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Engagement Report Introduction

This report has been prepared by Invistec Consulting Ltd. on behalf of W.J. Properties Inc. for 
the use of the City of Spruce Grove.

The content provided within this engagement report encapsulates public engagement, which 
occurred throughout the Section 120 RMHC Text Amendment Application. 

This engagement report has been broken into three (3) particular sections. Section 1 includes 
a What We Heard summary from online engagement that occurred during the peak of the 
COVID-19 pandemic (December 2020 - January 2021). Section 2 includes a second What 
We Heard summary from a Public Open House held April 13, 2022 at the Pioneer Centre in 
Spruce Grove. Section 3 includes a What We Did summary based off the feedback provided 
from both the online engagement and the public open house, and how the feedback was 
utilized to inform the proposed amendments to-date. 

An Appendix section has been included at the end of this engagement report, which includes 
the raw data (or feedback information) received throughout the history of the application for 
clear reference. 

What We Heard 
Summary #1 

December 2020 - 
January 2021

Feedback Form

What We Heard 
Summary #2 

April 13, 2022
Public Open 

House

What We Did
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Engagement Spectrum: Inform - Consult

Referencing the International Association for Public Participation (IAP2) the proposed 
Section 120 RMHC text amendment application falls under the inform to consult range of 
the engagement spectrum. At the inform to consult level the goal is to provide the public 
with information as it pertains to what is occurring within the application and to keep them 
informed. Furthermore, it also aims to obtain input or feedback as it relates to the application 
through general consultation (i.e. surveys / feedback forms).

Inform

Engagement Level

Consult Involve Collaborate Empower
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March 2020 

April - November 
2020 

December - January 
2021

January 2021 -
March 2022

April 2022

April 2022

May  - June 2022

Project
Initiation 

LUB Research 
and Initial 
Drafting

Initial Online 
Engagement

LUB Drafting 
Refinement

Public Open 
House

Engagement 
Summary and 
LUB Finalization

Council
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Process

PROJECT
TIMELINE 
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Section 1: What We Heard

Summary #1 December 13, 2020 - January 13, 2021
Online Feedback Form 

WHAT WE  
HEARD

5

Mail-Out Letter and Online
Feedback Form 

Options to provide feedback

350
Mail-Out Invitations

33
Returned and
completed 
Feedback Forms

Email 

Hardcopy
Mail

Online Google 
Forms

A summary of returned forms, phone calls, and email 
inquiries has been produced to capture the essence of the 
first round of initial online engagement. This initial outreach 
and feedback engagement ultimately was designed to: 
1) create public awareness to the project; 2) facilitate an 
understanding of what is occurring; 3) collect input that 
captures a wider range of perspectives; 4) highlight key 
issues so they may be resolved or incorporated early on in 
the project’s process. 

Of the 33 returned surveys 2/3 (66%) of respondents 
had mailing addresses found within Mobile City Estates. 
Respondents stated they are largely in support of Area 
A evolving to a higher standard over time through unit 
replacement. Concerns stemmed from their future or 
potential role as it relates to unit replacement or upgrades. 
Additional feedback indicated they would like to see added 
visitor parking, sidewalks, and a play space for children 
within Area A. Area B responses expressed interest in 
greater rear setbacks from existing Westgrove Residential 
to the rear of a manufactured home unit as well as tree and 
fence privacy buffer to separate the two developments. In 
addition, there was concern over the loss of the ability to 
connect / walk to the commercial shopping centre located 
south of Mobile City Estates. Other respondents indicated 
support for the future development of Area B and view 
it as an opportunity to further enhancer the greater area 
through the addition of new manufactured homes. Area 
C responses indicated a preferred  sentiment to keep 
this area as a natural space with amenities such as trails, 
benches, and off-leash space. 

For a complete reference of the raw feedback 
provided please see the Appendices.

Purpose of Public 
Engagement

To inform and 
consult tenants 
of Mobile City 
Estates as well as 
other affected area 
landowners of the 
application and its 
associated future 
implications. 



Section 2: What We Heard

Summary #2 April 13, 2022 Public Open House

WHAT WE  
HEARD
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In-Person Public Open House 
Pioneer Centre, Spruce Grove, AB

Options to provide feedback

304
Open House
Mail-Out Invitations

29
Open House
Attendees

6
Returned and
completed 
Feedback Forms

Email 

Hardcopy
Mail

Online Google 
Forms

Nearly 30 attendees came out to the Mobile City 
Estates Public Open House, held April 13 from 6pm-
730pm at the Pioneer Centre in Spruce Grove, AB. 
The evening began with a formal presentation 
by the project team, followed by a question and 
answer period from attendees. The purpose of the 
Open House was: 1) to provide an additional touch 
point with members of the public on the application 
and progress made to date; 2) review and answer 
questions on proposed regulations informed (in-
part) by the previous online engagement; 3) ensure 
a shared understanding of how the text amendments 
would be applied and answer questions relating to 
the impact of the proposed regulations on existing 
tenants and their manufactured home units / 
yards; and 4) to allow for attendees an additional 
opportunity to review new information and provide 
further feedback or commentary on the proposal 
prior to its finalization and proceeding through the 
Council adoption process. 

Of the attendees at the Open House, a 
majority were tenants of Mobile City Estates. Of 
the six (6) returned and completed feedback 
forms, all six (6) were completed by tenants of 
Mobile City Estates. Respondents stated that they 
are either very familiar or somewhat familiar with 
the project area and the current land use bylaw 
amendment application. Respondents noted 
several concerns through recorded live 
comments at the Open House or through their formal 
feedback forms, which are as follows: 1) the 
interface between existing Area A units backyards 
and proposed / future Area B unit backyards 
and how the existing yards may be decreased in 
size to accommodate future development; 2) not 
enough visitor parking stalls; 3) would like a 
dedicated play area for children in the form of a 
playground or play space; and 4) unit signage and 
addressing issues. 

For a complete reference of the raw 
feedback provided please see the Appendices.      



Section 3: What We Did WHAT WE  
DID
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Incorporation
Of 
Feedback 

30.0m Affected Area

Mobile City Estates

Through review and analysis of all feedback 
provided, the proposed text amendments to 
Section 120 RMHC have endeavored to integrate 
as much of the feedback provided by respondents. 
In doing so, this has enabled the newly proposed 
Section 120 RMHC to be a district that will not 
only enable the addition of new and affordable 
manufactured home units, but will also bring the 
district to a modern standard, while simultaneously 
ensuring there is greater privacy mitigation and 
overall orderly unit arrangement across Area A 
and B of the site. 

Through initial engagement (December 13, 2020 - 
January 13, 2021) a primary point of feedback was 
how new development in Area B would interact 
with existing single detached homes within 
Westgrove residential. What we did in response 
to this was create a 7.0m rear setback regulation 
for future units adjacent to Westgrove, while also 
requiring an additional 1 tree per manufactured 
home stall to be included within the rear setback 
to further mitigate privacy concerns. In addition, 
the requirement of a uniform fence has also been 
added as a regulation to further ensure Westgrove 
and Area B of Mobile City are well delineated. 

From the feedback provided at the Open House 
what we have done is required that guest parking 
be accommodated through a 1 visitor stall for every 
7 manufactured homes regulation. Further, we 
have also required unit addressing to be approved 
by the City for each new unit placed in the site. 
As it relates to common amenity space, accessory 
uses and accessory buildings would enable this 
opportunity (at the owner’s discretion), however 
this will not be a regulation requirement due to 
a private amenity space regulation requirement 
of a minimum of 7.5m2 per manufactured home 
unit, along with ample open space located at St. 
Joseph Catholic School (directly adjacent to north 
part of Area A), as well as the natural recreation 
opportunities included within the remaining 
undeveloped Area C.    

To conclude, the proposed section 
120 RMHC has incorporated feedback 
provided throughout the application’s 
history and in doing so has resulted in 
a responsive district that will support 
landowner aspirations, while also 
providing current tenants, and affected 
area residents with development 
certainties against privacy impacts, 
and guest parking needs. Moreover,  
the newly proposed regulations will 
also provide the City of Spruce Grove 
with a more predictable site and unit 
arrangement for increased overall 
safety and aesthetic.   
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APPENDIX I: Notification Invitations
December 2020 - January 2021
Feedback Forms

APPENDIX I



  Invistec Consulting Ltd. 
  4th Floor, 10235 – 101 Street 
  Edmonton, Alberta T5J 3G1 

Project 2020-014 
 

1 
 

December 18, 2020 
Dear Sir/Madam,  
RE: Notice of Section 120 RMHC Land Use Bylaw Amendment for Mobile City Estates 
(305 Calahoo Road, City of Spruce Grove)  

Please find this letter as notice that Invistec Consulting Ltd. is preparing a Land Use 
Bylaw Amendment to Section 120 RMHC – Manufactured Home Court District for 
Mobile City Estates. As an identified resident in proximity to (or living within) Mobile 
City Estates, you are an important stakeholder.  

This application proposes to amend the current Section 120 RMHC to bring it to a higher 
standard. The amended Section 120 RMHC proposes to create three distinct areas. Area 
A – the existing developed area; Area B – a planned expansion area; and Area C – a 
future planning stage (map attached on separate page). The amended Section 120 aims 
to achieve the following goals:  

- Make improvements to the quality of the development; 
- Respect existing residential development to the west;  
- Increase privacy and buffering between Area B and existing residential 

development to the west; and  
- Standardize the layout of home units to create a cohesive site area.   

This will be done through the replacement of old units (over time) with new units of a 
higher standard; ensure that any new manufactured home does not infringe on the 7.0 
metre west development setback; and providing future landscaping primarily along the 
western boundary area (where the setback is located).   

Due to COVID-19 it is preferred that you visit the link below to provide your comments. 
If you are unable to complete the digital form, please fill out the form provided. You 
can scan or take a photo of the form once complete and email it to the contact below, 
or it can be mailed back to the address in the header above. Should you have any 
questions, comments, or concerns, please contact the applicant via email.  

Please provide your comments by January 8, 2021. This is part 1 of 2 of our notification 
and feedback collection. A follow-up notification and feedback will be sent out in early 
2021 so please look out for that in your mail.  

https://forms.gle/yyLVe7uDHtfzd2TA8  

Best Regards,  

 

Fabio Coppola, MPlan  
Planner 
Invistec Consulting Ltd.  
fabio.coppola@invistec.ca  
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  Invistec Consulting Ltd. 
  4th Floor, 10235 – 101 Street 
  Edmonton, Alberta T5J 3G1 

Project 2020-014 
 

2 
 

Mobile City Estates – Feedback Form (Part I)  

1. Please provide your postal code.   

 

2. Based on the attached site plan map Area A is an existing development area. 
This area will largely remain the same but will evolve through the replacement 
of old homes with new homes that are of a higher standard. Please provide your 
comment on how you would like to see Area A change over time. 
 

 

 

 

 

3. Based on the attached site plan map Area B is a planned expansion area. As part 
of the design considerations the existing 7.0m setback will not allow 
manufactured homes to be placed within the setback. Please provide your 
comment on what you would like to see included within Area B’s design.  

 

 

 

 

4. Based on the attached site plan map Area C is a planned future stage. Please 
provide your comment on how see Area C developing in the future.  

 

 

5. Please provide any additional comments.  

 

 

Thank you.  

We appreciate all your comments and feedback and we will be in touch again in the 
New Year for part 2 of our feedback form.  

Your personal feedback will be provided in summary format to the City of Spruce Grove Planning and 
Development department.  
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30.0m Affected Area Notification Radius 
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APPENDIX II: Returned Feedback Forms
December 2020 - January 2021
Feedback Forms

APPENDIX II
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APPENDIX III: Notification Invitations
April 2022 
Public Open House

APPENDIX III
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APPENDIX IV: Returned Feedback Forms &
Open House Recorded Feedback
April 2022 
Public Open House

APPENDIX IV



35

Open House Recorded Feedback Notes
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APPENDIX V: Open House Photos 
April 13, 2022 
Public Open House

APPENDIX V
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