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1. Development Application Summary 
Application:  Official Plan Amendment  

Review Status:  Comment Period in Progress till 7 May 2021  

Status Date:  2021-04-09  

Description:  The City of Ottawa has received an Official Plan Amendment application to 
increase maximum building heights and consider area-specific policies and land use designations 
for a Master Plan development concept with a range of buildings and uses. The tallest building 
proposed is 30-storeys. 

This application seeks to amend the Official Plan. 

The subject site consists of multiple properties within two areas identified in the application as 
Manor Park North (Manor Park Gardens) and Manor Park South (Manor Park Heights).  

Proposal:   Manor Park North (Manor Park Gardens)  

The northern lands are primarily within the northwest quadrant of the intersection of St. Laurent 
Boulevard and Hemlock Road, with another parcel east of St. Laurent and south of Blasdell 
Avenue. See the Location Map below. These lands are predominantly surrounded by low-rise 
residential neighbourhood, and some local commercial uses along St. Laurent, with Beechwood 
Cemetery to the south, and Manor Park Public School to the west.  

The concept, as detailed in the applicant’s Master Plan / Planning Rationale, consists of seven 
development blocks yielding approximately 1,590 dwelling units and roughly 8,000 square 
metres of potential commercial space. The concept also includes a new City Park.  



 
The proposed building heights range from low-rise (up to 4-storeys) to a 15-storey tower at the 
corner of St. Laurent and Hemlock.  

The purpose of the Official Plan Amendment is to allow for increased building heights within the 
General Urban Area designation through area specific policies and land use designations. Current 
policy generally permits building heights up to 4-storeys, with some consideration of taller 
buildings in areas already characterized by taller buildings.  

 
Figure 1: Manor Park North (Manor Park Gardens) 

Proposal:   Manor Park South (Manor Park Heights)  

The southern lands generally front Brittany Drive between St. Laurent Boulevard and Montreal 
Road. The lands, and the surrounding area, consist of primarily residential uses with a range of 
built forms and heights including low-, mid-, and high-rise, as well as a variety of non-residential 
uses along Montreal Road.  

The concept, as detailed in the applicant’s Master Plan / Planning Rationale, consists of five 
development blocks yielding approximately 2,470 dwelling units, roughly 1,590 square metres of 



 
commercial space and 1,560 square metres of social infrastructure. The concept also includes a 
new City Park.  

 
Figure 2: Manor Park South (Manor Park Heights) 

The proposed building heights vary with low-rise (up to 4 storeys) and mid-rise built forms (up to 
9- storeys) and towers ranging from 12 to 30-storeys.  

The purpose of the Official Plan Amendment is to allow for increased building heights within the 
General Urban Area designation through area specific policies and land use designations. Current 



 
policy generally permits building heights up to 4-storeys, with some consideration of taller 
buildings in areas already characterized for taller buildings.  

 
2. Project Introduction 
The development application and the proposed developments (Manor Park Heights and Manor 
Park Gardens Gardens) are at the centre of the Manor Park Community. The Manor Park 
Community Association (MPCA) would like to see a community that is based on the principles of 
a sustainable, diversified, socially just and thriving community. This development brings 
opportunities and challenges that will have a major impact on the quality of life of residents in 
this community.  

We desire a community that is environmentally sustainable with a walkable neighbourhood and 
efficient transport systems that reduces car dependency and provides interconnected network 
of well-lit paths and streets that facilitates safe, efficient and pleasant walking, cycling and 
driving. We seek neighbourhood design that blends with the environment and promotes 
attractive natural exteriors that maintain or increase the amount of usable green space, provide 
community gardens and protect mature trees. There should be a range of diversified housing 
typologies that provide affordable housing options for residents and reduce the large surface 
parking areas in keeping with the zoning and character for the areas. The development of Manor 
Park should facilitate a socially equal and just community with mixed rental and for sale 
properties geared towards multiple income levels and family types with a variety of unit sizes. 
Protection should be provided for current tenants, to continue to preserve Manor Park as one of 
the few remaining neighbourhoods with affordable housing close to the city centre and job 
opportunities and to avoid the unjust gentrification of the neighbourhood at the expense of the 
existing residents. Manor Park should retain a critical mass of family sized 3-bedroom units to 
maintain its school, playgrounds and to support other family-oriented amenities. To ensure that 
the development supports a thriving community we expect that the required social 
infrastructure and recreational spaces, such as sports fields, swimming pools, libraries, 
community centres and gardens will be included in the project. This social infrastructure provides 
the spatial and social platforms for communities to interact, build social bonds and to ultimately 
thrive. Success will be residents who experience a village feeling and a sense of belonging.  

We have seen through the lens of the COVID 19 epidemic how important the social infrastructure 
is for community resilience, self-sufficiency and sustainability and consider these to be critical 
elements of any new development. 

 
 
 
 
 
 
 



 
3. Critical Issues 
The MPCA expects that the project will introduce 4060 units across the Manor Park 
neighbourhood, with a significant impact on the 8000 current residents as well as new residents 
of Manor Park. 

a) Construction 
The impact caused by construction should be detailed and a management plan put in place. 

b) Project Development Plan and Committee 
The ambitious scale and scope of the intensification requires a joint Federal, Provincial, 
Municipal City and Developer Plan with clear commitment and accountability from each level to 
ensure proportional expansion of needed amenities, protection of the human and natural 
environment and a design plan to build local resilience and social capital.  The federal 
government, the NCC in particular, will need to manage increased traffic on parkways and the 
environmental impacts of intensification. Local school boards including OCDSB, OCSB, CEPEO and 
CECCE need to commit to provision of walkable schooling in Manor Park for primary, middle and 
high school students from MP and surrounding communities who are currently underserved. The 
Ward is already calling for greater integration of social services, housing and educational 
interventions to address deep-seated poverty. Given the scope and scale of this community 
project, MPCA would like the city to take the lead in pulling together a multisector Project 
Development Committee. We would like to see that formal commitments in the plan are 
captured in a legal memorandum of understanding to ensure accountability by all parties. 

c) Village Plan 
The MPCA would like to recommend that a village plan be prepared in detail that sets out the 
design of the buildings, the heights, materials to be used on the buildings, sidewalks, cycle tracks 
and street lighting etc. that will result in a harmonious look and more importantly should 
eliminate the need for long consultations. The Heights and the Gardens could have different 
looks.  

d) Increased Population Density 
The radical increase in density for the R4 & R3 Zone creates significant concerns for an already 
underserved community. In the current development proposal, we do not yet see the requisite 
increase in public transportation, social, cultural and recreational infrastructure to compensate 
for this increase in density. 

e) Zoning and Building Heights 
MPCA is concerned about the height and built form of the buildings and the density of the plan 
as the building heights exceed by far the R3 and R4 zoning provisions. Zoning changes and built 
forms will need intensive discussion with the community. The building and height massing in 
general and the gateway buildings specifically are of concern (30 stories 12 stories where only 4 
stories are currently allowed).  



 

 
Figure 3: Building Massing for MP Gardens 

The proposed building on the NE corner of Brittany/St Laurent is too close to the street and it 
should continue the set-back line of the high rises on the east side of St Laurent to protect the 
view of the river and Manor Park. This deviation from the current building line is especially 
evident in the Fig 4 below. Notice how the proposed setback of the existing building on St 
Laurent are setback further from the street in comparison with the new proposed building in 
the proposed development. 
 

 
Figure 4: Building Massing for MP Heights 

 
f) Shadow Patterns 

The shadow study shows a significant impact on the neighboring properties on Jeffrey Street, 
Apple Street, Riviera Drive and Chelsea drive as a result of the excessive building heights. This is 
especially dire during the winter months. 



 

 
Figure 5: Shadow Pattern in Winter: MP Gardens 

 

 
Figure 6: Shadow Pattern in Winter - MP Heights 

 

g) Diversified and Affordable Housing and Poverty 
Manor Park Community has high levels of child poverty; 31% - 37% depending on the quadrant. 
50% of the community rents and of those, 40% spend more than 30% of their income on rent.  
There has been little to no support for a targeted poverty strategy for Ward 13 despite joint 
advocacy with 6 other community associations. Disadvantaged children have a better chance to 
break through the cycle of poverty when they live in mixed income neighborhoods.  

We would like to see a more diversified housing stock being produced as part of the 
redevelopment in terms of the size and design of houses and apartments to cater for a broader 
range of family types and family sizes as well as a range of affordable housing options to prevent 
unjust gentrification.  

h) Parks and Recreation 
The inclusion of parks in Vanier, Waterridge and Rockcliffe gives a false sense of access. 
Waterridge parks are not easily accessible due to the distance from the proposed development. 
Cardinal Glen Park is small and requires crossing a major arterial road from MP Heights while 
Rockcliffe “Cobb” Park is a conservation area, not a park.  

The greenspace at the Manor Park school is not a public park, and is at-risk of development into 
a parking lot for the school. London Terrace is turning into a swamp because of a broken drainage 
system and has no goal posts or markings for soccer. Alvin Park is in very poor condition and the 
equipment does not meet the current code. 



 
 

The current 
Community Center has 
two small rooms and 
an office.  There is no 
walkable access to a 
library, pools, rinks, or 
arts facilities. No 
sports fields that are 
accessible except 
OCDSB land at Manor 
Park Public School 
which are already 
being planned for 
reduction to 
accommodate a 
parking lots (1/3 of 
fields) and to expand 
“temporary” classrooms (ie. portables). Given the densities proposed, it is imperative that 
opportunities for greenspaces, parks and recreation for the community are increased, including 
community and rooftop gardens. 

The addition of two proposed parks is a welcome and necessary addition, but we would like to 
see the upgrading of Alvin Park and London Terrace Park to be included in the proposal. 

 

 
Figure 7: Proposed new parkland dedication. 

i) Retail 
We are concerned that insufficient consideration has been given to retail around Brittany. Some 
opportunities for retail were mentioned as being possibilities, but it is not immediately apparent 



 
what this would entail and where it would be located. MPCA suggests that it should be 
concentrated around the gateway building at Brittany and St. Laurent Blvd. There is a growing 
commitment to buying local and moving away from mall and big-box shopping. MPCA believes 
that more retail would do very well on St. Laurent. We would be pleased to work with the 
developer to curate retail that will be attractive to the community. Walking from any area in 
Manor Park to the corner of Hemlock and St Laurent can easily take 10 or 15 minutes so we 
concur with the city that a high-street atmosphere would do better in that area than further 
north. 

j) Impact on Educational Infrastructure (Manor Park School) 
The Manor Park School is already oversubscribed by OCDSB calculations, with teaching taking 
place in portables; water pipes are lead-based; there is inappropriate air conditioning and 
ventilation. The building was built in the early 1950’s.  A provincial plan and commitment for new 
schools to accommodate Wateridge, Overbrook, Vanier and Manor Park is needed. The OCDSB 
Current Plan is to cut one primary school in Ward 13.  There is no easily accessible high school. 
No other school boards currently have schools in Manor Park - importantly there is no french-
language school.  

The MPCA seeks commensurate services such as a library and or a community centre to be 
incorporated into the development framework for the Manor Park neighbourhood in order to 
ensure that all children in the community have access to the appropriate recreational and 
educational opportunities. 

k) Transport 
1. Manor Park is already suffering from high levels of automobile traffic. High speed traffic 
along St. Laurent Blvd make it a very uncomfortable experience for pedestrians and people 
using active transportation. High traffic volumes are also problematic along Hemlock Rd, and 
Brittany Dr., both of which are residential streets. The Manor Park redevelopment will cause 
massive densification within the neighbourhood, in addition to the traffic impacts from the 
Wateridge development. To maintain quality of life for residents and maintain reasonable 
transportation flow, a significant modal shift away from private automobiles will be required. 
The measures suggested by the proponent of the Manor Park redevelopment are helpful, but in 
themselves unlikely to be sufficient.  

 If the City wishes to achieve the level of intensification envisaged within the new Official Plan, it 
needs to tighten restrictions on automobile travel, particularly at peak hours, introduce more 
traffic calming measures, and greatly expand public transit servicesand active transportation 
infrastructure. It also needs to consider the aggregate impact of multiple developments, not 
treating each development and associated TIA on a stand-alone basis. Measures are needed to: 

● Improve transit (more frequent and reliable service) and transit safety, especially on 
Hemlock.  

● Improve all season active transportation protected lanes. 



 
● Ensure that traffic is not diverted to residential streets such as Eastbourne and 

Arundel. 
● Protect residences along Hemlock from inappropriate traffic (heavy trucks) , 

pollution and speeding. 

The Manor Park neighbourhood is facing considerable automobile traffic volumes under current 
conditions, and new development, in particular the extensive Wateridge development, will 
greatly increase the pressure. Most of the automobile traffic at peak hours appears to be related 
to commuters whose residence or place of work lies to the east of Manor Park. Illegal passage of 
heavy trucks along routes not designated as truck routes, especially along Hemlock, is an added 
concern.  

The TIA recognizes the high background traffic levels,1 indicating that all main streets in the area 
(except Montreal Rd.) have already exceeded the volumes predicted for 2031 and that the west 
screenline already operates above capacity in the AM peak period. However, the TIA considers 
only the impact of Wateridge in the background conditions, noting that other developments have 
negligible trip generation, as indicated in the associated TIAs.2 This faulty logic is common. While 
each individual development may have a small traffic impact, the aggregate impact in areas 
subject to rapid densification can be significant. The MPCA and Beechwood Village Alliance would 
like to see a comprehensive traffic impact analysis for the effects of the continued high 
densification of projects underway and in planning, including: 

● Minto Building - 79-90 Beechwood Avenue, 69-93 Barette 
● Smart Living - Beechwood Avenue east of Hannah (6 floors) 
● Claridge -  89-97 Beechwood (95 Units) 
● Manor Park Estates (Heights) on Brittany (2470 Units) 
● Manor Park Estates (Gardens) on Hemlock/St Laurent (1590 Units) 
● Richcraft on St. Laurent between Karen Way and Coleford Place 
● New Edinburgh Developments 
● Possible east end Interprovincial crossing (TBD). 

The TIA incorrectly characterizes the Aviation Parkway as an “urban freeway”.3 In the area 
adjoining the proposed development, the Aviation Parkway does not have freeway 
characteristics. It has a two-lane cross-section, a MUP on the west side and a 60 km/hr speed 
limit. Commercial vehicles are banned. The NCC characterizes the parkways as follows:4 “The 
NCC’s scenic parkways are gateways into Canada’s Capital Region, which offer beautiful 
perspectives of the Capital to residents and visitors….The parkways are cultural landscapes, 
linking important landmarks within the Capital, including Parliament Hill and many national 

 
1 TIA Table 22, p. 36, Table 35, p. 59 
2 TIA p. 36 
3 TIA p.6 
4 https://ncc-ccn.gc.ca/places/parkways 



 
museums and institutions.” The Aviation and Sir George-Etienne Cartier parkways are not 
intended to be commuter routes and their use for that purpose should not be encouraged.5 

The TIA bases its analysis on a modal share split “to approximate the 15-minute neighbourhood 
travel patterns”.6 Compared to the current situation, this modal split doubles the share of both 
walking and cycling and increases transit use by about 50%, while reducing auto use by about 
50%.7 These are aggressive targets, as the TIA acknowledges.8  

The development of Brittany into a multi-mode of transport (vehicular, pedestrian, cycling) and 
the introduction of better cycling infrastructure fronting the development on Hemlock and St. 
Laurent is welcomed. The demand management guidelines recommended for the development,9 
in particular unbundling parking costs, are laudable, but in themselves are unlikely to achieve the 
required shift in modal split. It is likely that the shift can occur only with implementation of 
measures at the City level (which may require policy and legislative  changes at the provincial and 
federal levels as well), such as congestion charges and high taxes on parking spaces. Complete 
street features need to extend along the entire Hemlock-Beechwood corridor and along St. 
Laurent Blvd. north of Montreal Rd., even in areas not fronting on the development. 

 The TIA cites10 connections to the St. Laurent LRT Station, and future Hemlock Road transit 
priority measures to the west as factors justifying the assumed increase in transit usage. But the 
fact remains that the St. Laurent LRT station is currently best accessed by automobile, and transit 
improvements along both St. Laurent and Hemlock are merely aspirational, with no plans 
developed at this point. 

Transit 

Given the number of units to be built and the increase in transit modal share, the TIA estimates 
that within the Manor Park Gardens area, the service demands would be approximately one and 
a half-to-two times the existing service for the Manor Park Gardens area and within the Manor 
Park Heights area, the service demands would be approximately one and a third-to-one and two 
thirds times the existing service.11 Given this increase in ridership there would need to be a 
considerable increase in service on OC Transpo routes 7, 17, 12 and 15, in turn requiring transit 
priority measures on St. Laurent, Hemlock and Montreal Rd.12 Tangible plans exist today only for 
Montreal Rd. It is also difficult to see what effective transit priority measures could be introduced 

 
5 This is suggested in the TIA at p. 60 
6 TIA p. 31 
7 TIA Table 16, p. 31 
8 TIA p. 43 
9 TIA p. 54 
10 TIA p. 53 
11 TIA p. 57 
12 TIA p. 58 



 
along St. Laurent Blvd. between Montreal Rd. and Hemlock Rd. and along Hemlock Rd. Both 
streets have a two-lane cross-section and relatively narrow right of way. Moreover, Hemlock Rd. 
links to Beechwood Ave. which is winding, has multiple traffic lights and is already highly 
congested by automobile traffic, leading to transit delays. 

 The City needs to commit to improving transit conditions along St. Laurent and Hemlock before 
construction of the development begins and before access to Wateridge is provided via Hemlock. 
Failure to do so will unleash a tsunami of automobile traffic to roads in the neighbourhood.  

New Road between Glasgow and Hemlock 

It is proposed to construct a new road connecting Glasgow Cres. and Hemlock Rd.13 No 
justification is provided for this road, and projected traffic volumes along it are modest.14  The 
TIA states that the intersection of the new road and Hemlock will “operate adequately”15(for 
cars).  

The concern is that this new road will further degrade Hemlock Rd. for both pedestrians and 
cyclists. Heavy volume and high speed of through traffic along Hemlock will make turning 
movements to and from the new road difficult, leading motorists to impinge on the sidewalk and 
westbound cycle track as they try to find gaps in traffic, thereby creating safety issues. The TIA 
acknowledges that the nearby St. Laurent and Hemlock Rd. intersection fails to meet LOS targets 
for both pedestrians and cyclists.16 The new road should not be extended to Hemlock but rather 
dead-end within the proposed development.  

 
l) Environmental Impact 

Existing Mature Tree Canopy  
Birds (Chimney Swifts); Bird collisions with glass on apartment tower windows (ie. bird-safe 
design standards) 
Construction - noise pollution during construction, air pollution during construction 
Wind-tunnel effects from tall buildings too close to sidewalks (ie. Brittany / St. laurent) 
Traffic volumes 
Climate change resiliency 
Opportunity - modal shift to active transportation / public transportation, improved walkability 
Opportunity - increased amenities within 15min walk to most residents 
Opportunity - high-performance development standards, zero carbon building, no new natural 
gas, electrified homes.  
 

 
13 TIA p. 48 
14 TIA Table 36, p. 61 
15 TIA p. 62 
16 TIA p. 65 



 
m) Five Point Intersection at Manor Park School 

We would like the five point intersection at Manor PArk School upgraded to improve safety. To 
this end the MPCA has already prepared a brief proposal for consideration by the developer and 
the city. (The proposal will be distributed in a separate email) 
 
 
4. Aspects of the Proposal That We Support 
It is important to note the proposals made by the developer that we are in support off. 

Pilot Project for the New Official Plan 
We hope that this will allow the city, the developer and other stakeholders to come together in 
a process that brings together all the services required for a fifteen-minute neighbourhood.  

Prioritisation of Current Residents 
We appreciate and support the principle as outlined in the proposal that the development will 
take place in a manner so as to be able to accommodate all the existing residents with the least 
amount of disruption and relocation.  

Improved Links to NCC Lands 
We appreciate the improved links to the NCC land and pathways. While this can provide much 
needed access to these open spaces for walking and cycling, this is not a substitute for parks and 
other amenities. However, it is a pleasing component of the development proposal and one that 
we support. 

 

For More information please visit us at: 

https://manorparkcommunity.ca/home/ 

and  

https://manorparkcommunity.ca/home/development-review/ 

 


