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EXECUTIVE SUMMARY 
 
The Ninth Line Lands are located on the western boundary of the City of Mississauga.  The 
boundaries are Highway 401 to the north, Ninth Line to the east, the Highway 407/Ninth 
Line crossover to the south and Highway 407 to the west.  The land budget identifies an 
area of approximately 350 hectares (865 acres) for the Ninth Line Lands. 
 
The Ninth Line Lands were transferred from the Region of Halton/Town of Milton to the 
Region of Peel/City of Mississauga on January 1, 2010, as part of a restructuring process 
for municipal boundary realignment.  

 
This situation required the future of the area to be considered in this new jurisdictional 
context.   As a result, a planning study was necessary to consider the future of the area 
including a municipal comprehensive review (MCR) to determine if there is justification for 
inclusion of some or all of the lands within the Regional Urban Boundary.    

 
In January 2014, the Macaulay Shiomi Howson Ltd. (MSH) Team, including Hemson 

Consulting Ltd.(Hemson) was retained, jointly by the Region of Peel and City of 

Mississauga, to provide professional and technical services to carry out the required 

planning study including the MCR. 

This report documents the results of the MCR carried out with respect to the Ninth Line 
Lands in the City of Mississauga and specifically conformity with Section 7.9.2.12 of the 
Region of Peel Official Plan which requires that: 
 

“Consider an expansion to the 2031 Urban Boundary…..only through a Regional Official 
Plan Amendment which is based on municipal comprehensive review which 
demonstrates the following….” 

 
Section 7.9.2.12 establishes seventeen criteria which must be satisfied as a basis for an 
expansion of the 2031 Urban Boundary, fifteen of which are applicable to the Ninth Line 
Lands.  Five of those criteria relate to growth management and Official Plan conformity, five 
relate to agricultural considerations and six relate to other Regional considerations 
including: 

 

 environmental and resource protection and enhancement including identification of a 
natural heritage system;  

 fiscal impact;  

 the ability to provide the necessary Regional infrastructure (i.e. transportation, servicing); 

 sustainable development; and, 

 Sections 2 and 3 of the Provincial Policy Statement.  
 

The proposed expansion of the 2031 Urban Boundary to include the Ninth Line Lands was 

evaluated with respect to the relevant criteria of Section 7.9.2.12 based on the Emerging 



Land Use Concept developed for the Ninth Line Lands.  In addition consideration was given 

to a range of technical background work including a Growth Management Analysis prepared 

by Hemson; the Ninth Line Agricultural Impact Assessment prepared by Amec, as well as 

transportation and servicing analyses prepared by MMM Group and Amec respectively,  a 

Scoped Subwatershed Study prepared by Amec and a Fiscal Analysis carried out by 

Hemson. 

 

Based on the results of this evaluation, the proposed expansion of the 2031 Urban 

Boundary to include the Ninth Line Lands has been deemed to conform with the 

requirements of Section 7.9.2.12 of the Region of Peel Official Plan, as well as the 

requirements of Places to Grow: Growth Plan for the Greater Golden Horseshoe, 2006 

(Growth Plan). 

 



1. INTRODUCTION  

1.1 Background 

The Ninth Line Lands were transferred from the Region of Halton/Town of Milton to the 
Region of Peel/City of Mississauga on January 1, 2010, as part of a restructuring process 
for municipal boundary realignment. The Region of Peel Official Plan was amended by the 
addition of Section 5.10 to recognize the status of the Ninth Line Lands as follows: 

 
“On January 1, 2010 the lands between Ninth Line and Highway 407 (the Ninth Line 
Lands) became part of the City of Mississauga and the Region of Peel. These lands are 
identified in the Region of Halton Official Plan as the Ninth Line Corridor Policy Area. 
Currently, the policies of the Region of Halton and the Town of Milton Official Plans 
apply to these lands. The policies of the Region of Peel Official Plan do not apply to 
these lands. A future amendment will bring these lands into conformity with the Region 
of Peel Official Plan. The Ninth Line Lands are shown on Schedule D, Schedule D3 and 
Schedule D4 for reference purposes.” 

 
This situation required the future of the area to be considered in this new jurisdictional 
context.   In addition, the most recent planning reviews of the Ninth Line Lands had been 
carried out in 2005 and 2007 prior to significant changes in the planning policy framework, in 
particular Amendment 2 to the Growth Plan, as well as new Region of Peel and City of 
Mississauga Official Plans.  As a result, a planning study was required to consider the future 
of the area including a municipal comprehensive review (MCR) to determine if there is 
justification for inclusion of some or all of the lands within the Regional Urban Boundary.    

 
In January 2014, the Macaulay Shiomi Howson Ltd. (MSH) Team, including Hemson 
Consulting Ltd. was retained, jointly by the Region of Peel and City of Mississauga, to 
provide professional and technical services to carry out the required planning study 
including the MCR. The study was carried out by the City and the Region in accordance with 
Planning Act.  It involved two phases:  
 

 Phase One, which included a background review and the development of an 
Emerging Land Use Concept prepared in accordance with Provincial, Regional and 
local growth management and planning policy objectives; and, 
 

 Phase Two, which included the preparation of a Regional Official Plan Amendment 
(ROPA) based on a preferred land use scenario to satisfy requirements of an MCR 
as outlined in section 7.9.2.12 of the Regional OP, as well as a related amendment to 
the City of Mississauga Official Plan.    

 

1.2 The Ninth Line Lands 

The Ninth Line Lands are located on the western boundary of the City of Mississauga.  The 
boundaries are Highway 401 to the north, Ninth Line to the east, the Highway 407/Ninth 
Line crossover to the south and Highway 407 to the west, as illustrated on Map 1.  The land 



budget identifies an area of approximately 350 hectares (865 acres) for the Ninth Line 
Lands. 
 
Detailed background information with respect to the Ninth Line Lands is found in Ninth Line 
Lands, Background Report, September 2015, Macaulay Shiomi Howson Ltd. et. al. found 
under separate cover. 
 

1.3 Report Purpose and Framework 
 
This report documents the results of the MCR carried out with respect to the Ninth Line 
Lands and specifically conformity with Section 7.9.2.12 of the Region of Peel Official Plan 
which requires that: 
 

“Consider an expansion to the 2031 Urban Boundary…..only through a Regional Official 
Plan Amendment which is based on municipal comprehensive review which 
demonstrates the following….” 

 
A municipal comprehensive review is defined in the Regional Official Plan as: 
 

“An official plan review or an official plan amendment, initiated by a municipality that 
comprehensively applies the policies and schedules of the Growth Plan for the Greater 
Golden Horseshoe, 2006.” 

 
The Report is organized as follows: 
 

 Section 2  Growth Management; 

 Section 3  Agricultural Considerations; 

 Section 4  Other Regional Interests; and, 

 Section 5 Conclusions. 
 
 



2. GROWTH MANAGEMENT 

  
2.1 Background Analysis 

 
Hemson Consulting Ltd. (Hemson) carried out supporting analysis and documentation 
related to the housing and non-residential development potential of Ninth Line lands as input 
to the development of a preferred land use scenario and the municipal comprehensive 
review.  Their report, Shaping Ninth Line Growth Management Analysis, 2017, is found 
under separate cover and was prepared in accordance with Provincial, Regional and local 
growth management and planning policy objectives.   
 

The Growth Management Analysis was prepared for the Region of Peel to address the 
growth management components of the MCR process.  It examines the degree to which the 
Ninth Line Lands Emerging Land Use Concept (Map 2), on which the City’s preferred land 
use scenario is to be based, supports City forecasts, policy directions for managing growth 
and land use planning. Further, the analysis considers whether the proposed Emerging 
Land Use Concept meets the tests of a municipal comprehensive review (MCR) under 
Provincial and Regional policy in order to designate the Ninth Line Lands as urban in the 
Region of Peel Official Plan and the City of Mississauga Official Plan.  The study provides a 
basis for bringing the Ninth Line Lands into the City of Mississauga. 

 
The Growth Management Analysis concluded the following: 
 

   The City of Mississauga has historically played a key role in the Greater Toronto and 
Hamilton Area (GTAH) and Peel population, housing and employment growth. The 
City has now evolved from a rapidly growing suburban past, into a mature urban 
centre. The greenfield land supply which drove rapid growth in prior decades, has 
been exhausted and growth has slowed in the City, in particular for lower density 
ground-oriented housing. As a result, Mississauga’s share of the Peel housing 
market for single and semi-detached units has declined significantly while the City 
continues to maintain the largest share of apartment growth in the Region. Most of 
Mississauga’s future growth will be through intensification and higher density 
development.  
 

   The Ninth Line Lands is a unique parcel of land in terms of growth management 
planning because of its history, location, and configuration and planned development. 
The rules and practice of planning for urban boundary expansions, including in the 
Growth Plan, are constructed to address more typical greenfield expansion areas.  

 

    The Ninth Line Lands, while a greenfield expansion, is different owing largely to its 
annexation history. It only exists as a potential expansion area as an “accident of 
history” because it was annexed recently in order to rationalize a municipal boundary 
that was no longer in a logical location once Highway 407 was constructed and any 
long term infrastructure needs associated with Parkway Belt West lands were 
identified. The result is a strip of  land, much of which is in floodplain or public use 



with only a few pockets of development, which means it is not a substantial block (in 
the context of Mississauga), nor is it configured in as a typical greenfield expansion 
area.   

 

    Because the Ninth Line Lands consist of a number of small parcels adjacent to 
historic development (and adjacent to planned transit infrastructure), the land use 
concept is planned at a housing mix and density that would be more typically 
expected in intensification areas rather than a new greenfield area. The employment 
land parcels at the north end of the Ninth Line, adjacent to the Highway 407 are more 
typical of greenfield expansion, but are still relatively small in terms of land area when 
compared with normal greenfield expansions.  

 

   While the boundary adjustment at annexation normalized the location of the municipal 
boundary between Halton and Peel, the urban boundary expansion is the next step in 
normalizing the land use relationships. Further, Hemson have concluded that the 
approach to the MCR for the Ninth Line Lands while somewhat different from normal 
and the tests of how it meets the requirements of the Growth Plan are equally unique, 
it nonetheless meets the growth management tests required.   

 

   The Region of Peel through Regional Official Plan Amendment 24 (ROPA 24) 
updated the remaining growth management elements required to bring the Region of 
Peel Official Plan into conformity with the Growth Plan, including establishing 
intensification and density targets and the 2031 land budget. Through ROPA 24 
urban boundary expansions were anticipated. While most of this was for greenfield 
ground related housing and employment land development in Caledon, Hemson has 
concluded that the Ninth Line Lands in Mississauga equally qualifies. 

 
o In the Mississauga context, the Ninth Line Lands are appropriately being planned 

for employment land development near existing employment areas primarily those 
near the Highways 407 and 401 interchange. There is very little remaining 
greenfield employment land in Mississauga. And, like elsewhere in the western 
GTAH, the employment density of new employment land development in recent 
years has been lower than was generally planned in the past. The additional 
employment lands, while relatively minimal in size, will contribute to meeting 
Mississauga’s employment targets. 

 
o For residential development, it is acknowledged that most new development in 

Mississauga will – and should – be for medium and higher density housing. While 
Mississauga has a large supply potential for this type of development through 
intensification, not all of it is expected to come to market in the near future nor in a 
location where supporting infrastructure already exists and transit infrastructure in 
planned in the near term.  

 
 
 
 



In terms of the land use concept for the Ninth Line Lands (See Map 2), it: 
 

 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; 

 an overall minimum density target of 82 persons and jobs per gross hectare has 
been set; 

 a minimum density target of 160 persons and jobs per hectare around transit 
station areas;  

 provision of well-located business employment lands in proximity to 400-series 
highways; and, 

 protection for natural heritage and flood plain features. 
 

The Ninth Line Lands land use concept would accommodate approximately 3,500 housing 
units, 8,500 residents and 510 jobs: 

 

 
 *Includes Hwy 407 and Ninth Line Right-of-Ways, Natural Heritage System, 

existing utility uses and proposed Transitway & setback.  
**Transit station areas, Public Open Space.  

 
Development of the Ninth Line Lands gives Mississauga a much better prospect of meeting 
its growth targets to 2031 while providing an appropriate density and mix of housing to 
support Provincial, Regional and City policies favouring denser and more intensified 
development. At the same time, the concept provides for higher density ground-oriented 
units, such as row houses, for which there is a very limited land supply in Mississauga, 
particularly in a greenfield setting. The ground-related units can help meet demand for those 
households not seeking apartment forms which now dominant the Mississauga market.   
 
The proposed land use concept and urban boundary expansion meet the conditions of the 
Growth Plan including the quantitative targets established by the Province and the Region 
through ROPA 24. In particular, the high greenfield density of 82 persons and jobs per 

Area 

Housing  
Units 

Population  
Non-Res  

Space m 2
Jobs 

Total Study Area 350          

Non-Developable Areas* 240          

Developable Areas -          

Residential  50            2,850            6,850            -               -               

Mixed Use  15            690               1,660            3,290            80                 

Business Employment 10            -               -               31,230          430               

Other Developable Lands** 35            -               -               -               -               

Total Developable 110         3,550            8,510            34,530          510               

Figures are rounded.  

Shaping Ninth Line -  Land Use Concept 
Estimated Population, Housing and Employment  

ha 

Estimated Development Potential 



hectare results in a very small increase in the overall planned greenfield density in Peel at 
50 persons and jobs per hectare. While this is higher density development typically 
associated with intensification, it is outside of the built up area. As a result, Mississauga’s 
intensification rate for the 2016 to 2031 period set at 97% without the Ninth Line Lands 
becomes 86% with the addition of the Ninth Line Lands. Similarly, the Region’s 
intensification rate for the same period is 48% without Ninth Line Lands and becomes 44% 
with the Ninth Line Lands.  This rate remains well above the Growth Plan’s mandated 40% 
minimum intensification target.   
 

2.2   Evaluation 
 
Section 7.9.2.12 of the Region of Peel Official Plan establishes seventeen criteria which 
must be satisfied as a basis for an expansion of the 2031 Urban Boundary.  Five of those 
criteria relate to growth management and the Official Plan. These are evaluated below 
based on the results of the Hemson analysis and a review of the Region of Peel Official 
Plan: 
 

Table 1 Growth Management 

Criteria Evaluation 

a) that the proposed 
expansion is based 
on the population, 
household and 
employment growth 
forecasts contained 
in Table 3; 

The Hemson analysis has been prepared in the context of the 
Region of Peel Official Plan. The report notes that: 
 
“The Region of Peel Official Plan guides long range planning for 
the Cities of Mississauga and Brampton and the Town of 
Caledon. Through the Official Plan, the Region allocates the 
Growth Plan Schedule 3 forecasts to each lower tier 
municipality and provide policy guidance, including local 
municipal level targets for density and intensification that work 
to achieve the Provincial mandated Regional minimums.” 
(Section II, Subsection B, page 11). 
 
In addition, the report concludes: 
 
“The Region is currently planning to Growth Plan 2031A, per 
ROPA 24…..Ninth Line is still within 2031A and ROPA 24.” 
 
The 2031A forecasts are set out in Table 3 to the Region of 
Peel Official Plan.  The Hemson analysis therefore conforms 
with criteria a). 

b) that sufficient 
opportunities, as 
determined by the 
Region, are not 
available in the area 
municipality to 
accommodate the 

The Hemson analysis concludes that “growth in the City of 
Mississauga, including Ninth Line is being planned within the 
approved ROPA 24 allocation within the Region. ROPA 24 was 
approved in 2012. ROPA 24 always envisioned that its 
implementation would include the subsequent addition of 
greenfield lands. Such expansions have included Mayfield West 
Phase 1, Mayfield West Phase 2, the west Bolton employment 



Table 1 Growth Management 

Criteria Evaluation 

forecasted growth for 
the area municipality 
contained in Table 3, 
through 
intensification and in 
designated greenfield 
areas; 

lands and now the proposed residential expansion in Bolton, all 
within the Town of Caledon. Similarly, Ninth Line is a small 
greenfield expansion area to help accommodate the allocated 
growth in the City of Mississauga. The units in the Ninth Line 
plan add to DGA development, but do not affect to affect the 
Region of Peel’s plan to far exceed the minimum 40% 
intensification rate mandated in the Growth Plan. The DGA 
density of 80 persons plus jobs per ha will act to increase the 
greenfield density in the City of Mississauga and in the Region 
of Peel compared to existing calculations without Ninth 
Line.”(Section IV, Subsection B, pages 38-39) 
 
The Hemson analysis also concludes: 
 
“The Emerging Land Use Concept results in a complete Ninth 
Line community that can play a key role in achieving the City’s 
growth forecasts in an era of slowing growth in Mississauga 
while at the same time supporting policy goals for mixed use, 
transit-supportive and higher density development.” (Section IV, 
Subsection A. page 36) 
 
“Overall, the Emerging Land Use Concept for Ninth Line fits 
within the Regional land budget as planned to 2031 and would 
help Mississauga to achieve its growth outlook while still making 
an important contribution to density and intensification in Peel 
which meets or exceeds Provincially mandated minimums.” 
(Section IV, Subsection B, page 38) 

c) the timing of the 
expansion and the 
phasing of 
development within 
the designated 
greenfield area will 
not adversely affect 
the achievement of 
the intensification 
and density targets 
of this Plan; 

The Hemson report concludes: 
“The Ninth Line lands present a critical opportunity to assist in 
the achievement of City and Regional density targets, beyond 
the Growth Plan minimum. Virtually all of Mississauga’s future 
development will be through intensification and redevelopment. 
Ninth Line represents a minimal addition of greenfield lands 
within a Regional context however presents a key opportunity 
for the City to provide higher density residential development in 
a greenfield context where the economics are more favourable 
for immediate development.”(Section IV, Subsection B, page 
40) 

 

d) the proposed 
expansion makes 
available sufficient 
lands for a time 

The Hemson analysis concludes: 
“The Ninth Line lands are being planned to accommodate 
forecast demand within the 2031 planning horizon. It is 
anticipated that the lands will be needed to meet housing 



Table 1 Growth Management 

Criteria Evaluation 

horizon not 
exceeding 2031; 

demand within this timeframe as a number of other identified 
development areas in Mississauga are subject to constraints 
and not be reasonably expected to develop prior to 2031 owing 
to significant site remediation costs, lengthy planning processes 
and the economics of assembly and redevelopment. These 
greenfield lands in Ninth Line can bring medium and high-
density housing to market very quickly once approved, allowing 
Mississauga to be more likely to achieve its population growth 
targets within the time frame of the plan.”(Section IV, 
Subsection B, page 40) 

 

e) conformity with the 
Regional Official 
Plan; 

In addition to Section 7.9.2.12, the key relevant directions in the 
Region of Peel Official Plan to the proposed boundary 
expansion are found in Chapter 4: Regional Forecasts and 
Chapter 5:Regional Structure.  As discussed above with respect 
to subsections a) and b), Chapter 4 establishes in Table 3 the 
Population, Household and Employment Forecasts for Peel.   
As demonstrated in the Hemson analysis, the Ninth Line Lands 
are “still within 2031A and ROPA 24.” 
 
With respect to the directions in Chapter 5, the key policies are 
found in Section 5.5.4, Greenfield Density including the 
objectives in Section 5.5.4.1. The objectives establish the 
general directions for the development of greenfield areas 
including: 
 

 the creation of complete communities; 

 achievement of compact urban form that support walking, 
cycling and early integration and sustained viability of transit 
services; 

 a compatible and diverse mix of land uses to support vibrant 
neighbourhoods; 

 optimization of the use of the greenfield area; 

 enhancement of the natural environment and resources; 
and, 

 management of the growth to support Peel economy.  
 

The Emerging Land Use Concept for the Ninth Line Lands is 
designed to implement these objectives and the relevant 
policies as it designed to:  

 create a complete community, provide for a compatible and 
diverse mix of and uses to support vibrate neighbourhoods 
and support Peel’s economy including a range of residential 



Table 1 Growth Management 

Criteria Evaluation 

and employment opportunities; as well as recreational and 
cultural activities, in particular: 
o medium and high density residential areas, comprising 

row houses and apartments, 
o mixed use areas with residential and commercial 

employment opportunities, and 
o provision of well-located business employment lands in 

proximity to 400-series highways; 
 

 the development form is compact and efficient at a density of 
80 persons and jobs per gross hectare which supports 
walking, cycling and transit services including the extension 
of the 407 Transitway and optimizes use of the greenfield 
area. The density:  
o significantly exceeds the minimum greenfield density 

target of 50 persons and jobs per  hectare combined  to 
be measured over Peel’s designated Greenfield area 
as established in the Region of Peel Official Plan 
(Section 5.5.4.2.1), 

o the density also exceeds the current density of 77 
residents and jobs combined per hectare applicable to 
the current existing designated greenfield area in 
Mississauga which is to be revised if additional 
greenfield areas are added to the City (Section 
5.5.4.2.2), and 

o the density adjacent to the proposed 407 Transitway 
stations which would be considered major transit 
stations has a minimum density target of 160 persons 
and jobs per ha which exceeds the target established in 
the Plan for designated greenfield areas of 100 
residents and jobs combined per hectare; and, 

 establish an extensive linked natural heritage system which 
also includes extensive hazard lands. 

 

 
 
 



3. AGRICULTURE 

 

3.1  Background Analysis 

 

Amec Foster Wheeler Environment & Infrastructure (Amec) conducted an agricultural 

impact assessment of the Ninth Line Lands. Their report, Ninth Line Lands Agricultural 

Impact Assessment, Final Report, August 2016, is found under separate cover.   

 

The report includes an assessment of soils in the subject lands for their Agricultural 

Capability Classification according to the Canada Land Inventory (CLI) using available 

soil survey information from Agricultural and Agri-food Canada, supplemented by on –

site inspections where possible.  It also includes an assessment of livestock facilities 

located on adjacent agricultural properties using calculated minimum separation 

distances.  Site visits and on-site interviews were performed to assess the suitability 

and current use of livestock facilities located within a 2 kilometre distance from all sides 

of the Ninth Line Lands.  No livestock operations are currently located within the Ninth 

Line Lands.  

 

The assessment concludes (See also Map 3, Soil Classification and Map 4, MDS 

Setbacks): 

 

“i. All soils in the Ninth Line Lands are classified as prime agricultural lands with 

85% being Class 1 land (Chinguacousy, Tuscola, and Onida series) and 15% 

being Class 3DW land (Jeddo series) limited for agricultural production by poor 

drainage (See Map 3). Development of the subject lands according to the 

Regional Official Plan will permanently remove all 307 ha (+/-) of prime 

agricultural land from food production; however, there appears to be no 

reasonable alternatives to avoid prime agricultural areas given the continuous 

orientation of the lands in relationship to the adjacent urban form. 

 

ii. Calculated setback distances based on MDS I formulae for livestock facilities 

within 2 km of the perimeter, south west and north of the subject lands, ranged 

from 197 to 547 m; however, all areas within the setback distances from the 

facilities did not overlap with the subject lands.  Based on the calculated 

distances, it is anticipated that livestock operations in adjacent areas are not 

expected to impact on development and expansion of the subject lands. 

 

iii. Development and expansion into the subject lands will limit expansion of 

potential livestock operations on adjacent agricultural lands. The extent of the 

potential expansion of existing or new livestock facilities would have to be based 



on MDS II formulae under current provincial legislation.  Potential effects, if any, 

on adjacent lands could be reduced by restricting expansion into the subject 

lands to Type A (low intensity) applications. 

 

iv. The existing Highway 407 corridor is expected to act as a buffer between the 

subject lands and adjacent agricultural areas within the Town of Milton to the 

southwest.  The setback provided by the Highway 407 corridor (at least 100 m) 

overshadows the need for typical mitigation measures such as buffer mounds or 

tree barriers.  From a strict agricultural perspective such mitigation measures 

would not be necessary….. 

 

v. It should be noted that consideration should be given to any potential changes to 

water quality and quantity as part of storm water management measures to 

mitigate potential influences on water runoff used for the adjacent agricultural 

production (i.e. irrigation and farm animal consumption).” 

 

3.2 Evaluation 

 

Of the seventeen criteria in Section 7.9.2.12 of the Region of Peel Official Plan which 

relate to expansion of the 2031 Urban Boundary, five relate to agricultural 

considerations.  These are reviewed below based on the results of the Amec 

assessment: 

 

Table 2 Agricultural Considerations 

Criteria Evaluation 

g)  that there is no 
reasonable alternative 
locations to avoid the 
Prime Agricultural 
Areas; 

The “Ninth Line Lands Agricultural Impact Assessment Final 
Report” indicates that all of the lands in the Ninth Line Lands 
are Canadian Land Inventory Class 1 and Class 3 lands.  As 
such they constitute prime agricultural lands.   Given that the 
entire area is classified as prime agricultural lands and that it 
is the last remaining greenfield area in the City of 
Mississauga, there is no reasonable alternative locations for 
development which would avoid these prime agricultural 
lands. 

h) Impacts of a 
proposed settlement 
boundary expansion on 
agricultural operations 
which are adjacent or 
close to the settlement 
area, and if impacts 
are identified, the 
analysis is to identify 

The Amec report identifies adjacent livestock facilities, none of 
which are located in the Ninth Line Lands.     It indicates that 
settlement expansion on the Ninth Line Lands could limit, 
new, or the expansion of existing livestock facilities within two 
kilometers of the Ninth Line Lands.   It does indicate that 
potential effects, if any, on adjacent lands could be reduced by 
restricting expansion into the subject lands to Type A (low 
intensity) applications. However, it also indicates that the 
existing Highway 407 corridor is expected to act as a buffer 



Table 2 Agricultural Considerations 

Criteria Evaluation 

mitigation or the 
impacts to the greatest 
extent feasible; 
 

between the subject lands and adjacent agricultural areas 
within the Town of Milton to the southwest.  The setback 
provided by the Highway 407 corridor (at least 100 m) 
overshadows the need for typical mitigation measures such as 
buffer mounds or tree barriers.  From a strict agricultural 
perspective such mitigation measures would not be 
necessary.   Further, subsequent to the completion of the 
Amec report the preferred land use scenario was developed.  
It includes a further substantive buffer in addition to the 
Highway 407 corridor which includes the 407 Transitway and 
associated natural heritage and hazard land areas.  Together 
the proposed land use provides significant mitigation and 
satisfies this criterion. 

i) within the Prime 
Agricultural Area there 
is no reasonable 
alternative locations on 
lower priority 
agricultural lands; 

As noted in the discussion of criterion g), given that the entire 
area is classified as prime agricultural lands and that it is the 
last remaining greenfield area in the City of Mississauga, there 
are no reasonable alternative locations on lower priority 
agricultural lands for development which would avoid these 
prime agricultural lands. 

j) impacts from 
expanding settlement 
areas on agricultural 
operations are 
mitigated to the 
greatest extent 
feasible; 

As noted in the discussion of criterion h)  Highway 407 and 
related proposed lands uses together provides significant 
mitigation and satisfies this criterion. 

k)compliance with the 
minimum distance 
separation formulae; 

Based on the  Amec report calculations there is compliance 
with this criteria as there are  no agricultural operations within 
the Ninth Line Lands. Further, development of the Ninth Line 
Lands would not encroach on any minimum distance 
separation (MDS) setbacks from livestock facilities within two 
kilometers of the Ninth Line Lands.  

 

 

  



4. OTHER REGIONAL INTERESTS 

 

4.1  Background  

 

Section 7.9.2.12 identifies a number of criteria with respect to Urban Boundary 

expansion which relate to a range of Regional interests including: 

 

 fiscal impact; 

 provision of Regional infrastructure and services including Regional and local 

transportation and  water and wastewater servicing; 

 environmental and resource protection and enhancement, including the 

identification of a natural heritage system; 

 sustainable development;  

 other Regional interests identified which are healthy development and affordable 

housing; and, 

 policies of Sections 2 and 3 of the Provincial Policy Statement, 2005 which relate 

to  use and management of resources and protecting public health and safety. 

 

The following summarizes the analysis carried out with respect to these criteria.  The 

analysis generally is with respect to the Emerging Land Use Concept (See Map 2) 

developed in Phase One of the study.  The Emerging Land Use Concept, and the 

related technical evaluations and public input, will form the basis for the development of 

the preferred land use scenario.  

 

4.1.1  Fiscal Impact 

 

Hemson has carried out a fiscal analysis of the Emerging Land Use Concept.   This 

report, Shaping Ninth Line Fiscal Analysis, May 2017, concludes: 

 

 “The development of the Ninth Line area will not place any undue financial 

burden on the Region. 

 The dense nature of the proposed development plan will likely lead to water and 

wastewater servicing costs below the Regional average. 

 Road-related servicing costs are calculated to be higher than the Regional 

average.  However, the widening of Ninth Line will likely benefit growth occurring 

beyond the borders of the development area, which would lessen the variance. 

 Tax revenue associated with the development is likely to be slightly higher than 

the Regional average on a population and employment basis.” 

 



 

 

4.1.2 Infrastructure and Services  

 

The provision of Regional infrastructure and services including Regional and local 

transportation and water and wastewater servicing has been carefully evaluated and 

determined to be appropriate.   The fiscal impact analysis addresses its financial 

sustainability.   The transportation and servicing evaluations address viability of the 

proposed transportation and servicing approaches and their environmental 

sustainability. 

 

With respect to Regional and local transportation requirements, MMM Group prepared 

the Ninth Line Lands Study Transportation Assessment, 2017 (report found under 

separate cover).  The analysis focuses on the creation of a sustainable transportation 

system which provides for a balanced transportation system for all modes of 

transportation including transit and active transportation.   

 

The Transportation Assessment examines existing traffic conditions, trucks, transit, 

active transportation, collision data, future background conditions (business as usual), 

Emerging Land Use Concept trip generation, future total conditions (with Concept land 

use) and transportation demand management strategies.  Five future total scenarios are 

evaluated: 

 

 Scenario 1: Emerging Land Use Concept – with 5% increase in non-auto modal 

split form the implementation of the 407 Transitway.  The traffic volumes 

associated with this scenario can be accommodated with the widening of Ninth 

Line and the signalization of Ninth Line and Terragar Boulevard. 

 

 Scenario 2: Emerging Land Use Concept – with 10% increase in non-auto modal 

split from the implementation of 407 Transitway. The traffic volumes associated 

with this scenario can be accommodated with the widening of Ninth Line and the 

signalization of Ninth Line and Terragar Boulevard. 

 

 Scenario 3: Emerging Land Use Concept – with 20% increase in non-auto modal 

split from the implementation of 407 Transitway. The traffic volumes associated 

with this scenario can be readily accommodated with the widening of Ninth Line 

and the signalization of Ninth Line and Terragar Boulevard. 

 

 Scenario 4 Emerging Land Use Concept plus extension of Argentia: – with 10% 

increase in non-auto modal split from the implementation of 407 Transitway. The 

traffic volumes associated with this scenario can be accommodated without 



additional improvements beyond what is required for the future total Scenarios 1 to 

3. 

 

 Scenario 5 Emerging Land Use Concept plus the Greater Toronto Area West 

Highway Corridor: – with 10% increase in non-auto modal split from the 

implementation of 407 Transitway. The traffic volumes associated with this 

scenario can be accommodated without additional improvements beyond what is 

required for the future total Scenarios 1 to 3. 

 

With respect to water and wastewater, the Region of Peel conducted an evaluation of 

the Emerging Land Use Concept based on their current Master Plan system model in 

November 2016 and reflecting input from Amec, the project servicing consultant.  

Estimated water and wastewater demands were prepared by Amec based on 

population and employment forecasts and land type and use.  Amec reviewed the 

Region of Peel report (review found under separate cover) and concluded that: 

 

 Water Services 

The Region of Peel’s assessment confirms that there is capacity within their 

system and that some planned component upgrades may be required or 

eliminated based on the proposed demands.  It is recommended that the Ninth 

Line Lands be serviced by three out of the four adjacent pressure zones in order to 

simplify the servicing requirements and eliminate the need to increase demand in 

Pressure Zone 4a.   A summary of external services required is provided by Amec. 

In addition, Amec note that an internal network of 250 mm or 300 mm pipes will be 

required along internal roads. 

 

 Wastewater Services 

The Ninth Line Lands will be serviced by the West Trunk Sewer System, draining 

by gravity via the West Trunk System to the Clarkson WPCP.  As per the Region’s 

hydraulic wastewater servicing analysis, there are no concerns for the Ninth Line 

Lands regarding the trunk sewer system capacity except the existing 450 mm 

sanitary sewer system on the Ninth Line north of Britannia Road West.  This 

section of the sanitary sewer system does not have sufficient capacity for the 

proposed development.  The Region’s preferred servicing strategy is a new local 

sanitary sewer (within the new development area) parallel to Ninth Line to convey 

the sewage that cannot be accommodated to the existing 450 mm sanitary sewer 

and connecting further downstream north of Britannia Road West.  There are no 

significant external trunk services required for wastewater servicing   An internal 

system of 250 mm and 300 mm sanitary sewers will be required along the roads.  

 

 



 Stormwater Management  

The Ninth Line Sixteen Mile Creek Tributary Scoped Subwatershed Plan is being 

prepared by a consultant team led by Amec.   As part of Phase II of the study 

(report found under separate covery), a recommended stormwater management 

plan has been developed.  Key components include: 

o Wet ponds are recommended for future urban development north of 

Britannia Road and north of Derry Road, as well as in the Sawmill Creek 

Subwatershed; 

o Source controls are recommended for the future development lands south 

of Britannia Road within the Sixteen Mile Creek Watershed. 

o Low Impact Development (LID) Best Management Practices (BMPs) are 

to be applied throughout the future development lands and size to capture 

the first 5 mm of runoff. 

o The stormwater management plan for the future 407 Transitway is to be 

determined through a separate Class Environmental Assessment process 

for the Transitway. 

 

4.1.3 Environmental and Resource Protection and Enhancement 

 

The Ninth Line Sixteen Mile Creek Tributary Scoped Subwatershed Study (Scoped 

Subwatershed Study) addresses a range of matters related to environmental and 

resource protection and enhancement.  Phase I involved an analysis of the significance 

and sensitivity of existing natural features and species which formed the basis for the 

establishment of a natural heritage system in Phase II.  The natural heritage system for 

the Ninth Line Lands is reflected in the Emerging Land Use Concept and the preferred 

land use scenario.   

 

Analyses and assessments have also been completed to determine the potential 

impacts of the Emerging Land Use Concept on the area’s resources.  The impact 

assessment has addressed: 

 

 surface water/groundwater/water quality;  

 stormwater management systems sizing (quantity and quality; 

 water budget and runoff volume reduction; 

 stream morphology; and, 

 natural environment. 

 

 

 

 



4.1.4 Sustainable Development 

 

Section 1.3.5 of the Region of Peel Official Plan identifies sustainable development 

directions which must be addressed as part of the consideration of any proposed 

boundary expansion.  As noted in Section 1.3.5: 

 

“The over-arching theme of this Plan is sustainability which refers to meeting the 

needs of the present without compromising the ability of future generations to meet 

their own needs. Regional Council will work towards sustainability by apply a 

sustainable development framework which will provide a holistic approach to 

planning, action and measurement. The principle of sustainable development is 

important given the need to address significant issues such as developing a 

sustainable society and addressing specific issues such as the impacts of climate 

change through mitigation and adaptation measures.  The aim is to create a strong, 

vibrant and resilient society that can adapt to changes while meeting the human 

services and infrastructure needs of the community.” 

 

Further, Section 1.3.5 identifies the sustainable development framework as enabling 

“integration of environmental, social, economic and cultural imperatives.”  These 

imperatives “provide an integrated and flexible basis for the formulation of policy and 

decision-making.” 

 

The Emerging Land Use Concept reflects this sustainable development framework.    In 

particular: 

 

 Environmental Imperative -The Emerging Land Use Concept for the Ninth Line 

Lands reflects the results of the Scoped Subwatershed Study including the 

establishment of a natural heritage system; 

 Social and Economic Imperatives– Development is proposed which will allow for 

the creation of a complete community providing a range of housing, commercial 

and employment opportunities.  In addition, the development is designed to be 

supportive of transit and active transportation; and, 

 Cultural  Imperative – The Ninth Line Lands has been planned to provide a range 

of community facilities including a major community park and community centre, 

as well as providing for the protection of cultural heritage resources. 

 

4.1.5 Other Regional Interests 

 

Other Regional interests identified are affordable housing and healthy development.  As 
noted in the discussion in Section 2, Growth Management, development of the Ninth 
Line Lands gives Mississauga a much better prospect of meeting its growth targets to 



2031 while providing an appropriate density and mix of housing to support Provincial, 
Regional and City policies favouring denser and more intensified development which  
has to potential to provide affordable housing. At the same time, the concept provides 
for higher density ground-oriented units, such as row houses, for which there is a very 
limited land supply in Mississauga, particularly in a greenfield setting. The ground-
related units can help meet demand for those households not seeking apartment forms 
which now dominant the Mississauga market in an affordable manner.   
 

With respect to healthy development, in conformity with Section 5.3.1.3 of the Region of 

Peel Official Plan, the Emerging Land Use Concept is designed to establish a healthy 

and complete community “that includes living, working and recreational opportunities, 

which respect the natural environment, resources and the characteristics of existing 

communities.”  In particular, development is focused on the proposed 407 Transitway 

and is designed to promote the use of transit and active transportation through the 

establishment of transit-supportive and pedestrian and bicycle friendly urban 

development.  Further, it will promote mixed use development including a range of 

housing and employment uses.  Finally, as outlined in Section 4.1.3, the Scoped 

Subwatershed Study addresses a range of matters related to environmental and 

resource protection and enhancement.  The natural heritage system for the Ninth Line 

Lands is reflected in the Emerging Land Use Concept and the preferred land use 

scenario.   

 

4.1.6 Sections 2 and 3 Provincial Policy Statement 

 

Section 2 of the PPS provides for the wise use and management of resources including 

natural heritage, water, agriculture, minerals and petroleum, mineral aggregate 

resources and cultural heritage and archaeology.    The Emerging Land Use Concept 

and supporting technical studies address this direction as follows: 

 

 Natural Heritage – the Emerging Land Use Concept provides for the protection of 

a natural heritage system including significant natural features; 

 Water – the Scoped Subwatershed Study provides direction with respect to the 

protection, improvement and restoration of the quality and quantity of water 

resources; 

 Agriculture – issues related to agriculture have been addressed through the Ninth 

Line Lands Agricultural Impact Assessment, Final Report, August 2016 as 

discussed in Section 3 of this report; 

 Minerals and petroleum, mineral aggregate resources – No such resources have 

been identified with respect to the Ninth Line Lands; and, 



 Cultural Heritage and Archaeological Resources – Existing and potential cultural 

heritage and archaeological resources have been identified through the 

background work and will be protected as required by Provincial policy. 

 

Section 3, Protecting Public Health and Safety includes consideration of natural and 

human made hazards.   A detailed strategy has been identified through the Scoped 

Subwatershed Study with respect to lands subject to flooding and erosion in the Ninth 

Line Lands.   No human-made hazards have been identified. However the potential for 

such hazards will be required to be assessed prior to the development of specific sites. 

 

4.2 Evaluation 

 

Of the seventeen criteria in Section 7.9.2.12 of the Region of Peel Official Plan which 

relate to expansion of the 2031 Urban Boundary, six relate to a range of Regional 

considerations.  These are reviewed below based on the Emerging Land Use Concept 

and the results of the background analysis and the.   

 

It should be noted that there is a seventh criteria in Section 7.9.2.12 which relates to 

whether the proposed expansion meets the requirements of the Greenbelt Plan, 

Niagara Escarpment Plan, Lake Simcoe Protection Plan and the Oak Ridges Moraine 

Conservation Plan.   None of the identified Provincial plans are applicable to the Ninth 

Line Lands and thus the criterion is not applicable to the evaluation of the proposed 

boundary expansion. 

 

Table 3 Other Regional Considerations 

Criteria Evaluation 

f) environmental and 
resource protection and 
enhancement including 
identification of a 
natural heritage system, 
in accordance with the 
policies of this Plan; 

The Scoped Subwatershed Study has provided the basis for 
the development of a plan for the Ninth Line Lands which 
ensures environmental and resource protection and 
enhancement including the identification of a natural heritage 
system in accordance with the policies of the Region of Peel 
Official Plan.  In addition to the establishment of the natural 
heritage system, the Scoped Subwatershed Study provides 
direction with respect to surface water/groundwater /water 
quality; stormwater management; water budget and runoff 
volume reduction, and stream morphology. 

l) fiscal impact analysis; Hemson have carried out the required fiscal impact analysis 
which concludes that development of the Ninth Line area will 
not place any undue financial burden on the Region. 

m) the ability to provide 
the necessary Regional 
infrastructure and 
services, including 

MMM Group prepared the Ninth Line Lands Study 
Transportation Assessment, 2017.  In addition, Amec 
reviewed the Region of Peel servicing evaluation with respect 
to water and wastewater servicing for the Ninth Line Lands. 



Table 3 Other Regional Considerations 

Criteria Evaluation 

Regional and local 
transportation 
infrastructure, water and 
wastewater servicing, in 
a financially and 
environmentally 
sustainable manner; 

Amec also addressed stormwater management through the 
Scoped Subwatershed Study.  The Hemson fiscal impact 
analysis has addressed the financial implications with respect 
to the provision of transportation and services. This 
background analysis has demonstrated that servicing can be 
provide in a financially and environmentally sustainable 
manner. 

n) the sustainable 
development 
imperatives in Section 
1.3.5 have been 
addressed; 

The Emerging Land Use Concept addresses the sustainable 
development imperatives as follows: 
 

 Environmental Imperative -The Emerging Land Use 
Concept for the Ninth Line Lands reflects the results of 
the Scoped Subwatershed Study including the 
establishment of a natural heritage system; 

 Social and Economic Imperatives– Development is 
proposed which will allow for the creation of a complete 
community providing a range of housing, commercial and 
employment opportunities.  In addition, the development 
is designed to be supportive of transit and active 
transportation; and, 

 Cultural  Imperative – The Ninth Line Lands has been 
planned to provide a range of community facilities 
including a major community park and community centre, 
as well as providing for the protection of cultural heritage 
resources. 

 

o) other relevant 
Regional interests as 
may be confirmed 
through pre-
consultation; 

Other Regional interests identified include affordable housing 
and healthy development.  As noted in the discussion in 
Section 2, Growth Management, development of the Ninth 
Line Lands gives Mississauga a much better prospect of 
meeting its growth targets to 2031 while providing an 
appropriate density and mix of housing to support Provincial, 
Regional and City policies including the provision of 
affordable housing.    
 
With respect to healthy development, in conformity with 
Section 5.3.1.3 of the Region of Peel Official Plan, the 
Emerging Land Use Concept is designed to establish a 
healthy and complete community “that includes living, 
working and recreational opportunities, which respect the 
natural environment, resources and the characteristics of 
existing communities.”   

q) in determining the 
most appropriate 

Section 2 of the PPS provides for the wise use and 
management of resources including natural heritage, water, 



Table 3 Other Regional Considerations 

Criteria Evaluation 

location for expansions 
to the boundaries of 
settlement areas the 
policies of Section 2 
and 3 of the Provincial 
Policy Statement, 2005 
are applied. 

agriculture, minerals and petroleum, mineral aggregate 
resources and cultural heritage and archaeology.    The 
Emerging Land Use Concept and supporting technical 
studies address this direction as follows: 
 

 Natural Heritage – the Emerging Land Use Concept 
provides for the protection of a natural heritage system 
including significant natural features; 

 Water – the Scoped Subwatershed Study provides 
direction with respect to the protection, improvement and 
restoration of the quality and quantity of water 
resources; 

 Agriculture – issues related to agriculture have been 
addressed through the Ninth Line Lands Agricultural 
Impact Assessment, Final Report, August 2016 as 
discussed in Section 3 of this report; 

 Minerals and petroleum, mineral aggregate resources – 
No such resources have been identified with respect to 
the Ninth Line Lands; and, 

 Cultural Heritage and Archaeological Resources – 
Existing and potential cultural heritage and 
archaeological resources have been identified through 
the background work and will be protected as required 
by Provincial policy. 

 
Section 3, Protecting Public Health and Safety includes 
consideration of natural and human made hazards.   A 
detailed strategy has been identified through the Scoped 
Subwatershed Study with respect to lands subject to flooding 
and erosion in the Ninth Line Lands.   No human-made 
hazards have been identified. However the potential for such 
hazards will be required to be assessed prior to the 
development of specific sites. 
 

 

  



5. CONCLUSIONS 

 
This report documents the results of the MCR carried out with respect to the Ninth Line 
Lands in the City of Mississauga and specifically conformity with Section 7.9.2.12 of the 
Region of Peel Official Plan which requires that: 

 
“Consider an expansion to the 2031 Urban Boundary…..only through a Regional 
Official Plan Amendment which is based on municipal comprehensive review which 
demonstrates the following….” 

 
Section 7.9.2.12 establishes seventeen criteria which must be satisfied as a basis for an 
expansion of the 2031 Urban Boundary, fifteen of which are applicable to the Ninth Line 
Lands.  Five of those criteria relate to growth management and Official Plan conformity, 
five relate to agricultural considerations and six relate to other Regional considerations 
including: 
 

 environmental and resource protection and enhancement including 
identification of a natural heritage system;  

 fiscal impact;  

 the ability to provide the necessary Regional infrastructure (i.e. transportation, 
servicing); 

 sustainable development;  

 other Regional interests identified which are healthy development and 

affordable housing; and, 

 Sections 2 and 3 of the Provincial Policy Statement.  
 

The proposed expansion of the 2031 Urban Boundary to include the Ninth Line Lands 

was evaluated with respect to the relevant criteria of Section 7.9.2.12 based on the 

Emerging Land Use Concept developed for the Ninth Line Lands.  In addition 

consideration was given to a range of technical background work including a Growth 

Management Analysis prepared by Hemson; the Ninth Line Agricultural Impact 

Assessment prepared by Amec, as well as transportation and servicing analyses 

prepared by MMM Group and Amec respectively and a Scoped Subwatershed Study 

prepared by Amec. 

 

Based on the results of this evaluation, the proposed expansion of the 2031 Urban 

Boundary to include the Ninth Line Lands has been deemed to conform with the 

requirements of Section 7.9.2.12 of the Region of Peel Official Plan, as well as the 

requirements of the Growth Plan, 2006. 
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