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1. Executive Summary  

QuantumPlace on behalf of Hazkar Developments Inc., is pleased to submit this land use 

amendment application for the Jones Estate Land, a 4.15-acre undeveloped parcel located in 

the community of GlenEagles in the Town of Cochrane. This application seeks to change the 

land use designation of the site from Urban Reserve (UR) District to Residential Single-

Detached Dwelling District (R-1). The purpose of this document is to highlight the planning 

rationale to support the land use redesignation application.  

While the site is within the GlenEagles community, the subject site is governed by the Town of 

Cochrane Municipal Development Plan (MDP) and provides the overall policy direction for the 

Jones Estate Land. The proposed redesignation not only aligns with the goals and objectives for 

residential development within the MDP, it also provides for development that is consistent 

and compatible with the adjacent areas. Furthermore, engineering analysis engineering 

analysis has indicated that the lands are suitable and safe for development without detrimental 

impact to nearby properties.  

As part of preliminary engagement and while recognizing the history of land use applications 

on this parcel of land, QPD met with potentially impacted condominium boards and the 

GlenEagles Community Association (GECA) and hosted a discussion-based event open to the 

broader community. Overall, the community is not in support of the application largely due to 

concerns and perceptions about geotechnical and water issues that impacted existing 

developments in GlenEagles.  However, many members of the community also generally 

expressed that they would be against the proposed development regardless of resolution of 

the geotechnical and stormwater concerns, as they would simply prefer that the space remain 

undeveloped, and turned into a public park.    

It is noteworthy that many of the resident’s concerns with previous developments in 

GlenEagles have been addressed within the submitted technical reports for this project. This 

application is based on careful consideration of resident concerns and work to not replicate the 

construction methodologies and design details used in previous applications that are reported 

to have been the source of many of the resulting issues in existing Gleneagles developments.  

A new geotechnical report was commissioned to also address residents’ concerns that the 

proposed development would impact the adjacent residential development. The results of the 

geotechnical investigation state that “the subsurface conditions at the site are considered 

suitable for the proposed development and are not anticipated to present detrimental impacts 

to nearby existing developments.” The report contains a full list of recommendations which will 

be carried through to construction to ensure that development on the Jones Estate Land is 

completed responsibility.  

Civil engineers were also asked to provide detail on stormwater management will be handled 

for the new development to ensure that the proposed development will not have a detrimental 

impact on the existing storm water management system in the area.   
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Finally, temporary access (60 days) to Highway 1A was secured to minimize heavy construction 

impacts into the community alleviating some of the construction traffic concerns the 

community has expressed. This alternative temporary access will reduce construction vehicles 

travelling through GlenVista Place to access the Jones Estate Land.  

2. Site Context  

2.1 Location  

The proposed redesignation site, commonly known as the Jones Estate Land, is located at 901, 

Highway 1A in Cochrane (Plan 2502GN, Block A), within the eastern side of Cochrane in the 

community of GlenEagles. 

 

Figure 1: Site Location within the GlenEagles Community  

GlenEagles is the most easterly community in Cochrane. Downtown Cochrane is located to the 

west, accessed via Highway 1A. Land to the north and south of the GlenEagles community is 

within the jurisdiction of Rocky View County.  

The existing GlenEagles community is predominately residential, composed primarily of single-

detached units, with many semi-detached units. Additionally, the Links of GlenEagles Golf 

Course, a public 18-hole golf course, is woven through the southern areas of the GlenEagles 

community.  
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Residents of GlenEagles belong to the GlenEagles Community Association (GECA) and those 

within a bareland condominium complex also belong to one of five condo boards. The five 

condo boards in the community are for the GlenSummit, GlenVista, GlenEagles Estates, 

GlenHaven and the GlenEagles Villas areas.  

2.2 Population 

The community of GlenEagles is composed of over 950 homes with two residential 

communities and five bareland condominium complexes. The total population of GlenEagles is 

approximately 2414 people (2017 Census, Town of Cochrane). The GlenEagles population has 

remained generally consistent since 2013 with small increases or decreases from year to year. 

2.3 History  

The GlenEagles area was annexed to the Town of Cochrane in 1980. Development of the 

community commenced in the early 1990s and continued for about ten years. The subject site 

was previous part of an estate and housed a single-detached dwelling. The land was 

bequeathed to several local charities and today, only a garage structure remains on the site 

and as such, the Jones Estate Land is the only undeveloped parcel in the GlenEagles area.   

The land was conditionally sold in 2014, provided that land use approval to enable 

development was obtained. Two previous land use amendment applications for the site have 

been considered by the Town but have been unsuccessful for various reasons, including limited 

community engagement. In 2017, the Jones Estate Land was sold to the current landowner, 

Hazkar Development Inc.  

2.4 Topography  

The Jones Estate Land is a 4.15-acre parcel that is generally flat and tapers to steeper slopes on 

the east, south and western edges and adjacent to the site. The owner engaged Maidment 

Surveys to complete a detailed topographic survey of the site. Copies of the survey are 

available upon request.  

2.5 Existing and Adjacent Land Uses  

The subject site is currently within an Urban Reserve (UR) land use district, a district intended 

to “provide for the continuation of existing pursuits until urbanization of the lands occurs” 

(Land Use Bylaw 0/2004, Section 33.1.1). The Land Use Bylaw notes that when urban 

development on the site occurs, it will be supported by an amending bylaw designating the 

appropriate districts in conformity with the policies and provisions of the MDP.  

The residential areas immediately surrounding the subject site are designated Residential 

Multi-Unit Dwellings (R-3) District and Public Service (PS) District and consists generally of low 

density residential housing (single-detached and semi-detached homes) and public open space.  
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2.6 Existing Transportation Network  

The site is located at the end of Glen Vista Place. Three culs-de-sac are located adjacent to the 

site. While most of the residential development in GlenEagles has private roadways with 

registered public access easements, GlenVista Place is a public roadway owned and maintained 

by the Town of Cochrane, that terminates in a cul-de-sac adjacent to the site. Access to the 

subject property will be through a road right-of-way that abuts the existing GlenVista Place 

right-of-way (see Figure 2). This right-of-way was established by Alberta Transportation in 2015 

to grant legal access to the Jones Estate parcel.   

The site is also adjacent to Highway 1A, providing access both to downtown Cochrane and the 

city of Calgary. However, the highway is not accessible directly from the subject site, rather 

residents access it through the Highway 1A and GlenEagles Drive intersection.   

Although GlenVista Place does not have sidewalks, there is a pathway system running adjacent 

to GlenEagles Drive from the GlenVista and GlenSummit condominium complexes, traversing 

through the community towards the Links of GlenEagles Golf Course.  Additionally, there are 

informal pedestrian pathways throughout the area including the emergency access right of way 

directly adjacent (east) to the Jones Estate Land.  

While there is a commuter bus providing service to Calgary that stops in the GlenEagles area 

(Southland Transportation, 2018), there is currently no public transit servicing the GlenEagles 

community.  
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Figure 2: Alberta Transportation, Plan Showing Survey of Public Work (Service Road) within 

Plan 3646 EZ (NE ¼ SEC 1-26-4-5).  

3.  Application Details  

3.1 Proposed Land Use  

This application seeks to change the land use district from an Urban Reserve (U-R) District to a 

Residential Single-Detached Dwelling (R-1) District and Public Service (PS) District. The Town of 

Cochrane Land Use Bylaw identifies the purpose and intent of the R-1 District as a district to 

“provide for single-detached residential development”, and the intent and purpose of the PS 

district to “provide for predominantly publicly owned cultural, educational, institutional, and 

recreational uses being operated by or on behalf of Federal, Provincial, or Municipal 

government” (Town of Cochrane Land Use Bylaw 01/2004). The purpose of the two proposed 

land use districts is to provide for residential development with a public lands/park dedication 
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(to be designated as “Municipal Reserve” and “Environmental Reserve” at the time of 

subdivision).  

A proposed land use map is enclosed in this application and is also available in Appendix A. 

While the R-1 land use district will encompass most of the subject site, a PS land use 

designation is proposed to be located on the north-eastern portion of the site to provide a 

sensitive interface with the existing residential development on GlenVista Place, and provide 

for a public park for all nearby residents. The area of the designated Municipal Reserve parcel is 

10% of the net developable area (0.37 acres) of the subject property. Additionally, the 

escarpment areas beneath the top of slope line are proposed to be designated as PS for future 

Environmental Reserve.  

While the five residential areas adjacent to the site are within a Multi-Unit Residential (R-3) 

District, the existing housing form in the area is primarily single and semi-detached dwellings 

and therefore, the proposed R-1 District is compatible with the existing surrounding land uses 

and built forms. Furthermore, the R-1 land use district provides for dwelling units with a 

maximum height of 12.0 meters and a minimum lot area of 300 m2. The max height and 

average lot area will ensure that the proposed development will effectively integrate with the 

surrounding community.  

Previous land use applications on the Jones Estate Land have proposed different ranges of 

units, with the previous application proposing as few as 16. However, previous applications do 

not appear to have considered other elements with regards to interface nor did they appear to 

propose solutions to address, in some manner, the adjacent residents’ concerns. The land use 

redesignation would allow between 20-24 single-detached lots to be developed with access 

provided through an extension of GlenVista Place. While the proposed range would result in 

less density than what the MDP has prescribed, based on previous Council and community 

discussion, a sensitive and less dense approach to this site is proposed. The range of 20-24 

homes, while less than the minimum outlined, would be consistent with previous 

recommendations from Administration indicating that 24 lots should be the maximum 

permitted on the Jones Estate Land site. Furthermore, the proposed lot range would still be in 

alignment with the goals of the MDP policy. The exact number of lots would be finalized as a 

part of a subdivision application.   

A PS district is proposed to be located on the north-eastern portion of the site to serve as a 

buffer between the proposed single-detached lots and the existing single-detached homes on 

GlenVista Place. The intent is for the PS district to function as a municipal park and contain 

pathway(s) that provide connections to the existing regional pathway system. A “community 

feature” or an amenity intended for all community members to enjoy and benefit from can be 

discussed at future stages of development. Possible amenities could include a playground, a 

lookout point or a community garden. The proposed PS district along the western, south-

western and south-eastern perimeters of the plan is intended to be future Environmental 

Reserve, corresponding with sloped areas below the “top of bank” or 15% Slope Line.  
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4. Municipal Policy and Plan Alignment  

While there is an approved Area Structure Plan for the GlenEagles community, the Jones Estate 

Land is not within the GlenEagles Area Structure Plan area. Consequently, the Jones Estate 

Land is subject to the policies within the Municipal Development Plan (MDP) and not the 

GlenEagles Area Structure Plan.  

4.1 Alignment with MDP Policy  

The Jones Estate Land is identified as "Residential" in Section 8, Map 3 of the Town of Cochrane 

MDP (Map 3). As such, the proposed land use redesignation aligns with the specific goals 

identified for the site. The proposed land use also aligns with many of the broader planning 

principles and goals contained within the MDP including responsible growth management, 

environmental stewardship, and economic vitality (MDP, Section 1.3) as well as development in 

established communities.  

Specifically, allowing for development of land in an already established community furthers the 

Town’s goal of managing growth responsibly. The Jones Estate Land is located within an 

established residential community, with existing services already in place. It is more 

economically and environmentally responsible to develop new units in established areas than 

in new greenfield locations.  

The proposed application also aligns with MDP policies related to residential development in 

established communities. Specifically, the proposed land use redesignation will provide for 

development that is compatible with and complements the character of the existing residential 

neighborhood by proposing a similar built form at a lesser density than in adjacent residential 

areas.   

4.2 Engagement Summary  

QPD has been in regular contact with the GlenEagles community and Town of Cochrane 

Administration since commencing work on the application. Since December 2017, the applicant 

has: 

• Initiated the process via an informational pamphlet both sharing information about the 

project and inviting residents to participate in the engagement process; 

• Launched a webpage to share information and ongoing updates about the project 

(www.qpdengage.ca/jonesestateland). Online information includes engagement 

summaries, meeting notes and all materials submitted to the Town of Cochrane 

(technical reports and application materials); 

• Hosted meetings with the GlenVista Place Condominium Board, and the GlenEagles 

Community Association (GECA);  

• Taken and implemented feedback directly from the residents about how they would 

like to be engaged;   

http://www.qpdengage.ca/jonesestateland
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• Hosted a large group discussion event open to the broader community and answered 

questions and invited comments on three conceptual site plans proposed for the site;  

• Compiled all feedback received into a report, posted on the project website; and 

• Worked to address concerns where feasible;  

During engagement, the community had previously determined that they are not in support of 

the application. During discussions community members articulated several concerns. The 

most frequent concerns heard during this engagement process and QPD responses are 

summarized in Table 1. For a more detailed description on the engagement process, the 

feedback received, and QPD responses throughout the process, please see the attached 

engagement report in Appendix B.   

Table 1: Most Frequently Heard Concerns During Engagement  

What we heard: How the concern is being addressed: 

Given the past and ongoing geotechnical 
issues in the area (including ground shifting, 
ground slumping, and retaining wall failure), 
there is a concern that development on the 
Jones Estate Land will exacerbate existing 
issues.    

A new geotechnical report was 
commissioned to address residents’ 
concerns that the proposed development 
would impact the adjacent residential 
development. The results of the geotechnical 
investigation state that “the subsurface 
conditions at the site are considered suitable 
for the proposed development and are not 
anticipated to present detrimental impacts to 
nearby existing developments.”  
 
The geotechnical report contains a full list of 
recommendations to ensure that 
development on the Jones Estate Land is 
completed responsibility and in alignment 
with Town policy.  
 

Given the past and ongoing issues with 
storm water management in the area (I.e. 
flooding), residents are concerned that 
development on the Jones Estates Land will 
exacerbate issues with storm water and 
flooding, and negatively impact the slope 
stability in the area. 
 

In response to resident feedback, QPD and 
Hazkar have engaged civil engineers who 
have confirmed that the proposed 
development will not have a detrimental 
impact on the existing stormwater system.  
 

Residents are concerned that the proposed 
development will result in increased traffic in 
the area (especially on GlenVista Place) and 
impact pedestrian safety in the area.  

Transportation engineers have confirmed 
that the traffic capacity of the road well 
exceeds what is needed for the limited 
amount of traffic expected from the existing 
and proposed development.   
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Residents are concerned about the impacts 
of construction traffic on the community. 
 

In response to community concerns related 
to construction access, a temporary access 
(60 days) for construction vehicles has been 
secured off of Highway 1A, limiting the 
impacts of construction traffic on the 
community.  This access can be used for a 
portion of the construction activities and 
could potentially be further extended if 
permission is provided by Alberta 
Government.  
 

5. Engineering, Transportation and Storm Water Management  

5.1 Transportation Study  

A Transportation Evaluation was revised and submitted with this application and indicates that 

the existing road network can accommodate the addition vehicle traffic. Specifically, the 

projected daily volume on GlenVista Place with the proposed addition of 20-24 units is well 

within the standard environmental capacity of 1000 vehicles per day.   

5.2 Geotechnical and Slope Stability Reports  

GlenEagles residents expressed concern regarding potential geotechnical impacts from 

development of the subject site.  In response to the concern, a geotechnical study was 

completed that specifically considers surrounding development and the geotechnical 

properties of the site. The geotechnical report is enclosed as part of this application and as 

noted within the report, the site is considered suitable for the proposed development and 

there are not anticipated to be any geotechnical detrimental impacts to any nearby existing 

developments.   

The new geotechnical report completed for this application includes the following technical 

details:  

• Notes on how high plastic clays are not typical at this elevation on the slope, but 

includes recommendations for footing inspections to be thorough; 

• Slope stability analysis soil parameters for soils encountered on site;  

• Slope stability analysis considers existing retaining wall (see profile B) 

The report also contains the following recommendations for construction:  

• Recommendations on clay plugs in utility trenches; 

• Drainage recommendations in utility trenches; 

• Groundwater readings after drilling; 

• Recommendations on stormwater and permanent dewatering of foundations; 
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• Recommendations to prevent piping erosion of silty soils; and 

• Recommendations on foundation backfill using inorganic materials.  

5.3 Storm Water Management  

Stormwater management details have been provided as an addendum to the application and 

confirm that stormwater can be appropriately managed as a part of the proposed development 

without detrimental impact to the existing stormwater system. Specifically, there is capacity to 

accommodate the development, and runoff from the site will be controlled in alignment with 

Cochrane’s engineering standards. See attachment.        

7 Conclusion  

The proposed land use redesignation will allow for compatible, sensitive residential 

development in an established community in alignment with MDP policy while addressing 

many of the residents technical concerns regarding the proposed development.  QPD has 

provided land use planning solutions in the form of a park (PS land use redesignation) to 

sensitively interface the proposed development with the existing development on GlenVista 

Place and into the overall community of GlenEagles. The proposed R-1 and PS land use districts 

are appropriate for this site and the site is well located and able to meet all technical 

requirements to develop and construct homes safely today and into the future.  

Several factors were incorporated in the development of the Jones Estate Land application 

including:  

• Community input (especially related to geotechnical and storm water-related 

concerns);  

• Physical attributes of the land; 

• Policies of the Town of Cochrane, including the MDP;  

• Technical requirements of the Town of Cochrane (storm water, transportation, 

servicing etc.);  

• Existing character of the community; and   

• Financial viability of the development.  

The proposed land uses reflect a thoroughly considered balance of these factors. We believe 

the proposed development will be a positive addition to the community of GlenEagles, and to 

Cochrane as a whole.  
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Appendix A: Proposed Land Use Map  
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Appendix B: Community Engagement Report  



Appendix B: Jones Estate Land Engagement Report  

1.0 Overview  

QuantumPlace Developments Ltd. (QPD), on behalf of Hazkar Development Inc. is please to provide a 

detailed summary of the engagement activities conducted for the proposed Land Use Redesignation on 

the Jones Estate Land. QPD’s approach to engagement is to work with the community and the Town to 

find solutions that balance the needs of the community, the technical components required by the 

Town, and the landowner’s objectives.  

QPD has been in contact with the community to share information and to engage since the beginning of 

the Project. Through the engagement process we have heard from the general community that they are 

not in favour of seeing any development occur on this parcel. In particular, the community expressed 

concerns largely due to concerns and perceptions about geotechnical and stormwater issues that 

impacted existing development in GlenEagles. Furthermore, the community is concerned about traffic, 

density and construction disruptions. Many community members have expressed that they would be 

against the proposed development regardless of resolution of the geotechnical and stormwater 

concerns, as they would simply prefer that the space remain undeveloped, and turned into a public 

park.  

Despite the general opposition, QPD is committed to addressing community concerns where feasible. 

While some concerns can be addressed at the land use stage, many of the more detailed considerations 

will be addressed at future planning and development stages. This report contains a summary of the 

engagement activities on the project to date, a matrix containing all questions and feedback received 

from the community and notes from each meeting hosted by QPD.  

2.0 Summary of Engagement Activities  

Since December 2017 QPD has participated in the information sharing and engagement activities 

outlined below. It is worth noting that moving forward, QPD anticipates engagement to continue as 

there are opportunities to revise the land use application through the formal municipal review process.  

• December 20, 2017—QPD hand delivered informational postcards to all residents immediately 

adjacent to the Jones Estates Land (GlenVista Place and GlenEagles Estates). In addition to 

providing residents with basic information about the project, process and contact information 

for QPD representatives, it also invited residents to participate in engagement and to sign up for 

email updates on the project website.  

• December 21, 2017—QPD met with the GlenVista Condominium Board to discuss the project 

and the process moving forward.  

• January 3, 2018—As a result of the feedback received by the GlenVista Condo Board, QPD 

coordinated an additional maildrop to distribute the informational postcard to the other three 

residential areas in GlenEagles in proximity to the subject site.   

• January 17, 2018 – QPD met with representatives from the GlenEagles Community Association 

(GECA) to discuss the project and the process moving forward.  

• February 12, 2018—QPD hosted a discussion-based engagement event to present conceptual 

site plans to the community and to answer any questions attendees had about the application 



and proposed development. At the request of GECA, the conceptual site plans were circulated 

to attendees prior to the event. The event format was chosen in response to feedback received 

from GECA at the January 17, 2018 meetings and discussions following. Despite this feedback 

from GECA, meeting attendees opted to participate in a question and answer format event 

instead of the proposed revolving conversation. 

• Ongoing—Updates to the project website to ensure the project is transparent 

(https://www.qpdengage.ca/jonesestateland).  

• Ongoing—Email updates to subscribers about upcoming engagement events and progress on 

the project.   

  

https://www.qpdengage.ca/jonesestateland


3.0 Community Feedback Matrix  

 
Comment 

Theme 
 

 
General Comment 

 
Response 

General 
Development 
Inquiries and 
Concerns  

I was previously informed 
that the site would not be 
developed.  

While the Jones Estates Land may appear to be a park space, it is a 
privately-owned parcel within an Urban Reserve (UR) land use district. 
This district is intended to act as a holding district until development of 
the land occurs.  
 

Why can’t the parcel be 
turned into a park? Can’t it 
remain as Urban Reserve 
land?  

The Town of Cochrane Municipal Development Plan identifies the Jones 
Estate Land as “Residential”. Should the Town wish to turn the land into 
a park space, the Town would have to purchase the site from the 
landowner for market value and designate it as Municipal Reserve. This 
option was discussed with the Town in the past, and the Town is not 
interested in purchasing the land. Given that decision, the landowner 
has a right to develop the property in accordance with Town policies.  
 

What are the benefits should 
this area be redeveloped?  

The development of the land for residential purposes could have several 
benefits for the Town of Cochrane and for Gleneagles residents.  
 
Municipal Benefits:  

• Development will add new housing units to an area that is 
already fully serviced, maximising the use of existing 
infrastructure and services without increasing the development 
footprint of Cochrane; 

• Development will enable better use of existing infrastructure 
and use tax dollars more efficiently  
 

Public Benefit:  

• Development of the land adds additional pathways and publicly 
accessible open space to the community. This could improve the 
connectivity of green spaces and make walking and cycling in 
the community more desirable.  

• The Applicant is also committed to exploring a "community 
feature" or amenity for all community members to enjoy. The 
details surrounding the community feature will be determined 
at future stages of development.  

 

If this area is redeveloped, 
what are the risks to the 
Town of Cochrane, and 
GlenEagles and surrounding 
communities?  

Given the previous geotechnical issues that arose as a result of previous 
construction practices generally in the area, it is understandable that 
residents are concerned about this development potentially causing 
issues that have previously caused a lot of turmoil for residents. The 
geotechnical report completed for the land use application indicates 
that the conditions of the site are suitable for the proposed 
development and are not anticipated to present detrimental impacts to 



nearby existing development. The report contains a full list of 
recommendations which will be carried through to construction to 
ensure that development on the Jones Estate Land is completed 
responsibility. 
 
Other perceived risks may include increased traffic and increased 
demand for services. However, given the low number of units proposed 
on the site, these impacts are not significant and are addressed by 
professional reports accompanying the application.  
 

Why can’t this development 
be built in one of the larger 
areas that have already been 
approved for development in 
Cochrane?  

The Town of Cochrane Municipal Development Plan identifies the site as 
residential and the landowner of the property owns this parcel of land 
(not others) and is ready to develop it at this time. In addition, many 
other development sites in Cochrane fall under the same land use 
district – Urban Reserve – and would need to go through a similar 
process to realize development.   
 

If approved, would this 
development be a bare land 
condominium?  

This is not determined yet and would be decided at the subdivision 
stage of the planning and development process. We understand from 
community feedback that it would be preferable to have a body that 
oversees the property, not individuals. This can be accomplished 
through a variety of mechanisms; including a Home Owners Association 
or a type of condominium. 
 

If approved, would this 
development be part of the 
Vistas Condo?  

Should this be a viable option that the community would like to see, the 
developer is willing to consider this at the subdivision stage provided 
that the Condo Board executes all legal documentation to support 
inclusion using the same terms, payments and conditions as all other 
members, and the HOA would add the publicly accessible open space 
proposed to the lands maintained by the existing Condo Board. This is 
determined at the subdivision stage of the planning and development 
process, but is not a requirement for development of this parcel. 
 

If approved, would the 
development be part of the 
GlenEagles Community 
Association?  

If this option is desirable to the existing Community Association, the 
future residents of the homes, and legally possible, it is something that 
could be explored at future stages of the planning and development 
process.  
 

Land should be preserved as 
a park with a bike or walking 
path that loops through the 
site and joins the existing 
pathway system.  
 

Given that the land is privately owned, it cannot be turned into a public 
park unless the Town purchases it from the private landowner. 
However, the proposed plan includes a proposed open space and could 
have a pathway connecting to the existing pathway system, providing an 
additional pedestrian link for the community.  
  

Will the new development 
have its own 10% green 

Yes, the developer will dedicate 10% of the gross developable land to 
Municipal Reserve (public park), which means that the land dedicated 
will remain a public in perpetuity. The development will have some sort 



space allowance? Will it have 
its own playground?  

of public amenity space, which could be a playground, a community 
garden, or lookout point. The details surrounding the amenity will be 
determined at the subdivision stage of the planning and development 
process.   

 

Will the homes of the east 
facing bank of the proposed 
development be the same 
elevation as the existing 
bungalows on the facing 
bank of the GlenVistas?  
 

While the home on the east facing bank of the proposed development 
will likely be the same elevation as the existing bungalows on the facing 
bank of GlenVista Place, the proposed land use includes a public park 
proposed to be located on the north-eastern portion of the site. This 
serves to provide a sensitive interface with the existing residential 
development on GlenVista Place.  

Will there be any above 
ground 2 story homes?  

The type of detail surrounding how development aesthetics will look is 
typically determined a future development stages. The maximum height 
permitted within the R-1 land use district is 12 meters, and typical 
single-detached homes are two stories. The new development will be 
designed to sensitively infill into the existing community design context.  
 

We are a condominium and 
pay for the upkeep of the 
green areas. It seems unfair 
that a thoroughfare to a new 
development should pass 
through our community.  

If the land use application is approved, and the community would like to 
see the new development pay into the larger community, the developer 
is willing to consider this at the subdivision stage provided that the 
Condo Board executes all legal documentation to support inclusion using 
the same terms, payments and conditions as all other members, and the 
HOA would add any publicly accessible open space proposed to the 
lands maintained by the existing Condo Board. This is determined at the 
subdivision stage of the planning and development process. 
 
It is acknowledged that the addition of new units could impact existing 
residents and that effects should be minimized. However, GlenVista 
Place is a public right-of-way and therefore provides legal access to the 
subject site.  
 

Statutory Policy  Developing this land is not 
aligned with the intent of the 
GlenEagles ASP.   

The Jones Estate Land is not included in the GlenEagles ASP. The Town 
of Cochrane Municipal Development Plan is the only statutory land use 
document that provides the land use and policy direction for the subject 
site.  
 

If approved, would this 
development, fall under the 
GlenEagles Area Structure 
Plan? What measures would 
be taken to make sure it 
complies with the intent and 
purpose of this plan?  
 

See above – the Jones Estate land is not within the GlenEagles Area 
Structure Plan.  

Was it the intent of the ASP 
to extend GlenVista Place 

See above – the Jones Estate land is not within the GlenEagles Area 
Structure Plan.  



through another 
development at the west 
end? 
 

What are the consequences 
if the Jones Estates Land 
does not fall under the ASP? 
 

See above – the Jones Estate land is not within the GlenEagles Area 
Structure Plan.  

The new development does 
not have direct access to the 
“collector road” and is 
planned to go through the 
Vistas. This is a direct conflict 
with the ASP. 
 

See above – the Jones Estate land is not within the GlenEagles Area 
Structure Plan.  

Slopes, 
Geotechnical 
and Storm 
water   

The area has suffered from 
issues with slope stability 
and this has been very costly 
for landowners. No 
additional development 
should be allowed in 
GlenEagles due to these 
issues. The land cannot take 
any more development and 
it would be a huge risk for 
the existing landowners as 
the new development could 
cause slope stability issues in 
the larger area.  
 

We acknowledge that the area has a history of geotechnical problems 
and that this has been a major source of concern for residents. A new 
geotechnical report has been prepared for the Jones Estate Land. The 
new geotechnical report states that the subsurface conditions of the site 
are suitable for the proposed development and are not anticipated to 
have a detrimental impact on the nearby existing development. The 
report also identifies a series of recommendations and mitigation 
strategies that will be carried through to construction to ensure that 
development on the Jones Estate Land is completed responsibly.  

 

There are existing issues with 
groundwater and surface 
drainage in the area. This 
development would just 
exacerbate those issues and 
put existing homeowners at 
risk.  
 

Stormwater management details have been provided as an addendum 
to the application and confirm that stormwater can be appropriately 
managed as a part of the proposed development without detrimental 
impact to the existing stormwater system. Specifically, there is capacity 
to accommodate the development, and runoff from the site will be 
controlled in alignment with Cochrane’s engineering standards. 
 

I am concerned a retaining 
wall will further exacerbate 
drainage issues. No further 
retaining walls should be 
approved for steep slopes 
above the Villas of 
GlenEagles. 

Th  There are no retaining walls proposed for the development. Retaining      

walls are no longer allowable under the Canmore Land Use Bylaw.  

How far down are you drilling 
to see if there are aquafers? 

The boreholes were targeted to depths of 9.1 or 12.2 metres, however, 
auger refusal (coarse gravel or bedrock) was encountered in all 



 boreholes before 10 m. Boreholes were dry and backfilled upon 
completion. Drilling further was not deemed necessary by the 
geotechnical engineer. 
 

Do we get to see the results of 
the geotechnical 
investigation? 
Who do the geotechnical 
consultants report to?  
 

Yes, once the Town has reviewed and accepted the reports they will be 
made public and will be available on the project website.  
 
The geotechnical consultants are completing the work for QPD on behalf 
of Hazkar Developments. However, the report will also be reviewed by a 
third-party consultant hired by the Town.   
 

How do you get into the area 
to test it? Is it not a private 
road that leads into it? 
 

GlenVistsa Place is a public road and provides access to the subject site. 
Access for testing is permitted through GlenVista Place.  
 

What would it take for you to 
do the geotechnical survey 
and determine this land is not 
developable? 
 

The role of the geotechnical consultant is to determine whether the site 
is developable and to identify necessary measures to ensure that the 
development is safe and stable. It is possible that a geotechnical report 
could determine that a site is undevelopable, however, the new 
geotechnical report completed for this site indicated that the subsurface 
conditions on the land are suitable for the proposed development.  
 

How deep is the bedrock on 
the site?  
 

Terminal depths of the boreholes ranged from 2.7 to 6.1 meters below 
existing grade, with bedrock encountered in Borehole #5 at a depth of 
2.7 meters.   
 

What measures will the 
developer take to ensure 
that development on the 
Jones Estate Land does not 
result in additional slope 
stability issues in the 
community?  
 

The geotechnical report outlines a series of recommendations to ensure 
that development on the Jones Estate Land is completed responsibly. 
The report notes that an adequate level of inspection and monitoring 
will be necessary for earthworks, underground utility installation and 
backfilling and residential foundations. Other recommendations include:  

• Bearing inspections for each residential building;  

• Weeping tile at footing elevations should be installed in all 
buildings with living space below grade;  

• Compacted clay or lean-mix concrete plugs installed at intervals 
within water and sewer line trenches to prevent erosion of 
bedding soils by water;  

• Drains should be installed on the upstream side of the 
manholes to drain groundwater;  

In addition, the report contains geotechnical foundation design 
parameters, slab-on-grade recommendations, groundwater mitigations, 
pavement design sections, and other construction recommendations. 
These recommendations will be carried through to construction.  
 

The overland storm water 
collection system for the 
Vistas and the Summit is at 

Stormwater management details have been provided as an addendum 
to the application. The Plan outlines stormwater management measures 
to be undertaken on the Jones Estates Land including:  



or above capacity during 
major weather events. How 
will storm water for the 
Jones Estates Land be 
managed? How will potential 
effects on the existing 
system be mitigated?   
 

• A 450 mm storm line which will outfall to the north side ditch 
along Gleneagles Drive. The ditch will drain the storm discharge 
to the 900 mm culvert draining to the south;  

• Additional storm water runoff generated by the proposed 
development will be controlled to the pre-development runoff 
rate using inlet control devices (ICDs). ICDs will restrict the 
outgoing flow from the site to ensure that the storm flow rate is 
not exceeded.  

• Additional details to be determined at future planning and 
development stages.  

The geotechnical report also identifies several recommendations for 
stormwater management including:  

• Weeping title in all residential footings to direct infiltrated 
surface water to the storm system and prevent possible down-
slope impacts. Walkout front footing recommended. Sump to 
pump this water up the storm sewer would be required.  

• Concrete swales to prevent runoff from lots from impacting the 
retaining walls should be included in storm water management.  
 

Does the existing storm 
sewer meet today’s 
standards, considering any 
heavy rain fall that we might 
expect in the future?  
 

The stormwater details included as an addendum to the land use 
application confirm that stormwater can be appropriately managed as 
part of the proposed development without detrimental impact to the 
existing stormwater system. There is capacity to accommodate 
development and runoff from the site will be controlled in alignment 
with Cochrane’s engineering standards.  
 

In the event of flooding due 
to over capacity of existing 
storm systems, who do we 
approach for compensation?  
 

Your typical insurance process would apply, however, there is no 
indication of the existing storm system being underbuilt.  Many people 
typically think of ponded water on a road as a failure, but this is actually 
usually by design to control the flow of stormwater into downstream 
rivers and creeks at a particular rate.  
 
 

Is the existing wall for the 
Estates strong enough to 
take the extra weight of a 
new development above it?  

The geotechnical report indicated that the Jones Estate Land is suitable 
for development and that the proposed development is not expected to 
have any detrimental impact on existing developments.  No new loads 
are imposed on the existing retaining wall due to this development. 
 

Traffic  Why is access to the 
proposed development site 
through GlenVista Place and 
not Highway 1A? 

Access to the development is through GlenVista Place rather than 
Highway 1A because at the time of subdivision, Alberta Transportation 
indicated that a service dedication would be required along the frontage 
of the subject parcel. While Alberta Transportation was prepared to 
construct a road within the dedication to provide access to the Jones’ 
property as part of the Highway 1A project, prior to this occurring, 
GlenEagles Development Corp. advanced their plans to develop their 
nearby properties. The Plan included an internal road to the east edge of 
the Jones property and therefore, the internal road established through 



development of the site would provide suitable legal access to the Jones 
property as required under Alberta law. 
 

If the development is 
approved, I am concerned 
about traffic through 
GlenVista Place. GlenVista 
Place does not currently 
meet the minimum width 
requirement for new 
developments in Cochrane. 
Road cannot accommodate 
new development on the 
Jones Estate.   
 

It is understandable that residents are concerned about increased traffic 
and a lack of sidewalks in their existing community. However, the 
transportation study done for the application indicates that GlenVista 
Place can accommodate the additional traffic anticipated to be 
generated from the 20-24 units in the proposed development.  

There are no sidewalks on 
GlenVista Place. This poses a 
safety hazard exacerbated by 
development on the Jones 
Estates Land.  
 

The developer is willing to consider traffic calming methods to enhance 
pedestrian safety on GlenVista Place. Traffic calming mechanisms could 
include speed bumps/humps, speed tables, rumble strips, and road 
painting to enhance pedestrian safety.  

 

Increased traffic will add to 
the high vehicle congestion 
for the area, increasing 
safety risk for Highway 1A 
users and surrounding 
entrance and exit roads into 
the community.  
 

The transportation evaluation indicates that the impact of the proposed 
development on congestion within the existing community would be 
minimal.  

Will there be a 
traffic/transportation 
analysis completed to ensure 
the proposed access road 
through the Vistas to meet 
today’s road standards, and 
Alberta Attenuation Noise 
Guidelines.  
  

While the proposed development is not large enough to require a 
Transportation Impact Assessment, a transportation assessment  has 
been completed. The road design for the proposed development will be 
designed in alignment with City of Calgary specifications as outlined by 
Town of Cochrane engineers.  
 
The specific details of the street design and sound attenuation will be 
determined at future stages of development.  
 

Construction and on-site 
road noise will become an 
additional burden given the 
existing Highway 1A traffic.  
 

In response to community concerns related to construction access, a 
temporary access (60 days) for construction vehicles has been secured 
off of Highway 1A, limiting the impacts of construction traffic on the 
community.  This access can be used for a portion of the construction 
activities and could potentially be further extended if permission is 
provided by Alberta Government.  
 
Furthermore, construction will occur within the allowable times only 
and noise bylaws will be adhered to.  



 

Will the proposed 
development be building a 
sound barrier adjacent to 
Highway 1-A? Will this sound 
barrier to built to current 
CMHC standards?  
 

The Town of Cochrane will determine whether a noise attenuation study 
is required for the development and if so, will approve the design of a 
sound barrier at future development stages.  
 

The narrowest part of 
GlenVista Place is in front of 
the playground. The increase 
in traffic poses increased risk 
to the safety of children 
playing. 
  

The developer is willing to consider traffic calming measures. However, 
it is important to note that generally narrower roads provide a natural 
calming effect, causing drivers to slow down.   

The intersection of GlenVista 
Place and Glensummit Drive 
with GlenEagles Drive will 
become more congested and 
present further problems 
with school busses picking up 
and dropping off children.  
 

The transportation study did not identify any problems with congestion 
at this intersection. It is unlikely that an additional 20-24 units would 
cause any material additional congestion in the area.  

Parking on GlenVista Place is 
limited to one vehicle per 
dwelling. Will there be a 
parking restriction for the 
new development?  
 

Details surrounding parking will be determined at future stages of 
development.  
 

Neighborhood 
Character   

Given that all of the homes 
in GlenEagles back onto open 
space, I am concerned about 
loss of privacy for existing 
GlenEagles residents 
resulting from the new 
development.  
 

Building design and landscape screening techniques will be used to 
protect privacy where necessary and feasible. The location of the 
proposed park is a significant factor in ensuring sensitivity and privacy of 
the existing adjacent residential development.  

I am concerned about a drop 
in our property values.  

It is unlikely that property values would drop as a result of this 
development. Rather, new development is a new investment in the 
area, reinvigorating established communities and potentially even 
leading to an increase in property values.  Land values are not part of 
Council’s consideration for land use applications in Alberta. 
 

The proposed development 
will reduce visibility of the 
Bow Valley vista for all users 
of Highway 1A.  

It is true that the area will look a bit different from the highway after the 
development is completed. However, given that road users of Highway 
1A are driving vehicles, viewshed protection which could distract them 
from the task of driving is not part of the goals of this application.  



 

Residential development on 
this site would add 
“residential clutter” from the 
highway and detract from 
the overall attractiveness of 
the Town of Cochrane. 

The additional homes would be visible from the highway. However, 
there are already homes adjacent to Highway 1A, and development has 
already taken place in GlenEagles. The decision to use this area for 
residential purposes was established over 20 years ago. Also, the 
developer's intention is to use good quality building materials and 
promote a positive impression of Cochrane.  
 

Wildlife and 
Environment  

Will there be an 
environmental impact 
assessment performed to 
consider the wildlife that use 
this area as a corridor to 
access the Glenbow Ranch 
Provincial Park? 
 

There is no environmental impact assessment required for this proposed 
development given its status in the MDP as “urban reserve” and the 
existing development in the area.  

Construction 
Concerns  

Who is liable if damage 
should occur to property or 
people during the 
construction process?    
 

The developer is liable as per the normal legal construction process.  

Who will be responsible for 
cleanup if debris blows off 
site into the surrounding 
neighborhood? 
 

The developer would be responsible for cleanup as per the normal 
construction process.   
 

If land use is approved there 
should be a condition in the 
bylaw that notes setbacks 
must be established from the 
top of major establishments.  
 

The Cochrane land use bylaw specifies required setbacks from top of 
bank (Section 11.13). The proposed development would be in alignment 
with the land use bylaw and Town of Cochrane standards.  

What measures will be taken 
to ensure that construction 
debris does not blow off site 
causing damage to adjacent 
houses and pollute the 
surrounding areas? 

Standard measures for erosion control and construction management 
would be used to construct the area. Water and silt fabric would be 
used to control dust, and all construction materials would be contained 
and screened as per the normal procedure. The developer is willing to 
consider additional methods to manage these issues, given the context 
of the significant slopes and wind in the area.  
 

Heavy equipment use during 
construction could cause 
more shifting and damage to 
houses. How will this risk be 
mitigated? 
 

Construction access to Highway 1A has been secured and can be used 
for the heavier construction activities such as grading and installation of 
utilities.    

I am concerned about 
construction traffic through 

The landowner has arranged for temporary construction access from 
Highway 1A. Construction traffic that will be routed through GlenVista 



GlenVista Place. It will 
increase congestion, increase 
safety risk and exacerbate 
noise.  
 

Place will be limited to normal construction hours and in compliance 
with Cochrane Bylaws regulating noise, dust and construction activities 
and therefore limit safety risk and disruption to residents. 
 

Proposed Land 
Use Bylaw 
Amendment  

If the land use is approved, 
the approval should include 
a condition that no retaining 
walls or other structures be 
included above the west end 
of the Villas of GlenEagles.  
 

No retaining walls are proposed for the development.  

The Town of Cochrane 
should ensure they provide 
ongoing monitoring and 
oversight to ensure 
geotechnical and structural 
recommendations are 
implemented. 
 

If the land use redesignation is approved, the developer is required to 
apply to the Town of Cochrane for additional planning and development 
approvals (subdivision, development permit, and building permits) prior 
to commencing construction. Therefore, the Town has additional 
opportunity to ensure that all required recommendations are 
implemented.  
 

Will stakeholders have 
access to the detailed 
reports and 
recommendations for the 
geotechnical and structural 
aspects of the proposal?   

QPD is committed to ensuring the land use application process is 
completely transparent. Application materials will be posted on the 
project website (www.qpdengage/jonesestateland-resources) and email 
updates will ensure that all interested community members have access 
to the most up-to-date information. Technical reports will be posted 
online once the Town has accepted the reports and no further changes 
have been requested.    
 

What guarantees that 
further zoning changes will 
not be proposed in the 
future to change this 
development into a higher 
density or multistory condo?  
 

Because the Jones Estate Land is privately owned, there are no 
guarantees that further land use changes cannot occur on the site. 
However, the developer’s intent is to develop single detached housing 
and this is anticipated to be the use of the land for the long term.  
 

Process  Security needs to be 
provided to cover all 
estimated and municipal and 
utility improvements for this 
property before any shovel is 
put to ground.  
 

This will happen as part of the normal development process whereby 
the Town would take securities from the developer prior to the 
commencement of construction.  

How is this process different 
than the two previous 
processes?  

We acknowledge that the community did not feel heard or adequately 
engaged during the two previous application processes. The land has 
been recently sold and the previous applicants are no longer involved in 
the process. QPD, on behalf of Hazkar, is working with the community to 
find proactive solutions that balance the needs of the community, the 

http://www.qpdengage/jonesestateland-resources


technical components required by the Town, and the landowner’s 
objectives. If we cannot address a concern or use an idea, we are 
committed to explaining why and considering alternatives.  
 
This application is different from previous applications because QPD and 
Hazkar: 

• Commissioned a new Geotechnical Report that looks at both the 
subject site in more detail and address the question of how 
development of this parcel would have an effect (if any) on the 
surrounding community;  

• Addressed storm water and civil engineering design at the 
request of community feedback;  

• Secured construction access off Highway 1A for the heavier 
construction activities;  

• Altering the land use application to include a public park to be 
sensitive to the existing residents of GlenVistas Place; and 

• Are willing to address other elements of concern at appropriate 
times within the planning and development approvals process.        

 

All the condo boards in the 
GlenEagles area should also 
receive information about 
the project and should have 
an opportunity for input.  

QPD has sent out an informational mailout to let all the condo board 
areas (GlenVista, Summit, GlenHaven, The Villas, GlenEagles Estates) 
know about the project and where they can find additional resources. 
We are also working to meet with representatives from each condo 
board and the community association.  
 

 

  



4.0 Meeting Documentation   

The meeting notes from QPD’s engagement activities are below. QPD is committed to a transparent 

process. Detailed notes were taken at each meeting and were circulated to all meeting attendees. Once 

attendees agreed that the notes captured the discussion, the notes were finalized and posted on the 

project website.  

 


