
 
Jones Estate Land Engagement and Feedback Summary: February 12, 2018 

 
On February 12, 2018, QuantumPlace Developments (QPD) hosted a discussion-based engagement 
event to hear feedback and resident concerns about the Jones Estate Land project at the Cochrane 
Ranchehouse. The event was open to the general public, was organized based on feedback received 
from GECA during previous engagement, and was promoted through GECA and on the project website. 
In addition to QPD staff, approximately 25 community members, a representative from the Town 
Administration and three members of Council were in attendance.  

The meeting comprised a short presentation during which QPD presented three conceptual site plans 
and outlined a summary of the feedback that we have heard in the process so far. The remainder of the 
meeting was a large group discussion where attendees had the opportunity to share concerns and ask 
questions about the project.  

This document contains a summary of the discussion and feedback received during the session. The 
discussion and feedback focused on the proposed development on the Jones Estates Land and the 
potential impacts on the surrounding community. Discussion themes can generally be categorized into 
the following:  

1. Geotechnical  
2. Stormwater 
3. Transportation  
4. Construction  
5. General Development Comments  
6. Wildlife 

 
General Discussion  

Concerns and Feedback  

A significant theme in the discussion was the overall development process for the Jones Estate Land. 
Specifically, attendees feel that discussion surrounding site plans and details about development is 
premature given that the engineering and geotechnical reports have not been completed. Residents feel 
that because the reports have not been completed, there is no evidence that development on the site is 
possible. Furthermore, attendees noted that they do not feel there is any benefit for the community for 
the area to be developed, articulated that they would not be in support of the project unless QPD and 
Hazkar could demonstrate real value to the community and indicated their preference would be for the 
area to be converted to a park.  

Furthermore, residents expressed frustration that QPD did not adequately address their concerns at the 
meeting.  

QPD Response  

QPD acknowledged these concerns and explained that the development process is extremely iterative 
and that the type of development proposed influences the recommendations identified in the 
engineering reports. For instance, the geotechnical considerations and mitigations proposed vary based 
on building form (i.e. single detached versus multi-family) and therefore it is important to have a general 
understanding what is being proposed. QPD clarified that it is possible the engineering reports could 



indicate that the land is not suitable for development, however, based on previous work done on the 
project, this outcome is not anticipated.  

With regards to community benefit, QPD agreed with attendees that development on the Jones Estate 
Land may not benefit them directly despite the potential for a new community amenity that would be 
available to everyone. QPD explained to the group that the landowner has a right to submit a proposal 
to develop the land and that the land is identified as residential in the Municipal Development Plan, 
meaning that Council approved the goal for the site. Furthermore, QPD noted that the Town of 
Cochrane has already indicated that they would not be purchasing the land to convert it to a park and 
therefore, the Town has an obligation to consider the application.  
 
Discussion Theme: Geotechnical Considerations  

Concerns and Feedback  

Attendees expressed concern related to the impact that the proposed development would have on the 
geotechnical issues that have occurred in the past within the community of Gleneagles. Attendees 
reiterated to QPD that many of them and other fellow residents have spent significant time and 
resources to not only repair the local retaining walls after failure, but also to repair damage to their own 
properties related to high plastic clays, stormwater drainage and flooding. Attendees feel that new 
development could exacerbate these problems.  

Furthermore, after QPD explained that there will be a new geotechnical report completed for the 
application based on the feedback received from residents at previous meetings, many of the residents 
expressed concern that none of the geotechnical data had been collected yet. Furthermore, attendees 
wanted to know exactly what kind of data was going to be collected for the geotechnical report and 
what types of data already exist. For example, attendees asked how far down the piezometers would be 
measuring and how deep the bedrock is on the site.  

Attendees also expressed concern about the availability of the geotechnical reports. Based on 
experiences during the previous application processes, there was a perception that once the studies 
were completed, they would not be made available to the residents. Finally, many of the residents were 
concerned that development on the Jones Estate Land would result in a need for retaining walls.  

 
EXAMPLE QUOTES FROM SESSION:  
 

“We can go on and on about geotechnical concerns but we know what we’ve 
had to live with: the community moving downhill. It will eventually move into 
the river. We spend money on a regular basis fighting the pull of gravity” 

 
“Have you any idea how deep the bedrock is?” 
 
“If you do not publish [the technical reports] to the community at large, then 
you never get support for this project”  
 
“You have issues with the road safety and geotechnical safety. How does this 
affect the value of our homes?” 

 
 
 



QPD Responses  

QPD acknowledged the concerns and thanked residents for sharing their experiences. While QPD did not 
have specific geotechnical data to speak to at the meeting given that the geotechnical drilling had not 
been completed in time for the meeting, QPD addressed questions related to general technical 
considerations and the report preparation process. 

QPD clarified that the geotechnical report was being completed by a qualified geotechnical engineering 
firm and that the details surrounding drilling and associated recommendations would be determined by 
them as experts. QPD also noted that we do not “tell our geotechnical engineers to find the answer we 
are looking for,” rather QPD looks to the experts to tell us if the land is safe to develop. Furthermore, in 
response to the question about how deep boreholes would be drilled, QPD noted that boreholes would 
be drilled as far as the geotechnical engineer determined is needed in their judgement, and that neither 
QPD and Hazkar tell the geotechnical engineer what to do.  

With regards to availability of technical reports, QPD reiterated our commitment to transparency and 
assured attendees that all technical reports would be made publicly available on the website once they 
have been accepted by the Town. Furthermore, QPD confirmed that the Town of Cochrane Land Use 
Bylaw prohibits the use of retaining walls for development and that there are no retaining walls 
proposed for any of the conceptual site plans proposed.  
 
Discussion Theme: StormWater  
 
Concerns and Feedback  

Like the concerns related to geotechnical challenges in the area, many of the attendees were concerned 
about the effect that a new development on the Jones Estate Land would have on the management of 
stormwater in the community. Many of the comments heard at the meeting were related to concerns 
regarding how stormwater moved is collected and drained in the community. For example, some 
attendees were concerned about stormwater backups on their streets even though they live in the 
upper sloped areas of the community. Attendees reiterated the amount of money current residents 
have spent repairing damage from flooding in their homes. Overall, the concern is that developing the 
Jones Estate Land could exacerbate existing stormwater management issues in the community and 
undermine the slope stability of the area.  

Additionally, attendees were concerned about where stormwater from the Jones Estate land would be 
drained and discharged. One attendee was concerned about the aquifer recharging and felt they would 
eventually cause bust-outs at the bottom of the hill. Some attendees cited concerns about connecting to 
the existing drainage system, which they feel is not adequate in its current state, and therefore not able 
to accommodate development on the Jones Estate Land.   

Finally, attendees asked how crews would be accessing the land given that their roads are condominium 
property and private roads.  

 
EXAMPLE QUOTES FROM FEEDBACK:  
 

“I’m in the Villas of Gleneagles. We say there should be no development in 
Gleneagles period. We have serious surface water problems, we have residents 
that put in 13 million dollars to fix problems that this has created” 

 



“Where would you conduct the water from permeable surfaces? Where do you 
see it going?” 
 
“Here we live at the highest point of the city and we were concerned about 
water coming into our homes”  
 

QPD Responses  

QPD thanked attendees for sharing their experiences and acknowledged their concerns. While QPD did 
not have specific stormwater data to share with the group at the time of the meeting, QPD did generally 
highlight some of the original issues with the subdivision design. For example, QPD noted that weeping 
tile was not used for many of the homes and explained that the individuals that experience flooding at 
the highest point in the community likely live in a designed trap low, meaning the rate of stormwater 
drainage is intentionally released at a controlled rate as a result of how the subdivision was originally 
designed.  

In response to questions related to existing stormwater capacity and aquifer recharge areas, QPD noted 
that there were no issues identified in previous work done but has already retained engineers to review 
the concerns, and that such work would be reviewed by the Town of Cochrane.  

With regards to questions related to crew access, QPD noted that because there are public access 
easements on the condominium roads and therefore crews will be able to access the site. Furthermore, 
GlenVista Place is a public road and therefore provides legal access to the site (for additional details on 
this discussion see Transportation Section below).     

 
Discussion Theme: Transportation 
 
Concerns and Feedback  

Attendees are also concerned about the effect that the new development would have on traffic volumes 
and safety in the community. Attendees noted that roads in the area such as GlenVista Place are already 
narrow and will be unable to accommodate another development in the area. Furthermore, given that 
there are also no sidewalks on GlenVista Place, residents are concerned that adding more residents to 
the community will generate more traffic, making the area more hazardous for pedestrians. 
Furthermore, the narrowness of the road and lack of sidewalk is further exacerbated in the winter 
months as there is not enough space to remove the snow fully making the road even more narrow. 

In addition, there was a lot concern about construction traffic through the community and what impact 
it will have on residents.  

EXAMPLE QUOTES FROM FEEDBACK:  
 

“It was never intended to have a community ‘piggy backed’ onto it; if it was 
GlenVista Place would have been wider” 

 
“GlenVistas Place road is also a sidewalk. There are lots of dogwalkers in the 
area and we are a 55-plus community primarily. I am very concerned with 
pedestrian safety related to construction traffic, traffic volume and no 
sidewalks in the area.   
 
“What are you going to do from a pedestrian safety point-of-view? 



It’s very narrow and even more so in the winter and I’m concerned with people 
walking on that.” 

 
QPD Responses  

QPD noted that they understand the community concerns and indicated that attendees are correct, 
there may be a slight increase in traffic on GlenVista Place compared to what residents are used to. 
However, QPD went on to note that there are traffic calming mechanisms that can be discussed to 
address the concerns related to safety.  

 

Discussion Theme: Construction 
 
Concerns and Feedback  

Many residences of the Gleneagles community conveyed concerns over the construction phase of the 
Jones Estate Land project should the land use be approved and the development move forward. 
Specifically, residents articulated the concern that construction on the Jones Estate Land would result in 
disruptive traffic and damage to their properties. Furthermore, attendees were concerned about how 
damages to neighboring properties resulting from winds would be mitigated. Attendees explained to 
QPD that during previous construction processes, the characteristically strong winds would blow sheets 
of plywood from construction sites and carry them down the hill, creating a hazard for the lower parts of 
the community. Similarly, several attendees were worried about how much dust the construction site 
would cause, citing that it is already extremely dusty in the community. 

Attendees also wanted to know if there was a requirement to post a development bond until 
completion of the project to ensure that any construction-related damage to neighboring house 
foundations could be addressed. Overall, most attendees were worried about a drastic change in the 
quality of living that a construction project may bring.  
 

EXAMPLE QUOTES FROM FEEDBACK:  
 

“Is the developer required to post a bond through the completion of the site in 
case there is cracking in our foundation?” 

 
“People are extremely afraid that something might happen to their homes and 
foundations. Those people, they have to pay for themselves, Alberta Home 
Warranty won’t pay for it, the developer won’t pay for it, and the government 
won’t pay for it” 
 
“Even now, we have dust come in the house. So, for three-to-four years, are we 
going to live in a dust bowl?”  
 
“We live in the Vistas and when the Estates were still under construction, the 
chinook winds were very strong at the top of the hill, and sheets of plywood 
were flying off the hill” 
 

 



QPD Responses  

QPD acknowledged the concerns and noted that residents would likely be subject to construction-
related disruptions during development of the Jones Estates Land for approximately 2-years. While QPD 
explained to the group that it is not realistic to promise that there will not be any dust on the site, QPD 
did state that it is possible for the municipality to put conditions on building permits that require 
builders to respect curfews, to control dust and to ensure no building materials are left loose on 
weekends and overnight.  

Discussion Theme: General Comments on Development 
 
Concerns and Feedback  

Attendees expressed that the proposed density for the development was too high and indicated that 
the previous submission was for only 16 units. Attendees wanted to know why all the concepts shown at 
the event had at least 20 units and how many dwellings were required for an economically viable 
development.  The group also wanted to know how large the lots were in the concept and whether the 
development would be managed as a condominium.  
 
In addition, many of the residents expressed grievance with the fact that the land was being developed 
and let QPD know that they received a letter from the Town of Cochrane’s Administration indicating 
that Gleneagles is fully developed. Furthermore, attendees pointed to the Gleneagles Area Structure 
Plan that from their perspective, does not show the land as available for development.   
 
One concern that was held almost universally by those in attendance, was that they have no control 
over the development at all. For instance, when asked about the zoning of the parcel of land, an 
attendee suggested that the developer could change its configuration of the buildings or building form 
once it was approved by Council. Some attendees expressed a general distrust in the motives of the land 
owner to develop the land. Lastly, as discussed above, there was a general sentiment among attendees 
that there was no benefit to the community by having this addition to it.  
 
EXAMPLE QUOTES FROM FEEDBACK:  
 

“A useful piece of information for us is the minimum amount of houses to make a 
profit. I don’t like 20 houses.” 

 
“Going back to the price range, somebody told me this land was purchased for 
4 million dollars, if you want to fix all the issues that it will be more than that. If 
you develop it’s probably going to be very expensive. What it is it that you’re 
not telling us?” 
 
“We bought our property based on the Gleneagles’s ASP and nowhere does it 
say this within there that this land will be developed.” 
 
“Every homeowner has received a letter from Town of Cochrane that 
Gleneagles is fully developed and that it will not be developed further.” 
 
“The reality is for us, we have a status quo. We know what this is. Your 
development is going to change the status quo. You believe, and I honestly 



think you are trying to create the best possible community, to make money. If 
you’re going to get the community to say ‘hey this is a great idea, we like 
concept 15’ you are going to have to show us how this is going make our 
community better.” 

 
QPD Response  

QPD let the group know that the conceptual site plans were not prepared from an 
economic point of view, rather they were prepared specifically to demonstrate the pros 
and cons between the different potential building forms. The lots shown on the plans are 
typical lot sizes in most municipalities and that the proposed density would provide 
sufficient tax base to accommodate the required infrastructure to service the site. 
Additionally, QPD noted that the proposed development would be managed as a 
condominium due to the width of the road and that the roads would have a public access 
easement on them.  

QPD acknowledged that the community is not supportive of the project and that QPD 
confirmed with the residents that the community would still not be supportive even if a 
smaller number of units was proposed and addressed every geotechnical concern. QPD 
reiterated that the community has every right to oppose the project to Council and 
encouraged the group to feel empowered to go forward to Council, share their thoughts 
and ask questions. QPD advised the group that is usually best to focus on the legitimate 
issues that they perceive within the proposal rather than simply just saying “no”.  

With regards to the concerns about the developer changing the building form when the site 
is developed, QPD noted that each building form falls within a different land use district and 
therefore, if QPD submits an application for an R-1 and it is approved, the homebuilder will 
not be able to build townhomes later on without applying for a land use redesignation.  

 
General Discussion Theme: Wildlife 
 
While generally most of the comments at the engagement were focused on the above issues, several 
attendees brought up the issue of the impact that development of the Jones Estate Land will have on 
wildlife. Several of the attendees wanted to know if there was going to be a wildlife impact study or 
assessment.  
 
EXAMPLE QUOTES FROM FEEDBACK:  
 

“Are you required to do an environmental assessment, coupled with a wildlife 
assessment?” 
 
“We talk about wildlife, we haven’t talked about parks” 

 
QPD Response  

QPD noted that the Town has not previously required a wildlife study at this time, and that 
it was unlikely one would be required.  
 



Final Comments and Moving Forward  

 
QPD reminded the group that our role is to facilitate between the community and the 
landowner and that we are working to achieve a balance between the landowners 
objectives, the technical requirements of the Town and addressing the concerns of the 
community.   

The community asked QPD if there would be another meeting when we have all the 
answers. QPD responded that there will be additional engagement opportunities during the 
formal municipal review process. QPD noted that it is not possible to have all the answers 
to every question at the land use phase but committed to sharing the answers we do have. 
QPD reminded the group to sign up to receive email updates as that is where we will be 
sharing information.  

QPD thanked everyone for coming and noted that even though the meeting was frustrating and likely 
felt repetitive to residents who have attended multiple meetings with QPD, it was very useful for QPD to 
hear the feedback in a different way and gain a further understanding of the concerns.  

 


