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Travis Balaski 
61 Rockford Road NW,  

Calgary AB T3G 0E1 
 

January 29, 2024     SUBMITTED BY EMAIL 

Rocky View County     File No.: 04733008  
Planning Services Department    ApplicaSon No. PL20230127 

262075 Rocky View Point      PL20230127 
Rocky View County, AB T4A 0X2      PL20230158 

AWenSon: Bernice Leyeza bleyeza@rockyview.ca 403-520-8182 

Dear Ms. Leyeza, 

Subject: Suncor’s Plans to Locate a Major Truck Stop Next to a School, Playing Fields and 
Community RecreaIon FaciliIes - SW Corner Range Road 33 and Township Road 250, 
Rocky View County – Legal: Block 1, Plan 7710987, NE-33-24-03-WO5M 

I am a parent of a child who aWends Edge School.  We make extensive use of the indoor and outdoor 
community recreaSon faciliSes connected to the school. 

I understand that Urban Systems (David Capper), on behalf of 1841954 Alberta Ltd. (and Suncor), has 
submiWed applicaSons to amend the North Springbank Area Structure Plan; to redesignate the subject 
lands, and to approve of the development of an integrated energy centre master plan development. Upon 
review of their applicaSon, I am very concerned and adamantly opposed to the development, as proposed. 
The main reasons for my opposiSon are noted below.   

• The proposed development is not a suitable use adjacent to a major school, community recreaSon 
complex and sports playing fields. The high volume of traffic (especially mulS-trailer trucks) with 
difficult access, the smell of vehicle fuels (especially diesel), exhausts from idling vehicles (especially 
tractor trucks), and the spin-off impacts on parking make this a highly unsuitable adjacent land use.  

• The proposed development includes a major semi-trailer tractor and trailer fueling depot. The 
noxious diesel fumes from the noisy idling trucks and the fuel staSon should not be located in close 
proximity to faciliSes that host many users and spectators, including school aged children. 

• Suncor is expecSng this new facility will replace the exisSng Jumping Pound facility located to the 
west at the northwest corner of the intersecSon of Highways 1 and 22.  It has been common for the 
access roads to the Jumping Pound facility to be used for parking and a meeSng point for pooling of 
vehicles by people heading to the Rockies for day and overnight use, or into the City for work and 
other trip purposes. Ohen, there are hundreds of vehicles parked on the adjacent roadways. At the 
proposed locaSon, adjacent to the Edge School and community recreaSon faciliSes, such an opSon 
for parking is not available. We are very concerned that most of these commuter vehicles will end 
up parking in the Edge School parking lots. 

• Access to the proposed Petro Canada facility will likely lead to significant safety issues. As illustrated 
on the proposed plan, most traffic to the site will access to the Suncor facility or egress onto Range 
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Road 33. This may create a very high risk of accidents, and traffic back-ups especially with large 
trucks with mulSple trailers. 

The proposed development site is not appropriate for the service centre and truck stop. I ask Rocky View 
County to not approve the plan for this highly incompaSble use. 

Sincerely, 

Travis Balaski 
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January 31, 2024 

Attn: Planning Services Department (Bernice Leyeza) 

Subject: File# 04733008, Applications PL20230127, PL20230128, PL20230158 

I am writing to you as a concerned resident of Harmony in Rocky View County, to express my 
opposition to the proposed development of a vehicle and truck stop gas station in Division 2 of 
Rocky View County that is adjacent to the Edge School, a kindergarten to grade twelve school. 

My opposition, which I believe I share with many other in and around our community, is 
grounded in several concerns that are critical to the well-being of our community, the safety of 
our children, and the preservation of our local environment and rural character. 

Proximity to Educational Institution: The proposed location of the gas station is alarmingly 
close to the Edge School, where young children and teenagers attend daily. The presence of a 
vehicle and truck stop gas station would expose them to increased levels of air pollution as large 
semi-trucks often emit higher levels of exhaust fumes. Children are particularly vulnerable to air 
pollution, which can affect their respiratory health and exacerbate conditions like asthma. 

Further this would increase the risk of potential safety hazards due to increased traffic, and the 
risk of accidents involving vehicles. Also, the constant noise from truck engines, braking 
systems, and loading operations can be disruptive to the learning environment within the school 
and can affect concentration and stress levels in students.  

Lastly, the potential for fuel spills or leaks can pose environmental hazards, affecting local soil 
and water quality. This is particularly concerning as Edge School has outdoor areas used by 
children for play or learning. 

The health and safety of our children must be a priority, and the proximity of such a development 
to a school is fundamentally incompatible with this principle. 

Increased Road Congestion and Parking Issues: The area surrounding the proposed site is 
increasingly getting congested and will increase when the Costco is built. The nearby Costco will 
already present traffic issues. I also assume Costco will want a gas station as a result it is difficult 
to understand why another one is needed. Also, the current PetroCanada down the road is already 
known for its busy traffic and the fact that many people park their vehicles on the side of road to 
carpool. Introducing a gas station, particularly one that caters to trucks, would exacerbate these 
issues, leading to further congestion and potentially dangerous traffic conditions. This could 
hinder the flow of emergency vehicles, disrupt local commuting patterns, and create a less safe 
environment for pedestrians and cyclists, many of whom are students traveling to and from 
school. 

Visual Impact on the Community: A vehicle and truck stop gas station, by its very nature, is 
not in keeping with the aesthetic of our rural community. The introduction of large signage, 
bright lighting, and the industrial appearance of such a facility would be an eyesore and detract 
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from the natural beauty and rural character that our residents value highly. This would not only 
impact the visual appeal of the area but could also affect property values and the overall quality 
of life for nearby residents and communities. 

Impact on Adjacent Rural Farming Communities: It is obvious to be that the residents of 
Rocky View County are proud of its agricultural heritage and the rural farming communities that 
contribute to the identity of Rocky View County. The proposed gas station would be situated 
next to these rural areas, potentially impacting soil and water quality through runoff and 
pollution. The increase in noise and light pollution could also disrupt local wildlife habitats and 
the tranquility that farming communities rely upon. 

Considering these concerns, I strongly urge the Rocky View County Council to oppose the 
development of the proposed vehicle and truck stop gas station. The long-term interests of our 
residents, the safety of our children, and the preservation of our community's character must take 
precedence over these types of short-term economic gains. 

Thank you for considering my position on this matter. I look forward to your response and 
welcome an opportunity to discuss. 

Sincerely, 

 

Julia Jensen        

36 Junegrass Terrace (Harmony) 
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Planning Services Department 
Rocky View County 
26075 Rocky View Point 
Rocky View County, AB 
T4A 0X2 
 
Attention: Bernice Leyeza 
 

We are writing in opposition to the Petro Canada application at the Northwest Corner of RR33 and Twp. 250, specifically 

Applications PL20230127, PL20230128 and PL20230158. 

Our family recently moved to Idlewild Estates in the summer of 2023, a huge investment we took for two main reasons. 

First, to provide first class education for our children in the Springbank school system, and two, to raise our family in a 

peaceful, country residential community.   

The proposed Petro Canada would drastically change this community for several reason: 

- Traffic: Simply, the intersections of RR33 at Twp.250 and HWY 1 are already too congested, even before the 

completion of Bingham Crossing and Costco.  If the Petro Canada went ahead, one single Long-Haul truck 

heading East on HWY 1 using the Petro Canada would require a: 

o Left off HWY 1 onto RR33 North 

o Left off RR33 into Petro Canada 

o Right out of Petro Canada onto RR33 South 

o Left off RR33 bridge onto HWY 1 

This one truck would cause significant back-ups for any families using RR33 to pick up/drop off their children at 

school. If we estimate 100+ cars and trucks per hour at the new Petro Canada, RR33 at Twp. 250 and HWY 1 

would become borderline unusable.  

 

- Safety: The increased traffic and 24-hour nature of the truck stop could lead to increased crime in the area. In 

addition, many people use the current Petro Canada truck stop along Highway 1 to park their cars for trips out 

to the mountains. There is not enough space for this to happen at the proposed location and if cars were to park 

along the side of RR33 or Twp. 250 this would have a significant safety impact to residents who drive along 

those roads every day. Furthermore, any resident, especially school children, who would want to ride their bikes 

to school would be putting themselves at considerable risk every single day. 

 

- Pollution: The Petro Canada truck stop would significantly increase traffic into the area, significantly increasing 

pollutants in the residential community. We have been blessed with the wildlife in and around our community, 

and the truck stop would further push those animals out of their habitat and increase their risk of loss of life due 

to an accident. 

For those reason, and several more, we hope you do everything in your power to not let this project move ahead. At the 

very least, the existing infrastructure cannot support the increased traffic, especially large, slow semi-trucks. 

Thank you for your attention to this matter. 
 
Sincerely, 
 
Adam & Valeria Baptie 
59 Idlewild Estate 
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Cynthia Clarke        January 29, 2024 
241242 Rocky Range Vw 
NE-09-25-3 W5M 
Rocky View County, AB T3Z 1K8 
 
Planning Services Department    File No  04733008 
Rocky View County        PL20230127 
262075 Rocky View Point       PL20230128 
Rocky View County, AB  T4A 0X2      PL20230158 
 
 Attention:  Bernice Leyeza, BLeyeza@rockyview.ca 

CC   Don Kochan,  DKochan@rockyview.ca 
Kevin Hanson, Div 1, KRHanson@rockyview.ca 
All Council :  MunicipalCouncil@rockyview.ca 
Matt Boscariol: mboscariol@rockyview.ca 

As a 35-year resident of North Springbank-Range Rd 33 – I am opposed to a massive 
Suncor-Petro-Canada Integrated Energy Center.  I drive through this intersection every day 
and ask Council and Planning staff via this letter, to reconsider the shear overload of daily 
vehicular traffic planned for Range Rd 33–Township Rd 250–Hwy #1 road system, even with 
the addition of two round-abouts (a third for the south side of RR 33) and no further 
upgrades to the TransCanada highway overpass. 

Rocky View Council has commissioned a total of three traffic counts in this area over 2023-
2024 – Council already knows the current daily numbers! 

Daily Costco vehicle visit counts can total +800 per day; these numbers are-well published.  
There are no traffic counts for the unfinished “shopping center’ side of Bingham Crossing 
(Phase 1).  Weekend visits are overwhelmingly the bulk of the load. 

Calaway Park’s operating season – May to October - further adds to this intersection’s daily 
load; weekends bringing the bulk of visitors. 

YBW/Springbank airport is currently advertising for future development of their lands, which 
will also bring heavy vehicle truck traffic – of which traffic counts are not available. 

The hamlet of Harmony, once built out, will be using the new “Heartland Road” through YBW 
air tanker base to RR 33 – and their predicted numbers include 10,000 vehicles per day. 

Further, there is the The Edge school student body, and a Daycare in the United Church at 
this intersection. 

The existing Springbank Community involves three Springbank schools in the immediate 
area with buses and parents driving children to/from school, in addition to high-school 
students driving themselves.   There is also bicycle traffic along this route, particularly on 
weekends. 

A service station will attract RV’s/travel trailers- which are oversized vehicles - further 
complicating the flow of traffic at this intersection. 

Big development, particularly commercial industrial, will bring an increase in crime, to which 
Springbank will not receive any increase in policing.  Currently, the entire Springbank area 
only receives 1 police officer patrolling twice a week.   

Fire and EMS can also be included in the burden of increased development; these critical 
services will see no further increase. 
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An oversized transport truck stop needs its own entrance-exit system off the highway – like 
the existing Petro-Canada station at Hwy 1-Hwy 22.   This permits vehicles to use the 
facility safely without imposing traffic on other road users.  More importantly, this allows for 
safe entrance/exiting by oversized transport truck traffic. 

It is a fact that transport trucks cannot YIELD, they MERGE, and the current Hwy 1 
interchange system is not conducive to transport trucks merging onto the #1 Hwy in its 
existing form in Springbank. 

The Springbank Area Structure Plan surveys showed residents were overwhelmingly 
opposed to the Springbank Airport Employment Area.   Respondents from Idlewild, Idlewild 
South and Country Lane Estates were overwhelmingly opposed to additional 
commercial/light industrial near our community. 

The County’s economic study concluded there is no need for any more commercial/light 
industrial than what is already approved. 

Sincerely, 

Cynthia Clarke 
35-years North Springbank 
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Darrell and Claudia Schaaf, 85 Country lane drive, Calgary T3Z 1J6 

Planning Services Department 

Rocky View County 

262075 Rocky View Point 

Rocky View County, AB 

T4A 0X2 

 

Att:  Bernice Leyeza    BLeyeza@rockyview.ca 

         Don Kochan      

 Matt Boscariol   mboscariol@rockyview.ca 

 

                                                                                                                                             January 26, 2024 

Regarding  File 04733008 

 

Dear Bernice, 

We are homeowners on Country lane drive and are opposed to the Petro Canada application at the 

Northwest Corner of RR33 and Twp. 250, specifically - Applications PL20230127, PL20230128 and 

PL20230158. 

This Truck stop is NOT compatible with a country residential area. We did not move into this area 15 

years ago to be in close proximity to a truck stop and all the issues that come with it. 

 

Goals and Visions 

•         A massive Petro Canada truck stop in this location goes against all the goals and visions of the 

Springbank Area Structure plan – to maintain Springbank as a distinct and attractive country 

residential community. 

Location: 

•         A Petro Can Truck Stop is in no way compatible with the country residential community, or 

with the schools in the area.   It will dramatically worsen the tra?c from developments already 

approved for this area (Costco and Harmony at its build out). 

•         A truck stop of this size requires its own entrance and exit off the highway –similar to the 

Petro Canada has at its existing location at Hwy. 1 and RR 22.   This permits vehicles to use the 

facility without imposing tra?c on other road users. 
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Darrell and Claudia Schaaf, 85 Country lane drive, Calgary T3Z 1J6 

•         The truck tra?c volumes the Petro Canada will generate will add to the 800+ cars per hour the 

Costco will attract.  It will add dangerous tra?c volumes to the only way in/out from our 

community. The current Highway overpass is in no way able to handle this capacity. 

 

Tra?c: 

•         Tra?c is already too much for this area – with Costco, ever growing Harmony, and the Airport’s 

plan to develop more commercial/light industrial on its land.   Even if and when all the planned 

upgrades to the interchange happen, the tra?c volumes from a massive truck stop do not belong 

in this location. 

 

Schools 

•         There are 3 Springbank schools in the area with school buses, - parents driving kids to and 

from school, and students driving themselves to and from school.   There is also bicycle tra?c 

along this route.   None of this should have to mix with transport trucks, and RV’s and campers 

using this truck stop on their way to the mountains and beyond. 

•         The Edge school is right next door and the Daycare at the United Church right across the road. 

  

Safety: 

•         Transient folks will enter our area – who otherwise would not know this country residential 

area existed - opening us up to potential criminal intent. 

•         Police only patrol this area 2X a week at night and 2X a week in the daytime.   This is a 24-hour 

operation! 

 

Pollution: 

•         The truck stop caters to short term stays by truckers to fuel up, eat, shower, sleep and do 

laundry.   This can result in a significant number of idling trucks.  This creates toxic fumes that can 

travel in the wind to everyone in the area – including the adjacent Edge school and the nearby 

daycare. 

 

Sincerely, 

Darrell and Claudia Schaaf  
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David Yager & Alessandra Predolin 

33046 Rocky Range View 
Calgary, Alberta, T3Z-1K1 

 
 

January 22, 2024 
 
Rocky View County 
 
Re:  Fi le Number 04733008 
 Petro-Canada Spr ingbank Integrated Energy Centre  
 
To: Don Kochan, Kevin Hanson, Matt Boscariol,  Rocky View Counci l  
 
We have been residents of Spr ingbank for 36 years at the above address. 
Timely access to our home requires the use of the increasingly congested 
overpass at Range Road 33 and the increasingly congest ed 4-way stop at RR 
33 and Township Road 250. Since we moved into our home in February of 
1988, we now share these roadways with Harmony, the Springbank Airport 
Industr ial Park, Edge School,  the buildout of Country Lane Estates north on RR 
33, and the growing industr ial park across RR 33 from Calaway Park.  
 
This other Springbank industr ial park across from Calaway Park is gett ing more 
traff ic,  part icularly in the evenings and on weekends,  as the number of sports 
and recreation training operations grows  offering instruct ion and pract ices in 
gymnast ics and dance.  
 
Over the past few years, and despite our continued writ ten concerns, s ignif icant 
development and expansion has been approved for Harmony, Bingham Crossing 
and now an “anchor tenant” Costo store , al l pr imar i ly accessed through the 
narrow and l imited roadways descr ibed above.  
 
The average Costco “warehouse” worldwide receives an average of 3,357 
vis itors per day. Rocky View Country (RVC) reported that in 2016, Spr ingbank 
had a populat ion of only 3,479. Either everybody in Springbank wil l be vis it ing 
the Costco store every day, or our road and community can antic ipate a 
massive increase vis itors in traff ic.  This site was chosen antic ipating traff ic 
from Bragg Creek, Cochrane, Canmore and Banff.  
 
I t  is in the face of this already p lanned massive increase in traff ic and 
congestion that we learn that an applicat ion has been f i led for a Petro-Canada 
gas/EV refueling stat ion on the southwest corner of RR33 and TWP RD 250.  
 
One assumes this wi l l  replace the Petro -Canada on the north side of Highway 1 
just west of the Highway 22 overpass.  Not only does this locat ion attract near-
continuous highway traff ic for refueling, but  a driver rest ing location for the 
largest highway transport trucks. The access road from Highway 22 has become 
a parking area for buses or car pool ing for westbound travel.  Many weekend 
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days there are dozens and dozens of vehicle parked here. Once can assume 
they too wi l l be using our highly restr icted roadway.  
 
The ”To The Landowner” letter from RVC about the Petro-Canada appl icat ions 
dated January 10, 2024 appears to apply to only  those in the immediate 
proximity of the proposed site. This is unfair for the rest of us affected by the 
traff ic as noted above and below.  
 
Since 1988, the only improvements that have been made to the  aforement ioned 
roads we have depended upon are: 
 

•  Conversion of the intersection at RR 33 and TWP RD 250 from a three -
way stop to a four-way stop 

•  Shoulders added to RR 33 north of TWP RD 250  
•  Al l weather surfacing ( instead of gravel) on our road, Rocky Range View, 

after I  wrote annual compliant traff ic speeding and road dust letters for 
over ten years 

 
Traffic/Congestion Reaching Hazardous Levels  
 
We have attended RVC publ ic events at the Her itage Centre south of Calaway 
Park and learned about plans for the expansion of the overpass and roadways.  
 
While obviously this wi l l  rel ieve some of the aforement ioned traff ic and access 
issues, it  doesn’t  exist.  Nor is there any t imel ine for work to begin. Al l we were 
told is that a condit ion of construct ion for the Costco and other major projects 
is that this road work begins.  
 
But this is now a safety issue. The continued growth of Harmony, the 
Springbank airport industr ial park, the south Spr ingbank industr ial park and 
increased use of Edge School facil i t ies such as the hockey and skat ing r inks on 
the weekends and evening shas increased traff ic levels to hazardous levels.  
 
Exit ing Hwy 1 east to RR 33 north on the south side of the overpass has always 
had blind spot. At t imes there is near -steady southbound traff ic at this 
intersection. On icy roads the temptat ion after long waits to turn left  unsure of 
whether southbound vehicles can slow down or stop in t ime to avoid a coll is ion 
grows.  
 
Exit ing Hwy 2 west to RR 33 north on the north side of the overpass to go home 
is becoming increasingly congested from traff ic in both direct ions with long wait 
t imes part icular ly when the schools closes. The blind spot from the overpass 
also exists here.  More drivers are r isking unsafe entry in smaller breaks in the 
traff ic, made more dangerous by icy road condit ions.  
 
One of the major causes of congest ion early in the day and around 3:30 on 
schooldays is the growing number of school buses because of growing 
attendance at the three schools south of Hwy 1.  
 
Without sounding excessively alarmist,  a col l ision with a vehicle or truck with a 
loaded school bus under exist ing road and traff ic condit ions is inevitable.  
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Rocky View Property Tax/Development Cart Miles Ahead of Vehicle Safety 
Horse 
 
We have enjoyed our country/resident ial l i festyle without ful l services such as 
water and sewage for 36 years. As the populat ion of Calgary and Alberta 
increases it  is inevitable that there are more people and more pressure to 
expand Calgary in al l direct ions including west in Spr ingbank grows with it .  
 
We accept that because of our proximity to Springbank Airport .  We knew we 
were moving into a mult i-use area many years ago.  
 
But the relent less expansion of development and road traff ic in our area years 
before any material improvement in road access and safety has reached 
hazardous proport ions.  
 
I t  is not unreasonable to not classify Rocky View’s acceptance of continued 
expansion and traff ic in the absence of clear t imelines and road improvements 
– and a commencement of construct ion – as reckless.  
 
One can only imagine how dif f icult  traff ic congest ion wil l become once 
construct ion begins. What wi l l  the dai ly traff ic volume be if  and when this 
actually commences? It  wil l  be much greater than today.  
 
Our simple request as long-t ime residents of this community is that Rocky View 
County stop accepting any further proposals for industr ial and commercial 
growth – including the Petro-Canada - unt i l such t ime that the foregoing issues 
are addressed in a manner which includes t imelines and plans for safe 
continued access during construct ion.  
 
Declar ing a morator ium on any further development projects or appl icat ions is 
hardly an unreasonable request under the circumstances.  
 
Contact me anytime about anything.  
 
 
Thank you.  

 
 
David Yager and on behalf of Alessandra Predol in  
 
FILE RVC PetroCanada  01.22.24  
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Via Email 
 
January 29, 2024 
 
Planning Services Department 
Rocky View County 
262075 Rocky View Point 
Rocky View County, AB 
T4A 0X2 
 
Attention: Bernice Leyeza 
 
Re: Petro Canada Truck Stop File 04733008 
 
I do not support inappropriate development and, as such, do not support the Petro 
Canada truck stop under Applications1 PL20230127, PL20230128 and PL20230158 as 
it will personally and directly adversely affect me.  
 
I am not well versed in the Municipal Government Act or in the delegated authority of 
the County, nor am I expert in planning, development, or transportation, however I will 
outline several concerns with this witless attempt to commercialize the community of 
Springbank. 
 
Speculative 
The proposed Springbank site is being planned due to the potential expropriation of the 
Jumping Pound site. Petro Canada’s preference would be to retain the Jumping Pound 
site; however, a potential expropriation of the lands would require relocation to a new 
facility. 
 
The realtor2 with the listing for the subject property confirmed that Petro Canada has not 
outright purchased the land. Is it permissible to make application for land that is not 
yours? 
 
The purpose3 of planning and development is for orderly, economic, and beneficial 
development, to maintain and improve the quality of the physical environment, without 
infringing on individuals except for an overall greater public interest. A potential truck 
stop is not in the greater public interest. 
 
Springbank ASP 
You are encouraged to speak with your Executive Director of Community Services to 
understand the County’s recent learnings leading up to and arising from the January 16, 
2024, Governance Committee meeting about the Draft Springbank ASP.  

 
1 https://www.rockyview.ca/Portals/0/Files/BuildingPlanning/Planning/UnderReview/ProposedMSDP/MSDP-
Proposed-Petro-Canada-Springbank.pdf  
2 January 19, 2024, conversation between Jonathon Popowich, Realtor, and J. Glen 
3 Section 617, Municipal Government Act 
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In response to the then proposed commercial and industrial land uses in the Draft 
Springbank ASP the majority (60.4%) of general survey responses were opposed to 
location/scale of business uses. The targeted surveys of residents who live north on 
RR33 and within 800m provided stronger opposition where 67.5% of respondents were 
opposed to additional commercial development. A further breakdown of the data of 
residents who live north on RR33 resulted in 100% opposition to commercial land uses. 
 
The Governance Committee recognized the folly of this level of commercialization and 
directed staff to revise the Draft ASP with the intent to maintain the existing land use 
strategies and policies contained in the three predecessor Springbank ASP’s. Simply, 
North Springbank will not be further commercialized, and this site ought to remain with 
the designation Special, Public Service (S-PUB) District. 
 
Public Engagement 
The Circulation and Notification Policy (C-327)4 used by RVC to determine who receives 
notice by being adjacent to or in the immediate vicinity of the proposal is guidance. 
Policy is not statute and staff ought to exhibit independent and strategic decision 
making when considering who may be affected by considering factors beyond a radius 
prescribed in policy (i.e., ~246 homes north on RR33 whose only access is RR33). The 
Foundation of Administrative Justice offers a course on decision making5 where one can 
learn the blind adoption of policy fetters the discretion of the decision maker. 
 
Petro Canada and Urban Systems also ought to exhibit similar strategic thinking rather 
than downplaying the level and nature of concerns with their proposal in the summary 
“Within a two-week period after the communication was shared with community 
members, a total of 5 emails were received and replied to by the project team.”6 
 
As previously described about the Draft Springbank ASP, residents who live north on 
RR33 and within 800m (of ~TWP250/RR33) are 67.5% opposed to additional 
commercial development and residents who live north on RR33 (beyond 800m) are 
100% opposed to commercial land uses. 
 
Ingress/Egress 
The RR33-TWP250-HWY1 corridor isn’t an existing road structure capable of 
supporting existing or proposed traffic volume including the Petro Canada truck stop. 
The Bingham Crossing Proposed Road Network Improvements will not solve the 
existing or future transportation concerns. The 4-lane upgrade and roundabouts 
proposed by Bingham will only move more vehicles quicker to a queue for the 2-lane 
bridge on RR33 (over HWY1). 
 
According to the Springbank ASP Transportation Network Analysis the County is 
already aware that Range Road 33 is currently described as a Regional Arterial two-

 
4 https://www.rockyview.ca/Portals/0/Files/Government/Policies/Policy-C-327.pdf  
5 https://foaj.ca/courses-clinics-and-workshops/decision-making/  
6 Page 19, Petro-Canada Springbank Integrated Energy Centre MSDP 
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lane rural paved standard road with a peak of 700 daily vehicle trips. The intersection at 
TWP250/RR33 is shown not to currently operate at an acceptable standard for primary 
traffic movement.  
 
Experientially, the 4-way stop at RR33-TWP250 is already a danger zone Monday thru 
Friday during the morning and afternoon rush hours. As well, the right-hand lane of 
westbound HWY1 will back up with traffic exiting to RR33 as vehicles wait during rush 
hours and Calaway Park opening. This is a result of the addition of the Edge School, 
growth at the Springbank Airport and about 361 occupied (of 4,500) homes in Harmony. 
 
The Alberta Transportation 2009 CastleGlenn Functional Planning Study on traffic did 
not model the effects of intensive commercial activity impacts (at Bingham, Costco, 
Petro Canada, etc.) The proposed Costco will add up to 810 vehicles per hour7 (not 
daily vehicle trips, but hourly) to RR33. 
 
Thankfully Petro Canada agrees their Transportation Impact Assessment8 forms part of 
their application, ought to be in the public realm and willingly shared with the 
community, contrary to the lack of transparency with Rocky View County’s intransigence 
about releasing application documents except under FOIP.  
 
According to Bunt, the proposed truck stop will generate for RR33 peaks of 212 vehicles 
in the AM and 185 vehicles in the PM with 85% of those vehicles coming from/to 
HWY1.9 
 
In summary, the Transportation Impact Assessment concludes that the Petro Canada 
truck stop is not feasible until such time there is a 4-lane bridge for RR33 traffic over 
HWY 1. Bunt says, “Analysis in this report was completed with Stage 210 improvements 
in place as needed to accommodate the proposed development.” 
 
Remora Effect 
At the existing HWY22-HWY1 Petro Canada truck stop location there is a gravelled 
road (TWP245A) linking the truck stop back to HWY 22. This service road has 
developed unfettered and likely unapproved into a daily, and at times overnight, parking 
lot for hundreds of vehicles of people ride sharing to recreate in the Rocky Mountains. 
 
The MSDP submitted by Petro Canada is bereft of any description of the treatment and 
plans for these co-habitants when they relocate with Petro Canada should Petro 

 
7 Page 12, Springbank Petro Canada Transportation Impact Assessment, Bunt & Associates Engineering, 
September 21, 2023. 
8 Springbank Petro Canada Transportation Impact Assessment, Bunt & Associates Engineering, September 
21, 2023. 
9 Page 16, Springbank Petro Canada Transportation Impact Assessment, Bunt & Associates Engineering, 
September 21, 2023. 
10 Stage 2 includes the addition of a second bridge structure over Highway 1 to accommodate a total of 4-
lanes on Range Road 33 (2 per direction) and Range Road 33 roundabouts would be upgraded to dual lane 
designs (Township Road 250, Highway 1), Page 7, Springbank Petro Canada Transportation Impact 
Assessment, Bunt & Associates Engineering, September 21, 2023. 
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Canada be permitted to move to RR33. Or perhaps the County has turned a blind eye 
to the parking lot on TWP245A and is equally or more bereft. 
 
A new consequence to the current commercialization in and around the rural fabric of 
Springbank is the attraction of an element of society that is opportunistically surviving off 
the honest work of others. Rural crime is on the rise and the crime rate is 36 per cent 
higher in rural Alberta than it is in urban areas, according to a 2021 report11 by Statistics 
Canada. The police-reported crime rate in rural parts of Alberta was 7,632 per 100,000 
people in 2021 compared to urban areas of Alberta where the rate was 4,958 per 
100,000. Promoting additional commercialization is creating more opportunity for the 
element of criminality to travel through the Springbank community to scout potential 
targets. 
 
Siting 
There is a conundrum as to which party is more believable as Petro Canada and Alberta 
Transportation and Economic Corridors are in a parley. 
 
According to Petro Canada, “The proposed development is being sought to facilitate the 
relocation of Suncor’s existing Jumping Pound Integrated Energy Centre located 
northwest of the Highway 22 and Trans-Canada Highway 1 interchange. The relocation 
of Suncor’s Jumping Pound facility is a result of planned improvements by Alberta’s 
Ministry of Transportation and Economic Corridors (TEC) to the highway interchange. 
TEC has indicated to Suncor that they intend to expropriate portions of the Jumping 
Pound facility to facilitate required interchange improvements. The land required 
through the expropriation will no longer permit the existing Jumping Pound facility to 
operate.”12 
 
According to Alberta Transportation and Economic Corridors “At this time, further 
upgrade of the Highway 1 @ Highway 22 interchange is not on our Program and it is not 
known when it will be. At such time as the interchange will be upgraded, discussions will 
be had with Petro Canada at that time.”13 
 
Alberta Transportation said in 2021 that “Highway Safety Rest Areas (SRAs) are 
considered an integral part of North American highway systems”14. Perhaps Petro 
Canada and Alberta Transportation and Economic Corridors should work collaboratively 
to explore a more appropriate site than RR33-TWP250. As example, there is an 
abandoned weigh scale/pull out site immediately west and adjacent to the existing Petro 
Canada. This would be a more desirable location as Petro Canada still garners the 
traffic count on HWY 1 and HWY 22, this is a reasonable brownfield development, the 
negotiating partners are the same (GOA and Petro Canada), a more permanent (and 

 
11 https://www150.statcan.gc.ca/n1/pub/85-002-x/2022001/article/00013-eng.htm  
12 Page 2, Petro-Canada Springbank Integrated Energy Centre MSDP 
13 September 21, 2023, email exchange between Jerry Lau of Alberta Transportation and Economic Corridors 
and K. Magnuson. 
14 Page 7, https://open.alberta.ca/dataset/2b5c861b-3de9-41f5-9d80-522f0c34550c/resource/53810f17-
d8c7-4a99-b2d9-a53d57ffaf0c/download/trans-highway-geometric-design-guide-chapter-f-2021-02.pdf  
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legal) solution could be achieved for the day trip parked vehicles, improve safety by 
providing places for travelers to periodically rest, provide suitable places for emergency 
stops and access to toilet facilities, satisfy the needs and operating legislated 
requirements of the trucking industries and should ATEC ever upgrade HWY1-HWY22 
intersection it will already accommodate the traffic count. 
 
Relief Sought 
A Petro Canada truck stop does not respect the rural character of the surrounding 
Springbank community or reflect the Springbank lifestyle.  
 
The existing transportation infrastructure (RR33 bridge, RR33-HWY1 interchange, 
RR33, RR33-TWP250 interchange) nor the proposed Bingham Crossing Proposed 
Road Network Improvements will sustain the vehicle count of the truck stop. There is no 
commitment by Petro Canada to improve (physically or financially) the transportation 
network. 
 
This proposal is perhaps the inanest concept (now that Costco is approved) for the four 
corners of HWY1-RR33 and speaks volumes about the type of neighbor the Edge 
School is (for not retaining this land as school zoning and sharing their access off 
TWP250) and Petro Canada is (for seeking this site). 
 
There is no information in the public realm in support of the applications that provides 
the applications are anything but speculative. Planning staff ought to have refused the 
applications for being administratively and technically incomplete. As Planning staff 
missed that process step and moved the applications to circulation/notice they are now 
compelled to recommend to Council the applications are administratively and technically 
incomplete. 
 
Respectfully, 
 

 
 
Kevin Wilkinson 
Idlewild Estates 
 
Cc:  Don Kochan 
 Matt Boscariol 
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Planning Services Department Rocky county View County

262075 Rocky View Point 

Rocky View County, AB T4A 0X2


File Number

Application Number

PL20230127

PL20230128

PL20230158


To Bernice Leyeza:


We live in Country Lane Estates and will be directly affected by the Petro-Canada Gas station 
proposal and other development along Range Road #33.


We moved to Rocky View in 1996 to live in a rural area free of city traffic and noise. The 
intersection at Hwy #1 and Range Road #33 has the potential of being much busier than 
anywhere in Calgary. 


The proposed developments at Hwy #1 and Range Road #33 is going to change our lifestyle 
totally. 


I believe that this project is getting rushed through without the infrastructure required. Range 
Road #33 is already stressed by the Edge School and Harmony Development.  The stop sign at 
TWP 254 and Range Road #33 is barely adequate now.  Once the access road from Harmony 
to the golf course is developed there will be even more traffic on Range Road #33.


Having a Costco and a Petro Canada at either corner of Range Road #33 and the Trans 
Canada will stress the current overpass.  There needs to be a light to turn left from the Trans 
Canada coming from the West on the overpass travelling North. There is a bit of a blind spot, it 
is hard to see the traffic coming and is beginning to be a bottle neck. 


Calaway Park traffic must also be considered as another contributor to high traffic volume on 
the overpass.


Why is a second gas station required as there will be a Costco gas station already?


Rocky View allowed Cross Iron Mills to be built without proper infrastructure in place.  Do not 
make the same mistake here.


Just need to look at the Costco on Stoney Trail and Sarcee Trail.  There is an overpass there to 
accommodate the traffic.  That is what is needed here before any approvals for huge gas 
stations with 18 wheelers traveling our inadequate rural roads. 


Make improvements to the overpass and roads with traffic lights before approving anything of 
this magnitude.


Sheri /Gerry Coutts

264 Country Lane Drive
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January 30, 2024 

Rocky View County 
262075 Rocky View Point 
Rocky View County, AB T4A 0X2 
 
Attention:  Bernice Leyeza – County Contact 
bleyeza@rockyview.ca 
Phone 403-520-8182 
 
Dear Madam: 
 
 Re:   Suncor/Petro-Canada proposed Springbank Integrated Energy Centre MSDP 
  File Number 04733008 
  Application Number PL 20230127, PL 20230128, PS 20230158; Division 2 
  Deadline to File Objection: Jan 31, 2024 
 
This letter of objection to the site location for the above referenced proposal is submitted by the 
undersigned, the most significantly and negatively affected adjacent land owner in the immediate 
community (33022 Township Road 250 – directly north of the proposed development).   
 
In support of our objection, we raise the following concerns as we firmly believe the proposed location 
is totally inappropriate given the substantial negative aspects we have identified and that such an 
Energy Centre would invite: 
 

1) Our Emergency Services are located at the Springbank Airport and use the impacted 
intersections/roads for almost all of their emergency calls.  Delays due to traffic congestion will 
place people’s lives and property at further risk. 
 

2) Fresh air quality would be negatively and detrimentally impacted on account of significant diesel 
emissions from large transport trucks (especially while idling), recreation vehicles, and all other 
road traffic etc.  
 

3) Increased traffic flow/congestion from all forms of additional vehicles, recreation 
vehicles/trailers, buses, and a significant influx of service vehicles and a variety of sizes of  
transport vehicles would hamper our rights (as residents and land owners) of egress and ingress 
from our property and community. 
 

4) Increased commotion and noise from all forms of vehicular traffic coming and going, idling, jake 
brakes, etc. 24 hours a day/7 days a week. 
 

5) Increased light pollution as a result of lighting that would be required to adequately mark and 
light the premises (as is very evident from the current Jumping Pound location at Hwy22 at Hwy 
1) . 
 

6) Contamination possibility by underground tanks which, if a disaster occurred, would affect our 
aquafers/fresh water supply and water wells which currently are the only water source year 
round for local residences and the United Church/Preschool/Manse. 
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7) Safety of 400+ Edge School children (grades 4 to 12), 50+ Discovery Preschool Children, 

seniors/elders, and the resulting parking congestion.  
 

8) Increased traffic that the immediate area cannot adequately handle, notwithstanding the 
proposed/pending road improvements for the general area.  No consideration has been given to 
the concern and frequency of large transport trucks and B trains having to navigate proposed 
traffic circles, and in the event they miss a turn and end up heading northwards on Range Road 
33 there is no appropriate place for them to turn around on that road.  This would present 
unsafe circumstances and added difficulty for all drivers and oncoming traffic impacting 
hundreds of homes in that area. 

 
9) With traffic coming and going from the Edge School, Springbank Airport, and Harmony 

community critical traffic flows are already interrupted and present immense lineups from the 
school backed up southward towards the TransCanada Highway and westward on Township 
Road 250. 

 
10) An appropriate Traffic study has not been provided for public review that answers concerns (one 

that measures activity at the existing Petro Canada Jumping Pound truck stop). 
 

11) No public open house was afforded for affected land owners to voice their concerns, ask 
questions or be provided with a physical presentation of the proposal.   We, the local impacted 
residents had to arrange one to present our concerns and hear the plans. 
 

12) The negative impact on the value of our acreage parcels will be significant give the scope of 
impacts as outlined (estimated 100 acres at $100,000/acre minimum). 
 

13) The County’s normal notice circulation of 1.6KM surrounding an application is not adequate in 
this case given the far reaching impacts on the whole of Springbank on the north side and 
“trickle down” impacts on the whole of the broader Springbank Community. 

 
14) Proximity to the Springbank United Church Cemetery (founded in the 1890s) is not conducive to 

preservation of the current quiet and peaceful landscape.  
 

15) Potential runoff from overland spills and site contamination are in the Springbank Creek 
watershed which drains south to the Elbow River via numerous active farms, acreages and our 3 
local schools and Park for All Seasons. 

 
16) Fire hazard that comes from the tendency of electric vehicles with lithium batteries to burst into 

flames, which fires cannot be extinguished by water.  Also, the large trucks carrying flammable 
liquids for refueling present a risk, especially near a large school. 

 
We understand that there are other viable options available for the proposed Energy Centre to the west 
on Highway No. 1 which would be more appropriate for consideration. 
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If representatives of the Rocky View County have any questions concerning the foregoing, they can be 
directed to the undersigned. 
 
Respectfully Submitted 
 
Ian Galbraith     Cindy Turner 
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