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Manor Park Estates Redevelopment Proposal (Revised 2021-10-01) 

 
Manor Park Community Association (MPCA)  

Reply 29 October 2021  
 

I. Introduction: 

 
• The MPCA appreciates Manor Park Managements’ goodwill and Mr. Aggarwal’s 

willingness to engage with MPCA, MP Estates residents and the community at large 

regarding the proposed Official Plan Amendment (OPA). Positive changes have 

resulted from this engagement. MPCA hopes that continued dialogue will achieve 

the goal of a just, sustainable, and livable community with affordable housing for 

families that can be a model for other Canadian urban neighbourhoods in the future.  

 

II. The Positive: 
MPCA acknowledges the following positive elements and changes in the OPA 

(Revised): 

 

• Financial commitment of the proponent in buying the Encounters with Canada site for 

community use when it was available and before the OPA was approved. 

• The “no displacement” commitment and engagement in a Community Benefits 

Agreement Committee led by Councillor King. 

• Height Reduction of the ‘gateway’ building to be located at St. Laurent and Hemlock 

from 15 to 9 storeys 

• Reduction of the height of other proposed buildings in Manor Park North from 9 to 6 

and 8 to 6 storeys 

• Realignment of the stacked townhouses in Manor Park North which will reduce the light 

and privacy impact on the existing neighbourhood (e.g., Jeffery Street) 

• Reduction in the height of the “gateway” building at St. Laurent and Brittany from 30 to 

25 storeys 

• Elimination of one high-rise block on Brittany 

• Implementation of a 45°angular plane to offer some mitigation of the impact of the 

proposed high rises on residential areas of Manor Park Hill 

• Addition of a community garden in Manor Park South 
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III.  MPCA’s Comments: 

a) Density and Building Heights  

The proposed OPA revisions reduce the number of proposed new units by 5%.  Consequently, 

the proposed intensification (still close to 600%) remains far in excess of the City of Ottawa’s 

target to accommodate 40% population growth over 25 years. The revised number of proposed 

new buildings and their heights will still result in over-densification and over-burden 

infrastructure and community resources, in an area that is not fully serviced by Ottawa’s transit 

system and that has limited road capacity for increased traffic.  Quiet family friendly streets will 

be replaced by high cut through traffic volume entering and exiting mid- and high-rise buildings 

and limited greenspace will be crowded and insufficient for the high density. 

Also, MPCA is mindful of Canada’s commitment to provide sufficient affordable housing that is 

suitable for families in urban areas.  The City of Ottawa’s proposed Growth Management 

Strategy identifies a strong need for ground-oriented units with rear yards designed to support 

families with children in built-up areas.  (51% of Manor Park residents live with children.)1 

Surveyed Manor Park residents clearly indicate that they are very engaged in the issue of 

development in their community, in particular with respect to the Manor Park Management’s 

proposal, and that they oppose displacement of Manor Park Estates residents from the 

community and overwhelmingly support ground access housing for families.    

However, the OPA (Revised) remains primarily high-rise oriented and has added some high-rise 

buildings and increased the height of others.  This concentration of high-rise buildings plus 

expected Official Plan infill will necessarily drive families to live outside of our inner urban core 

community, contrary to the City of Ottawa’s goal to reduce sprawl into suburbs. As of May 2021 

,a sizeable portion of residents planned to stay in Manor Park for over 10 years.  Yet in Manor 

Park South, it is proposed that townhouses will be eliminated, and, in Manor Park North, few 

new townhouse units will be added.  

 

Recommendations: 
 

1. MPCA strongly recommends further reduction in the number and heights of proposed buildings 
in a move towards more manageable densification. 

 
2. For Manor Park North, MPCA seeks the elimination of at least one mid-rise building.   Also, 

MPCA seeks a further inclusion of ground-oriented homes (townhouses or garden homes) in 
addition to or instead of just stacked townhouses without gardens or proper storage.  
 

3. For Manor Park South, MPCA seeks a reduction in the number of high-rise towers and a 
lowering of their heights.  MPCA strongly recommends not eliminating townhouses and seeks 

 
1 MPCA Development Survey Results Report, May 7,2021. The survey is available upon request as is an analysis of 
Manor Park using 2016 Statistics Canada Census Data.  
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further inclusion of ground-oriented homes (townhouses or garden homes) in addition to or 
instead of just stacked townhouses without gardens or proper storage.  

 

b) Parks and Greenspace 

In context of the projected densification of the area, the proposed additional parkland is 

seriously insufficient in both Manor Park North and Manor Park South to support a healthy, 

livable community. The Manor Park Public School site, which is controlled by the Ottawa 

Carleton District School Board and for which public use is limited to late afternoons on 

weekdays, cannot be considered a park. The City has not been able to produce a lease that 

would qualify the school site as a park. Similarly, near-by NCC lands cannot be considered 

community green space as they are not within the Manor Park community and, more 

importantly, are subject to decision-making at the federal level (e.g., a possible inter-provincial 

bridge). 

Access to greenspace is essential for a healthy community and it is a high priority for Manor Park 

Residents:  83.5% of residents rank it as their number one reason for moving to Manor Park. 2 

 

Recommendations:  

1. In Manor Park North, MPCA recommends that the entire Block 5 be dedicated to parkland 

opening up to the Manor Park Public School grounds. Therefore, Building A which would 

create a barrier for the community’s access to the park should be removed. Should OCDSB 

expand MPPS to accommodate greater density, this may end up being the only greenspace 

available to children. Again, we strongly recommend that  the interior of the horseshoe be 

entirely green. 

2. The parks in the north-east section of Manor Park are seriously deficient and years of no 

response from the city to requests for repairs of the existing  parks makes  it difficult for 

MPCA to confirm if  the  recreational facilities will be restored or improved or whether they 

will be supported by the city in the future. The London Terrace Park has significant 

ecological importance in the community as a wetland, and the installation of a proper 

retaining wall to delineate the wetland area is badly needed. But, also, the park has 

significant flooding and drainage issues caused by a broken city drainage pipe. Its playing 

fields are unusable for parts of the year and are getting smaller. The drainage issues in the 

London Terrace Park must be addressed in order for the park to provide the much-needed 

playing field, open sports area, and dog walking area for the community.  

 

3. Similarly, MPCA has been asking since 2017 for the Alvin Heights playground facilities to be  

upgraded to code with special attention to accessibility barriers, and repair of the 

infrastructure in order to serve the needs of children in the surrounding community. There 

 
2 Ibid. Proximity to downtown following with 75.7%, Proximity to Work at 52.5%. Affordability (39.5%),Proximity to 
Commercial Amenities (39.2%) and “Proximity to Commercial Transit (38.1% rounding out the top choices. 



 

4 

is only one park basketball net in our parks, and it is in the young children’s play area in 

Alvin Park. 

4. In Manor Park South, MPCA recommends that the entire land swap resulting from the 

Carpenter Way closure be applied to greenspace within Manor Park South and not 

transferred to Manor Park North. Also, MPCA recommends that additional contiguous 

publicly accessible greenspace be achieved by eliminating the 3-storey podium of Building A 

in Block 3 and converting the area to park space. 

 

5. In Manor Park South, it is strongly recommended that  there be an additional non-

contiguous park space, e.g., by eliminating Building D of Block 5 and converting the area to 

park space. 

 

6. MPCA recommends that, for all proposed parks, Manor Park Management  commit to the 

installation of park amenities and equipment, including play structures, bike racks, etc., in 

consultation with the City of Ottawa and MPCA.  We expect the City Parks and Recreation 

Plan to fund needed recreational, cultural and education amenities. This development is one 

of 3 or 4 of its size in the city and should be, and can be, a model for City, Developer and 

Community cooperation in making densification workable and livable.  

 

7.  MPCA seeks commitment from Manor Park Management  that, in support of the City’s 

sustainability goals, it will install  roof-top gardens and green roofs on the proposed new 

high-rise and mid-rise buildings.  

 

MPCA believes that the major deficiencies at existing parks in our neighbourhood, combined 

with time restrictions and uncertainties in public access to greenspace associated with Manor 

Park Public School, mandate the necessity for new parks to support the proposal’s increased 

density, even in the context of MPCA’s strong recommendation for a reduction in the number 

and heights of proposed buildings in order to have more manageable densification. 

Further, in the May 2012 survey, gaps were identified in the existing park and recreation 

facilities. 176 residents responded that improvement to Manor Park’s sports and recreation 

amenities was among their top three in importance, with another 81 residents ranking 

improvement to such amenities as second or third, in importance. 

 

c) Buildings and Massing 

The revised OPA includes some building height reductions and the implementation of a 45° 

angular plane, which are welcome. Nevertheless, the proposal remains inconsistent with the 

character of the neighbourhood and creates over-densification and building heights which will 

have a devastating  impact on Manor Park as a family-friendly  community. 

 

The OPA does not reflect the current community choices for housing.  Remember, the MPCA 

survey included proportional representation of Manor Park Estates residents. The MPCA Survey 
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gave several choices to select multiple housing options. There was a clear preference for 

ground-based townhouses. 

 

Recommendations: 

 

1. In Manor Park North, the most serious problem is the near-contiguous wall of 9 storey 

buildings in Blocks 4 and 7 on the west side of St. Laurent. These buildings will create a 

canyon effect and will result in a wind tunnel and deprivation of winter sunlight for 

pedestrians. This is illustrated in the proponent’s own ‘vision’ slide.3 MPCA recommends 

that these buildings (with the possible exception of the “gateway” building at the corner of 

Hemlock) be no more than 6 storeys.  

 

2. the City of Ottawa’s proposed Growth Management Strategy identifies a strong need for 

ground-oriented units with rear yards designed to support families with children in built-up 

areas.  This means that Block 5, Building A, in front of the school, which would create a 

barrier to the community, should be removed and, in front of the school, there should be 

townhouses.  

 

3. Ideally, MPCA recommends that height should be concentrated in Block 7 (at the corner), 

but the “gateway” building should be limited to 6 storeys, and then the buildings should 

gradually decline to 3 storeys, moving north and west.  The Block 4, 9-storey heights should 

be reduced and, if the developer needs to compensate, the 2, 4, 6, storey buildings in Block 

7 could be increased. Alternatively, in Manor Park North, MPCA recommends that the 

proposal move to a uniform 6 storey height within Block 4 to compensate for the height 

reductions in other Blocks.  

 

4. In Manor Park South, the most serious height problem is with Building A of Block 1 (25 

storeys).  MPCA recommends that it be reduced to no more than 12 storeys. This would be 

consistent with 460 St. Laurent and 230 Brittany, which are existing neighbouring high-rise 

buildings of relatively recent vintage that are also built close to the lot line. It would also be 

consistent, with Ontario Municipal Board Decision No. 2393 (August 24, 2007), concerning 

the adjoining property to the north of Coleford Place. 

 

MPCA notes that it is incorrect for the developer to claim that the proposed Building A is 

compatible with the Highlands and Le Parc towers to the south, both of which are recessed 

considerably from the St. Laurent frontage and are bounded by large amenity spaces.  

 

 
3 MPE Slide 58 
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To compensate for the reduction in height of Block 1 Building A, MPCA would accept adding 

some height to Block 3 Building B and/or to Block 5 Building C.  

 

5. Again, MPCA emphasizes that the City of Ottawa’s proposed Growth Management Strategy 

specifies a strong need for ground-oriented units with rear yards designed to support 

families with children in built-up areas.   

 

d) Road Changes: 

In Manor Park North, the proposed new road entrance to Hemlock between Braemar and St. 

Laurent will be unsafe for school children, pedestrians, and cyclists and should be closed to 

motorized vehicles.   Hemlock Road is a narrow, two-lane street characterized by high traffic 

volumes and its traffic volume will intensify when access to Wateridge Village is opened. There 

are few breaks in traffic because the traffic signals at St. Laurent have the east-west cycle 

followed by the left-turn cycle from northbound St. Laurent. Also, the cycle lane on Hemlock 

forms part of the East-West Bikeway and is used by 400-500 cyclists per day in the summer 

season, according to cycle traffic information available from the City of Ottawa bicycle counter 

at Hemlock and Juliana. Moreover, school children living east of St. Laurent walk to school along 

Hemlock, as evidenced by the crossing guard at the Hemlock/St. Laurent intersection. Pedestrian 

traffic will increase with densification and as families walk to the new park. 

  

At the intersection of Braemar and Hemlock, motorists heading southbound on Braemar 'nudge' 

into the pedestrian and cycling lanes in order to find a gap in traffic to make a turn. The same 

would occur at the proposed new street, creating needless additional danger for both 

pedestrians and cyclists. 

In Manor Park South, the OPA continues to advocate that Brittany Dr.  be designated as a 24 m 

collector road.4 Brittany is and will remain a residential street and traffic calming measures have 

been introduced to reduce the impact of traffic. Safety issues will become of even greater 

concern as pedestrians and cyclists use Brittany to access the new park proposed as part of the 

OPA.  

 Recommendations: 

 

1. In Manor Park North, MPCA recommends that, to be consistent with Guiding Principles 5 

and 6 of the proposed Area-specific Plan, the new local street should be closed to motorized 

vehicles north of Hemlock so that only cyclists and pedestrians would have direct access to 

Hemlock Road from the new street. 

2. MPCA recommends that, for safety reasons, Brittany Dr. not be designated as a collector 
road.  

 

 
4 MPE Slide 62 


