map 16-20.3: 

Ninth Line Neighbourhood Character Area Height 

Limits.  

16.20.3.3.3 Notwithstanding policy 16.20.3.3.2 and 

11.2.5.5, consideration may be given to ground 

related units such as semi-detached homes abutting 

Ninth Line between Doug Leavens Boulevard and 

Beacham Street. The overall density target for the 

entire Character Area must be maintained.  

16-20.2: Ninth Line Neighbourhood Character Area Precincts.
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16.20.3.4 Britannia 407 Transitway Station 
Area 

(Precinct 4) 

16.20.3.4.1 This area immediately surrounds the 

Britannia 407 Transitway station. Development will 

be transit supportive with a range of building heights 

from 4 to 10 storeys. Sites immediately adjacent to 

the Transitway Station will incorporate 

retail/commercial uses at grade to enable a vibrant 

and active public realm. Buildings will be designed 

to accommodate retail/commercial uses at grade.

16.20.3.4.2 Parking for the Transitway Station will 

be encouraged to be located in structures or 

underground. 

16.20.3.5 Community Park/Residential Area 

(Precinct 5) 

16.20.3.5.1 The primary focus of this area will be the 

Community Park and related facilities to serve 

residents of the local and broader communities. 

16.20.3.5.2 Development in the northwest quadrant 

of Eglinton Avenue West and Ninth Line will have a 

mix of housing forms such as townhouses and mid-

rise apartments. Heights will range from 3 to 6 

storeys, unless otherwise shown on Map 16-20.3: 

Ninth Line Neighbourhood Character Area Height 

Limits.  

16.20.3.6 South Employment Area 

(Precinct 6) 

16.20.3.6.1 The South Employment area is an entry 

point to the City and the Ninth Line Neighbourhood 

Character Area.   

16.20.3.6.2 Buildings should front Ninth Line and 

other streets where possible to define the street 

edge and support a strong streetscape and public 

realm. Parking should be located at the rear of the 

property. 

 

16.20-3: Ninth Line Neighbourhood Character Area Height Limits
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16.20.4 Land Use 

16.20.4.1 Notwithstanding the Business 

Employment policies of this Plan, outdoor storage 

will not be permitted on lands adjacent to Provincial 

Highway 407. 

16.20.4.1 Residential-Medium Density 

16.20.4.1.1 Notwithstanding the Residential 

Medium Density policies of this Plan, low-rise and 

mid-rise apartment dwellings will also be permitted.  

16.20.4.1.2 For lands fronting Ninth Line in Precincts 

2 and 5, commercial uses will be permitted at grade.  

16.20.5 Transportation 

16.20.5.1 The Ninth Line Neighbourhood Character 

Area is designed to encourage multi-modal 

transportation with an emphasis on transit and 

active transportation modes.   

16.20.5.2 Mississauga will work other levels of 

government, including Metrolinx and the private 

sector, to explore sustainable transportation 

solutions. 

16.20.5.3 The road network will consist of a 

modified grid system of public streets.  

16.20.5.4 All development in the Ninth Line 

Neighbourhood Character Area will be designed to 

protect for, and support, the 407 Transitway and any 

related facilities.. 

16.20.5.5 The City will encourage the Province and 

other public agencies to consider strategic parking 

management techniques at the Transitway stations.  

Parking should be optimized through the use various 

transportation demand management tools.  

16.20.5.6 Improvements to Ninth Line should 

incorporate a high level of design to accommodate 

transit, pedestrians, and cyclists.  

16.20.5.7 Local roads will be designed to serve all 

modes of transportation including pedestrians and 

cyclists and provide access to transit.  

16.20.6 Physical Services, Stormwater 
Management and Utilities 

16.20.6.1 All development within the Ninth Line 

Neighbourhood Character Area will be subject to the 

Ninth Line Sixteen Mile Creek Scoped Sub-

watershed Study and the development of lands 

south of the woodlot (near Erin Centre Boulevard) 

will also be in accordance with the Sawmill Creek 

Sub-watershed Plan. 

16.20.7 Implementation 

16.20.7.1 Development will generally occur by way 

of one or more master plans of subdivision which 

will determine detailed alignment of municipal 

streets, parkland and development phasing. 

16.20.7.2 Development is to be phased to ensure 

servicing of development progresses in a financially 

responsible and environmentally sustainable 

manner.  

16.20.7.3 In the event that there are multiple land 

landowners, to ensure the appropriate and orderly 

development of the site and to ensure that the costs 

associated with development are equitably 

distributed among all landowners, the City will 

require that a cost sharing agreement and/or front 

end agreement has been executed to address 

distribution of costs and municipal and community 

infrastructure, lands and facilities associated with 

development in a fair and equitable manner. 

Individual developments will generally not be 

approved until the subject landowner becomes party 

to the landowners’ cost sharing agreement.  

The City will not be a party to any landowner cost 

sharing agreement but may be a party to a front end 

agreement. Where necessary for the purposes of 

facilitating a front ending agreement, the City may 

utilize area specific development charge by-laws 

enacted pursuant to the Development Charges Act, 

1998, as amended. 

16.20.6.4 In exchange for increased height and/or 

density permissions a community benefits 

contribution pursuant to Section 37 of the Planning 
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Act will be required. The base value from which 

increased height and/or density will be calculated 

will reflect zoning by-law permissions in effect land 

use permissions as of January 1, 2018. 

16.20.7.5 Development applications within the 

Northwest Greater Toronto Area Identification Study 

Area will not preclude or predetermine any further 

planning and/or implementation of the Study Area.  

The Study Area has been established by the 

Province of Ontario and replaces the now cancelled 

Greater Toronto West Corridor. 
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Date: 2018/01/16 

To: Chair and Members of Planning and Development 
Committee 

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

Originator’s files: 
CD.04.NIN 

Meeting date: 
2018/02/05 

Subject 
PUBLIC MEETING (Wards 9 and 10) 
Ninth Line Lands - Proposed Neighbourhood Character Area Policies and Zoning 
CD.04.NIN 

Recommendation 
1. That the submissions made at the public meeting held on February 5, 2018, to consider

the report “Ninth Line Lands – Proposed Neighbourhood Character Area Policies and
Zoning” dated January 16, 2018, be received, and

2. That staff report back to Planning and Development Committee on the submissions
made, outlining any modifications to the original proposed amendments and zoning
changes, if necessary.

Background 
On December 13, 2017, Council received the proposed Draft Neighbourhood Character Area 
Policies and Draft Zoning Schedule for the Ninth Line lands, and directed that, among other 
matters, a public meeting be held to consider the land use changes for the area. 

The report from that meeting which contains the proposed changes is attached as Appendix 1. 

Comments 
The draft policy framework represents the translation of the vision, guiding principles and the 
emerging land use concept into Official Plan policy and various land use designations. The 
emerging land use concept was presented to the public at the community meeting in June of 
2017. 

The public meeting represents the initial stage in the statutory process to incorporate these new 
policies and land use permissions into Mississauga Official Plan and to establish several base 
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zone categories to generally recognize any existing uses. The purpose of the public meeting is 
to receive comments on the proposed Official Plan policies and draft zoning.  
 
Following the public meeting, a report on comments will be prepared for consideration by the 
Planning and Development Committee. This report will include responses to all comments 
received prior to and at this meeting, and all comments received from departments and 
agencies. At the same time, staff will also consider the requests made by the Committee at the 
December 4, 2017 Planning and Development Committee meeting to contemplate allowing 
some single detached homes along Ninth Line within Precinct 3, as well as the consideration of 
a school site. Comments will be considered as part of the further review and analysis of the 
policies.  
 

Financial Impact 
No additional funding is required at this time.  
 

Conclusion 
The Ninth Line lands are being planned as a new, transit supportive and mixed use community 
with a well-connected greenway system and trail network. The draft Official Plan policies and 
draft zoning presented in this report represents the next step in realizing the vision as presented 
in the land use concept last summer.  
 
 
Attachments 
Appendix  1: Information Report – Ninth Line Lands – Proposed Neighbourhood Character 

Area Policies and Zoning dated November 10, 2017  
 
 
 
 

 
 

Edward R. Sajecki, Commissioner of Planning and Building 
 
Prepared by:   Romas Juknevicius, Planner 
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Date: 2017/11/10 

To: Chair and Members of Planning and Development 
Committee 

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

Originator’s files: 
CD.04.NIN 

Meeting date: 
2017/12/04 

Subject 
INFORMATION REPORT  (WARDS 9 & 10) 
Ninth Line Lands - Proposed Neighbourhood Character Area Policies and Zoning 
File: CD.04.NIN 

Recommendation 
1. That a public meeting be held to consider the proposed amendments to the Mississauga

Official Plan (MOP) contained in the report titled “Ninth Line Lands - Proposed
Neighbourhood Character Area Policies and Zoning” dated November 10, 2017, from
the Commissioner of Planning and Building.

2. That the report titled “Proposed Ninth Line Neighbourhood Character Area Policies”
dated November 10, 2017, from the Commissioner of Planning and Building, be
circulated to City Departments, agencies and stakeholders for review and comment.

Report Highlights 
The Ninth Line corridor lands are Mississauga’s last remaining greenfield lands.

Lands were transferred from the Region of Halton/Town of Milton to the Region of
Peel/City of Mississauga on January 1, 2010 as a result of a municipal boundary
realignment.

The City in partnership with the Region of Peel and in part with the Ministry of
Transportation retained a consortium of consultants to complete the Ninth Line Corridor
land study together with a number of background studies and reports, including an
assessment of the 407 Transitway alignment through the Ninth Line lands.

Having completed the draft Ninth Line Neighbourhood Character Area policies and draft
Zoning By-law schedule it is now time to begin the statutory public process prior to
bringing forward the Official Plan and Zoning amendments for approval.
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Background 
The Ninth Line corridor lands are Mississauga’s last remaining greenfield area. They are 
approximately 350 hectares (870acres) in size and bounded by Highway 407 to the west, Ninth 
Line to the east, Highway 401 to the north and the Highway 403/407 interchange to the south. 
These lands became part of the Region of Peel/City of Mississauga on January 1, 2010 as a 
result of a municipal boundary realignment with the Region of Halton/Town of Milton.  

On October 2011 Council directed staff to proceed with preparing a planning framework to guide 
future development within the Ninth Line Corridor Lands. Staff, working with a consortium of 
consultants, completed the land use study including the preparation of various technical studies 
(see Appendix 1). A community open house to present the land use concept was held in June 
2017. This report initiates the statutory public process to consider the proposed land use 
changes and policies.  

Community Open House (June 14, 2017) 
The Emerging Land Use Concept was presented at a Community Open House attended by over 
200 residents. A landowner meeting was also conducted. Public feedback from the Community 
Open House identified a number of considerations. This feedback has been reflected in the 
Ninth Line Corridor land use policies, and included the following ideas: 

Strategically direct growth
Add park space
Plan for communities
Make it liveable
Support the City’s transit network
Consider the aging population
Focus on affordability
Think about development impacts
Transition Plan

The City and consultant team gave careful consideration to all the feedback received at the 
community open house when preparing the draft land use policies.  

Regional Official Plan Amendment (ROPA)  
At present, the Ninth Line lands are outside of the Region of Peel’s urban settlement boundary. 
A Regional Official Plan Amendment (ROPA) is required to expand the urban settlement 
boundary to include the Ninth Line lands. Reports such as Agricultural Impact Assessment, 
Water and Wastewater Servicing Background Study, among others, were completed to address 
Region of Peel Official Plan requirements. The Region held an open house and a statutory 
Public Meeting on October 26, 2017 to present the draft Ninth Line land use policies and 
schedule amendments. This ROPA is expected to be brought back to Regional Council for 
approval in early 2018, with final approval expected from the Province thereafter. This approval 
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is required prior to the City formally adopting its Official Plan Amendment for the Ninth Line 
lands.  

407 Transitway Environmental Assessment (EA)  
A significant portion of the Ninth Line lands is intended to support the proposed 407 Transitway. 
Earlier this spring the Ministry of Transportation (MTO) commenced the Planning Phase, the 
Environmental Assessment (EA) and the Preliminary Design for the 407 Transitway. The study 
area is from west of Brant Street in Burlington to west of Winston Churchill Boulevard in 
Mississauga/Brampton. The public consultation process is expected to begin in early 2018. The 
EA process will confirm the exact alignment of the 407 Transitway and associated transit station 
parking areas. The draft land use plan and policies consider the proposed alignment and 
associated infrastructure. The proposed Mississauga Official Plan (MOP) policies provide for a 
level of flexibility to accommodate for slight modifications to the alignment as a result of the EA 
process.  

Comments 
The Ninth Line Corridor lands study was a multi-faceted planning project, with many variables to 
understand and address before a future land use concept could be developed. The Emerging 
Land Use Plan which was presented to the public this past June was developed based on the 
various background reports, studies and consultations (Appendix 1). The purpose of the Ninth 
Line Corridor lands study was to explore the potential development opportunity within the 
corridor considering all the constraints. The 407 Transitway Assessment work was critical for 
identifying the optimal transitway alignment based on managing hydraulic impacts and flood 
storage requirements within the study area. The Scoped Subwatershed study work looked to 
minimize conflicts with existing infrastructure and sought to maximize the benefits to the natural 
environment while providing for development opportunities.  

The proposed transitway creates a system which acts as a buffer from Highway 407 and 
creates opportunities for a linked natural heritage system, enhanced by abundant parkland and 
open space to serve the needs of the local community and beyond.  

The proposed draft Official Plan policies and schedules for the Ninth Line Neighbourhood 
Character Area have now been prepared (Appendix 3 and 4). The proposed policy framework 
captures the ideas expressed through the vision and guiding principles developed earlier on in 
the project. The policies provide for varying built forms and housing types that respect the low 
density neighbourhoods to the east while transitioning up to mid-rise mixed use buildings which 
support the density requirements of the nearby transitway stations.   
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The policies, amongst other matters: 

Set the overall vision for the community
Plan to achieve a minimum density of 82 residents and jobs combined per hectare
Divide the area into six precincts to reflect the differences in the planned function and
character of each area
Provide existing and future residents access to a linked natural heritage system, multi-
use trails, parks and open spaces and community uses and facilities
Support transit, and active transportation as key components of the transportation
network
Provide a mix of housing that accommodates people with diverse housing preferences,
including housing that is affordable

Protection of 407 Transitway 
The Ninth Line Neighbourhood Character Area policies are being proposed in advance of the 
407 Transitway alignment being finalised through the Environmental Assessment process which 
started earlier this spring. A team of consultants was retained in a partnership among the City, 
the Region and the Ministry of Transportation (MTO) in an effort to anticipate the most probable 
alignment of the 407 Transitway. The Transitway Corridor Assessment determined the optimal 
alignment of the 407 Transitway through the Ninth Line corridor. It provided detailed 
consideration for flood storage requirements, existing infrastructure and MTO’s operational 
requirements.  

Many of the lands within the Ninth Line Corridor are currently being protected by the Province 
for the 407 Transitway via the Parkway Belt West Plan (PBWP). Any lands within the PBWP will 
continue to remain protected in Mississauga Official Plan (MOP) by designating the lands 
Parkway Belt West. Once the alignment of the 407 Transitway is finalized, lands not required for 
the transitway may be considered for removal from the PBWP through an amendment to the 
PBWP. The City would then amend MOP to permit the underlying land uses.  

Draft Urban Design Guidelines: 
As part of the Ninth Line Corridor land study, a set of urban design guidelines have been 
prepared to be read in conjunction with the proposed Ninth Line Neighbourhood Character Area 
policies (Appendix 6). They articulate the aspirations of the community, and will assist Council, 
City Staff, landowners, developers and the public with clear direction to guide new development. 

Zoning: 
The Ninth Line Corridor lands are currently zoned in the Town of Milton Zoning By-law. As such, 
the City has put forward revised zoning that will assign several base zone categories that would 
generally recognize any existing uses but would require a further rezoning application to permit 
further development in accordance with the MOP designation. This is generally done at the 
same time as plans of subdivision or through individual development applications. As an interim 
step, zoning is being proposed so the Ninth Line Corridor lands will now be subject to 
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Mississauga’s Zoning By-law to lessen any confusion. See Appendix 5 for the proposed zoning 
schedule.  

Next Steps: 

Draft Ninth Line Neighbourhood Character Area Policies Public Meeting: 
A public meeting is anticipated to be scheduled in early 2018 to provide the opportunity
for members of the public, agencies and stakeholders to provide comments on the
proposed amendments.

Scoped Subwatershed Study: 
The City is currently working with Conservation Halton to address their feedback on the
Phase 2 report. The Phase 3 report – Implementation and Monitoring, will be completed
prior to the final Official Plan Amendment being brought forward for approval.

Region Official Plan Amendment (ROPA): 
The ROPA for the Ninth Line urban boundary expansion is expected to go to Regional
Council for approval in early 2018 followed by final Provincial approval 90 days
thereafter.

Strategic Plan 
Undertaking the review of the Ninth Line Corridor lands responds to the following Strategic 
Pillars: 

MOVE: Connect our City 
Provide alternatives to the automobile along major corridors

CONNECT: Completing our Neighbourhoods 
Develop Walkable, Connected Neighbourhoods

GREEN: Living Green 
Conserve, Enhance and Connect Natural Environments
Promote a Green Culture

Financial Impact 
No funding impact at this time. 

Conclusion 
The Ninth Line corridor lands, Mississauga’s last remaining greenfield area, will be developed 
as a complete, sustainable and transit supportive community. The draft Official Plan 
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Amendment presented in this report represents the next step in realizing the vision as initially 
expressed in the Emerging Land Use Concept.  

Now that the policies have been drafted, it is essential to test them in the community with the 
landowners and other stakeholders that have an interest in the future development vision for the 
area.   
Attachments 
Appendix 1: List of Studies and Reports 
Appendix 2: Modification Table for Mississauga Official Plan 
Appendix 3: Proposed Ninth Line Neighbourhood Character Area Policies  
Appendix 4: Proposed Amendments to Mississauga Official Plan Schedules 
Appendix 5: Proposed Amendments to Zoning By-law 0225-2007 
Appendix 6: Draft Ninth Line Urban Design Guidelines  

Edward R. Sajecki, Commissioner of Planning and Building 

Prepared by:   Romas Juknevicius, Planner  - City Planning Strategies 
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APPENDIX 1 

List of Studies and Reports: 

The following provides a brief description and status of the various studies and reports that were 
completed or are underway in support of developing and implementing a land use concept for 
the Ninth Line Corridor Lands.  

a. Background Report: Comprehensive documentation and analysis of environmental,
transportation and land use planning matters.

b. Ninth Line Corridor Study, March 2012: A review of natural features and functions
within the Ninth Line study area.

c. Visioning Workshops and Community Open Houses: A series of workshops,
meetings and community open houses were held for landowners, local resident/public
and agency stakeholders to obtain feedback on their vision for the Ninth Line lands and
then to provide comments on the proposed emerging land use concept.

d. Ninth Line Corridor Study Transportation Assessment: An existing conditions
transportation assessment was completed in January 2015, followed by another
transportation assessment completed in July 2017 which focused on the future
transportation conditions associated with the Emerging Land Use Concept.

e. Highway 407 Transitway Corridor Assessment within the Ninth Line Lands: A
study completed in April 2016, in partnership with the City, the Region and the Ministry
of Transportation (MTO) to determine a preferred functional alignment for the proposed
transitway.

f. Scoped Subwatershed Study: A three phased study. Phase 1 was completed in
January 2015 and reported on the existing natural environment, related to opportunities
and constraints of the terrestrial and aquatic ecology, stream system, surface water and
groundwater resources within the study area. Phase 2 was completed in March 2017
which summarizes the methodologies and results of the impact
assessment/management strategy component of the study and provides guidance for
Phase 3 Implementation and Monitoring. The City is currently working with Conservation
Halton to address their feedback on the Phase 2 report.

g. Urban Design Guidelines: The Shaping Ninth Line Urban Design Guidelines (Appendix
6) were completed this summer and provide detailed direction for the implementation of
the City’s Official Plan vision and the proposed Ninth Line Neighbourhood Character
Area policies. They articulate the aspirations of the community, and will assist Council,
City Staff, landowners, developers and the public with clear direction to guide new
development.
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16.20 Ninth Line 16.20.1 Designated Greenfield Area 

The Ninth Line Neighbourhood Character Area is 
identified on Map 16-20.1 as a “Designated 
Greenfield Area” pursuant to the Growth Plan for the 
Greater Golden Horseshoe.  

16.20.1.1 The Ninth Line Neighbourhood Character 
Area will be planned to achieve a minimum density 
of 82 residents and jobs combined per hectare, 
excluding permitted take-outs. 

16.20.1.2 The Ninth Line Neighbourhood Character 
Area, is intended to accommodate a variety of 
medium and high density housing, employment 
uses, and an extensive open space network. The 
planned 407 Transitway runs through the area in a 
north/south direction. Higher density development 
will be focused around the two Major Transit
Station Areas located at Britannia Road West and 
Derry Road West. 

Map 16-20: Ninth Line Neighbourhood Character Area 
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Map 16-20.1: Designated Greenfield Area 
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16.20.2 Urban Design Policies 

16.20.2.1 Vision

The Ninth Line Neighbourhood Character Area is the 
last remaining greenfield area in Mississauga. The 
area will be planned to support transit and the 
natural environment to create a healthy and 
complete community. Existing and future Ninth Line, 
Lisgar and Churchill Meadows residents will have 
access to a  well-connected and sustainable natural 
heritage system, multi-use trails, parks and open 
spaces, higher- order transit, community uses and 
facilities. A variety of housing choices and 
employment opportunities to meet their needs will 
also be accommodated. 

16.20.2.2  Community Design 

The Community Design policies must be read in 
conjunction with the Shaping Ninth Line Urban
Design Guidelines, 2017.  

16.20.2.2.1 Land Use and Built Form 

Planning in the area will be based on the following 
land use and built form principles: 

a. provide a mix of housing to accommodate
people with diverse housing preferences and
socioeconomic needs. This also includes
housing which is affordable as outlined in the
City’s housing strategy, “Making Room for the
Middle";

b. provide a diversity of employment opportunities
to meet current and future needs;

c. provide a diversity of community infrastructure
and facilities to meet the daily needs of
residents, employees and visitors;

d. recognize the significance of cultural heritage
sites and landscapes including the natural
heritage system;

e. support transit, and active transportation as key
components of the transportation network;

f. complement existing and future transportation
facilities including taller, more compact, mixed
use buildings at the 407 Transitway stations;

g. demonstrate distinct and appropriate design of
all buildings, streets and open spaces; and

h. Provide appropriate transition to 
neighbourhoods to the east.

16.20.2.2.2 Connections 

Planning in the area will be based on a series of 
connections including: 

a. a network of trails that link open spaces and key
destinations, and trail networks beyond the Ninth
Line Lands;

b. provision of safe pedestrian crossings of Ninth
Line;

c. recognizes gateways at key access points;

d. pedestrian supportive streets; and

e. integrated cycling lanes and/or multi-use routes
on or adjacent to Ninth Line and other major
roads.

16.20.2.2.3 Parks, Open Spaces and Natural 
Heritage 

Planning in the area will be based on a series of 
parks, open spaces and a natural heritage system 
that: 

a. creates a well-connected and sustainable
natural heritage system;

b. provides a variety of parks and open spaces for
all ages and abilities including those which
encourage passive and active use in all
seasons, promote unique experiences and
educational opportunities, and incorporate
natural areas; and

c. provides parks and open space in close
proximity to adjacent neighbourhoods and
employment areas.

16.20.2.3 Connectivity/Interface 

16.20.2.3.1 Connections throughout the area will be 
supported by a modified grid system of public 
streets, public and privately owned public space, 
(POPS) as well as wayfinding and signage plans. 
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16.20.2.3.2 Trails and sidewalks should link 
Transitway stations, community facilities, parks and 
commercial and employment areas. 

16.20.2.3.3 The layout and design of blocks, streets, 
and boulevards will support the use of transit, 
walking, and cycling. 

16.20.2.3.4 Development fronting Ninth Line will be 
designed to provide appropriate transition to uses on 
the east side of the street. 

16.20.2.3.5 Buildings will be designed and massed 
to frame streets and support an active public realm. 
Pedestrian comfort will be supported through the 
use of landscaping and other features.  

16.20.2.4 Greenlands 

16.20.2.4.1 Greenlands, both existing and restored, 
will be planned to protect and enhance the natural 
environment and establish a well-connected and 
sustainable natural heritage system.  

16.20.2.5 Public Open Space 

16.20.2.5.1 Public Open Space should be located 
adjacent to Ninth Line and/or on lands designated 
Greenlands. Access for residents within the area 
and for residents east of Ninth Line will be 
maximized.  

16.20.2.5.2 Public open spaces should include 
facilities for active and passive recreation. 

16.20.2.6 Parkway Belt West 

16.20.2.6.1 A significant portion of land in the Ninth 
Line area is designated Parkway Belt as per 
provisions of the Parkway Belt West Plan (1977). 
Once the final alignment of the 407 Transitway is 
determined, lands no longer required for the 
Transitway may be removed from the Parkway Belt 
West Plan (PBWP) through amendment to the 
PBWP. At that time, the City will seek to redesignate 
the lands in accordance with the underlying land use 
designation on Schedule 10: land Use Designations. 

16.20.3 Precincts 

The Ninth Line Neighbourhood Character Area is 
subdivided into precincts in order to reflect 
differences in their planned function and character.  
The precincts include: a North Employment area, the 
Derry/407 Transitway Station area; the North 
Britannia/Flood Protection Land Form area; the 
Britannia 407 Transitway Station area; the 
Community Park area; and a South Employment 
area. The precincts are shown on Map 16-20.2, 
Ninth Line Neighbourhood Character Area Precincts. 

16.20.3.1 North Employment Area 

(Precinct 1) 

16.20.3.1.1 This area will form an extension of the 
employment area east of Ninth Line, north of the CP 
railway. Lands in this precinct will be connected to 
the adjacent precinct to the south and lands to the 
east through the open space network.  

16.20.3.1.2 Buildings should front Ninth Line and 
other streets where possible to define the street 
edge and support a strong streetscape and public 
realm. Parking should be located at the rear of the 
property. 

16.20.3.2 Derry 407 Transitway Station Area 

(Precinct 2) 

16.20.3.2.1 Development in this area will be focused 
around the Derry 407 Transitway Station to create a 
vibrant, active node, comprised of mixed-use transit 
supportive development with seamless multi-modal 
connections.   

16.20.3.2.2 Lands designated Mixed Use will permit 
heights ranging from 4 to 10 storeys. 
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16.20.3.2.3 Sites immediately adjacent to the 
Transitway Station will be designed to accommodate 

retail/commercial uses at grade to enable a vibrant 
and active public realm. 

16.20.3.2.3 Lands designated Residential Medium 
Density will permit heights ranging from 4 to 10 
storeys. Some grade related residential 
development such as townhouses with a minimum 
height of three storeys may be permitted interior to 
the precinct.  

16.20.3.2.4 This area will accommodate the greatest 
heights and densities for the entire Character Area 
with an ultimate density of 160 people and jobs 
combined per hectare.  

16.20.3.2.5 Parking for the Transitway Station will be 
encouraged to be located in structures or 
underground. However, if significant surface parking 
is proposed as an initial phase of development by a 
public agency, a design which allows for 
intensification of the site over time will be required.  

16.20.3.3 North Britannia/Flood Protection 
Land Form Area  

(Precinct 3)

16.20.3.3.1 This precinct includes a large flood 
protection area including hazard lands and open 
spaces. This area will serve as a natural flood 
protection feature. The implementation of this 
feature will enable residential development adjacent 
Ninth Line.  The ultimate configuration of this area 
will be subject to approval by the appropriate 
Conservation Authority.  

16.20.3.3.2 Residential development will include a 
mix of housing forms such as townhouses and mid-
rise apartments. Heights will range from 3 to 6 
storeys, unless otherwise shown on Map 16-20.3: 
Ninth Line Neighbourhood Character Area Height 
Limits.  

16.20.3.3.3 Notwithstanding policy 16.20.3.3.2 and 
11.2.5.5, consideration may be given to ground 
related units such as semi-detached homes abutting 
Ninth Line between Doug Leavens Boulevard and 
Beacham Street. The overall density target for the 
entire Character Area must be maintained.  

16-20.2: Ninth Line Neighbourhood Character Area Precincts. 
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16.20.3.4 Britannia 407 Transitway Station 
Area 

(Precinct 4) 

16.20.3.4.1 This area immediately surrounds the 
Britannia 407 Transitway station. Development will 
be transit supportive with a range of building heights 
from 4 to 10 storeys. Sites immediately adjacent to 
the Transitway Station will incorporate 
retail/commercial uses at grade to enable a vibrant 
and active public realm. Buildings will be designed to 
accommodate retail/commercial uses at grade. 

16.20.3.4.2 Parking for the Transitway Station will be 
encouraged to be located in structures or 
underground. 

16.20.3.5 Community Park/Residential Area 

(Precinct 5) 

16.20.3.5.1 The primary focus of this area will be the 
Community Park and related facilities to serve 
residents of the local and broader communities. 

16.20.3.5.2 Development in the northwest quadrant 
of Eglinton Avenue West and Ninth Line will have a 
mix of housing forms such as townhouses and mid-
rise apartments. Heights will range from 3 to 6 
storeys, unless otherwise shown on Map 16-20.3: 
Ninth Line Neighbourhood Character Area Height 
Limits.  

16.20.3.6 South Employment Area 

(Precinct 6) 

16.20.3.6.1 The South Employment area is an entry 
point to the City and the Ninth Line Neighbourhood 
Character Area.   

16.20.3.6.2 Buildings should front Ninth Line and 
other streets where possible to define the street 
edge and support a strong streetscape and public 
realm. Parking should be located at the rear of the 
property. 

16.20.4 Land Use 

16.20.4.1 Notwithstanding the Business 
Employment policies of this Plan, outdoor storage 

will not be permitted on lands adjacent to Provincial 
Highway 407. 

16.20-3: Ninth Line Neighbourhood Character Area Height Limits 
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16.20.4.1 Residential-Medium Density 

16.20.4.1.1 Notwithstanding the Residential-Medium 
Density policies of this Plan, low-rise and mid-rise 
apartment dwellings will also be permitted.  

16.20.4.1.2 For lands fronting Ninth Line in Precincts 
2 and 5, commercial uses will be permitted at grade.  

16.20.5 Transportation 

16.20.5.1 The Ninth Line Neighbourhood Character 
Area is designed to encourage multi-modal 
transportation with an emphasis on transit and active 
transportation modes.   

16.20.5.2 Mississauga will work with partners from 
other levels of government, including Metrolinx and 
the private sector, to explore sustainable 
transportation solutions. 

16.20.5.3 The road network will consist of a modified 
grid system of public streets.  

16.20.5.4 All development in the Ninth Line 
Neighbourhood Character Area will be designed to 
protect for, and support, the 407 Transitway and any 
related facilities. . 

16.20.5.5 The City will encourage the Province and 
other public agencies to consider strategic parking 
management techniques at the Transitway stations.  
Parking should be optimized through the use various 
transportation demand management tools.  

16.20.5.6 Improvements to Ninth Line should 
incorporate a high level of design to accommodate 
transit, pedestrians, and cyclists.  

16.20.5.7 Local roads will be designed to serve all 
modes of transportation including pedestrians and 
cyclists and provide access to transit.  

16.20.6 Physical Services, Stormwater 
Management and Utilities 

16.20.6.1 All development within the Ninth Line 
Neighbourhood Character Area will be subject to the 
Ninth Line Lands Scoped Sub-watershed Plan and 
the development of lands south of the woodlot (near 

Erin Centre Boulevard) will also be in accordance 
with the Sawmill Creek Sub-watershed Plan. 

16.20.7 Implementation 

16.20.7.1 Development will generally occur by way 
of one or more master plans of subdivision which will 
determine detailed alignment of municipal streets, 
parkland and development phasing. 

16.20.7.2 Development is to be phased to ensure 
servicing of development progresses in a financially 
responsible and environmentally sustainable 
manner.  

16.20.7.3 In the event that there are multiple land 
landowners, to ensure the appropriate and orderly 
development of the site and to ensure that the costs 
associated with development are equitably 
distributed among all landowners, the City will 
require that a cost sharing agreement and/or front 
end agreement has been executed to address 
distribution of costs and municipal and community 
infrastructure, lands and facilities associated with 
development in a fair and equitable manner. 
Individual developments will generally not be 
approved until the subject landowner becomes party 
to the landowners’ cost sharing agreement. 

The City will not be a party to any landowner cost 
sharing agreement but may be a party to a front end 
agreement. Where necessary for the purposes of 
facilitating a front ending agreement, the City may 
utilize area specific development charge by-laws 
enacted pursuant to the Development Charges Act, 
1998, as amended. 

16.20.6.3 In exchange for increased height and/or 
density permissions a community benefits 
contribution pursuant to Section 37 of the Planning 
Act will be required. The base value from which 
increased height and/or density will be calculated 
will reflect zoning by-law permissions in effect land 
use permissions as of January 1, 2018. 
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