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Introduction 
Claystone Developments Ltd., a land developer in Hague, Saskatchewan, has an opportunity to acquire 

nearly 90 acres of land in the town of Langham, Saskatchewan.  Claystone’s goal is to acquire this land 

and develop it into several different types of uses including single family residential lots, townhomes, 

some commercial space, and residential rentals.  Currently Claystone has a portion of the land under 

contract with the remainder under an option agreement with the current owner.  The vision for this 

development is to complete it in multiple stages, continually acquiring more land, developing it, 

constructing various homes and other housing/commercial properties, selling or leasing the spaces, and 

moving on to the next piece.  All the pieces are in place to make this a successful development project.  

We are only lacking the capital to make this project a reality. 

  



Executive Summary 

Opportunity 

Problem 

The town of Langham has no new supply of residential or commercial lots and very few multifamily 

options.  The housing supply is limited, and, at this point, there no new developments being undertaken.  

This is in spite of the fact that Langham is in one of the fastest growing metropolitan regions in Canada 

and some neighbouring communities have seen enormous growth over the past 15 years.  The reason 

Langham has not experienced growth is because the waste water infrastructure was at capacity.  Thanks 

to a multi million dollar grant major capacity has been added to the system and now additional growth 

can take place. 

Solution 

Claystone Developments is in the process of acquiring 12 acres (phase 1) of land on the east side of 

Langham with an option to purchase 75 more acres.  The plan is to develop approximately 35 single 

family lots and construct single family homes on phase 1 of the development and continue onto 

subsequent phases as homes sell. 

Market 

Langham is in the Saskatoon metro area.  Currently there are just over 1,500 residents in the town, but 

the metro area is home to over 330,000 people.  In addition, Saskatoon is one of the fastest growing 

metro areas on the country. 

Competition 

Competition in the local market is limited.  There are currently no vacant single family lots in the town 

available for purchase and there are no other developments taking place. 

There is competition in other communities.  The cities of Warman and Martensville, also in the 

Saskatoon metro area, have nearly tripled in size over the past 15 years.  They continue to grow and 

have inventories of single-family lots.  There are also lots available in smaller communities in the area, 

such as Dalmeny. 

Why Us? 

Claystone Developments has the land under contract and has a vision and competitive advantages to 

build a well functioning, profitable development.  We have the development experience necessary to 

turn this vision into a reality.  We plan on controlling the entire process, from the initial development of 

the land right through to selling newly completed homes to.  This opportunity allows for the possibility 

of steady returns over the life of the project and significant equity appreciation. 



Expectations 

Financing Needed 

We are looking to raise $5,000,000 in capital to complete this project.  We are targeting an annual 

dividend to investors of between 8% and 12% with the first dividend being paid about 2 years following 

the initial investment. 

  



Opportunity 

Problem Worth Solving 
The Saskatoon metro area is growing.  The city of Saskatoon itself has grown from about 202,000 in 

2006 to over 275,000 people today, and the metro area has grown even faster, with the total population 

over 336,000.  The two largest commuter suburbs of Saskatoon have seen even more explosive growth.  

The cities of Warman and Martensville have nearly tripled in size over the last 15 years.  As these cities 

become more and more popular, housing prices are beginning to become less affordable, and people 

may look to move a little further away from Saskatoon.  After Warman and Martensville, Langham is a 

logical next step for residents looking for a slightly more affordable alternative.  Langham’s problem is 

that there is no developed land within the community. 

In the fall of 2020 the Town of Langham hired a local engineering group to complete a housing study to 

determine if there was demand for new development in the area.  The conclusion was a strongly 

positive.  The study (available upon request) forecast significant growth in the community if there was 

developed land available to be developed. 

The Town of Langham 
The town of Langham, located approximately 25 kilometers northwest of Saskatoon city limits, and 125 

kilometers southeast of North Battleford, is a community of approximately 1500 people with additional 

residents in the trading area.  The town started as a farming community, and there are still many farms 

in the local area.  However, due to the town’s proximity to Saskatoon, many of the residents of the 

community and the trading area commute to Saskatoon for work.  This is aided by highway 16, one of 

the busiest highways in the province.  Highway 16, or the Yellowhead Highway, is part of the Trans 

Canada highway network that traverses the entire country.  The town boasts a K-12 school, several small 

and mid size employers, and a busy main street commercial district. 

Our Solution 
Claystone Developments is pursuing the purchase of a parcel of land within Langham town limits for 

development purposes.  We will purchase and develop this land, and construct and market various types 

of housing in the community. 

Concept 

The concept for this development is to be mixed in use between single family lots and homes, 

multifamily homes, apartment style rentals, greenspace, and commercial space.  However, much of the 

development will focus on single family homes as this is the most sought after, marketable, and 

lucrative segment of the market. 

  



 

Subdivision Map 
 

 

Target Market 

Our target market will be the 25-45 age range for the townhomes and single-family homes.  Generally 

we are pursuing people who are purchasing their first home, or taking a step up into a new home.  While 

construction of these homes and townhomes will be of high quality, in general we are not aiming for the 

high-end segment of the market.  These homes will be more basic in nature and the price will reflect 

that.  The focus will be on entry level and mid level homes starting in the low $300’s. 

Competition 

Current Alternatives 

There is no other development activity taking place in Langham currently.  Competition comes from 

other communities in the Saskatoon metro area. 

Martensville 
Martensville is a bedroom community of Saskatoon about 15km east of Langham. With a population of 

about 9600, it is city that lacks the small-town community feel.  It has experienced explosive growth of 

the last 15 years. 



Warman 
Similarly, Warman has experienced incredible growth over the past 15 years, nearly tripling in size.  This 

has caused prices in that community to rise somewhat.  Warman is about 20km east of Langham. 

Dalmeny 
Dalmeny is a nearby town of similar size and located about 12 kilometers east of Langham. Dalmeny is 

not located on a major, twinned highway like Langham, Warman, or Martensville, and therefore has a 

longer, less convenient commute.  That being said Dalmeny is a community that shares many of the 

same characteristics that Langham has, such as size and commercial base. 

Borden 
Borden is a village of less than 300, located 15 northwest of Langham. Borden is much smaller and has 

considerably fewer amenities than Langham. 

 

Map of the area, Langham shown in gold 

Our Advantages 

We have several key advantages in this venture. 

There is currently no land available in Langham for development, especially development of this 

nature.  We will be the lone entrant in this specific market. 

Both the rental market and resale market in Langham are tight.  On the purchase side, anything 

affordable is old and in need of significant investment for upgrades, and anything newer we can be price 

competitive on.  We are tapping into a segment of the market where there is significant potential. 



Our CEO brings significant experience to this venture.  Shaun Unger has worked on several greenfield 

land development projects, both residential and commercial, as well as single family and multifamily.  

He has gone through the regulatory and land development process in the past. 

Execution 

Marketing Plan 
Our marketing plan can be summed up as follows. 

• Use various channels (outlined below) to drive traffic to our website. 

• Outline our range of offerings on the website. 

• Have users contact us via e mail, phone, messenger, or showing up to our open houses. 

• Begin the sales process by evaluating customer needs to providing clear and compelling reasons 

to see the value in our housing options. 

For Claystone’s development project in Hague, we have used several marketing channels to raise 

awareness and drive sales.  They include: 

• Print advertising 

• Outdoor advertising 

• Google Ads 

• Kijiji 

• Facebook Marketplace 

• Realtors 

• Radio Spots 

To our surprise the most effective advertising, by a significant margin, has been our placement of 

advertisements on Facebook Marketplace.  This does not mean we will not pursue other forms of 

advertising, specifically outdoor advertising, pay per click Google ads, and possibly print.  However, 

given our success with Facebook, most of our focus and budget will take place in that medium. 

Once users have reached out to us via our Facebook ads or contacted us via our website, we can engage 

with them to deliver personalized service to drive the sales process. 

We intend to market this development ourselves without the use of a realtor.  We feel that realtors are 

much too expensive over the life of the project and would not add enough value to justify their cost. 

Regulatory Compliance 
To kickstart this development, approval will have to be obtained from the Community Planning branch 

of the Government of Saskatchewan.  While this process can take several months, we do not see any 

major issues completing the process, its just a matter of time. 

In addition, we will enter into a Service Agreement with the Town of Langham in order to set clear 

expectations of duties and responsibilities for the development.  In our meetings with the town, they 

are eager to move forward on this venture.  We feel that we will have no issues signing a reasonable 

service agreement with the town that will be fair and acceptable to all parties. 



Operations Plan 
Our operations plan can be condensed into five basic steps: 

• Acquire Land 

• Install Services 

• Construct Homes 

• Market and Sell 

• Repeat 

While there is a lot of work to be done in each of these steps, it is a simple model. 

Land Acquisition 
As stated previously, we currently have a portion of land under contract with the current owner.  As part 

of the deal, we have negotiated an option to purchase on the rest of the land and are able to move 

forward with additional development as we achieve sales. 

Service Installation 
Once land is acquired the next step is to prepare for and install services on the land.  This includes the 

following: 

• Work with a surveyor to formally establish subdivided lots 

• Apply to Community Planning to achieve regulatory approval from the province 

• Sign a Service Agreement with the town 

• Shape the land for proper drainage 

• Install deep services (water and sewer) 

• Install utility services (power, natural gas, telephone/data) 

• Build streets and sidewalks 

 

Development work at Claystone’s project in Hague, SK 



Home Construction 
Using our library of existing house plans we would select lots and begin construction of spec single 

family homes.  If buyers were interested, we would also sell single family lots for independent 

construction or work with clients to build custom homes. 

 

A single family home being constructed by Claystone Developments 

Marketing and Sales 
We will follow our marketing plan outlined above and sell homes in the current phase.  As the current 

phase begins to fill up, we will go back to step one and acquire additional land. 

Company 

Overview 

Claystone Developments Ltd is a corporation registered in the province of Saskatchewan.  There is one 

shareholder in this corporation, Shaun Unger.  For the Langham project we will incorporate a new 

corporation that will have two shareholders, Shaun Unger and Kristi Braun-Schmuecker.  We will issue 

shares of this corporation to investors as they invest in the project. 



Management Team 

Shaun Unger is the CEO of Claystone.  He has an undergraduate degree in Business Operations 

Management and an MBA. 

Prior to taking on this role, Shaun was the COO of CEL, an electrical contracting firm based in Saskatoon, 

SK.  He was also the managing director of the Hague Service Center, an independently owned and 

operated Shell branded gas station in Hague, SK. This site was sold prior to Shaun taking up his role at 

Claystone. 

Shaun has experience in land development in the past, having completed a 30-lot residential subdivision 

in the town of Hepburn in 2012, a 13-acre subdivision in Hague, including single family homes, and 

townhomes.  In addition to this, Shaun has experience in commercial construction, having completed 

various commercial properties from concept to completion. 

Kristi Braun-Schmuecker is a Project Manager and Design Consultant at Claystone. She obtained a 

diploma of Business Administration from the University of Regina. Kristi has over 10 years of design 

experience.  She has been involved in new construction for single family homes, multi family homes, and 

commercial buildings. She has hands on experience in construction, finance, design, and project 

management. 

 

Shaun Unger and Kristi Braun-Schmuecker 



Advisors 

There are various advisers to assist us in this development.  They include: 

Marinko Jelovic - Lawyer – Robertson Stromberg.  Marinko is a Saskatoon based lawyer and working for 

the firm Robertson Stromberg. 

Ryan Dueck - Draftsman - New Wave Design.  Ryan is a Waldheim, SK based Draftsman who specializes 

in residential design and site layout.  We will be working with Ryan to design the units and the site plan 

for this site. 

Phil Shilling - Engineer - Catterall & Wright.  Phil is a P.Eng with Catterall & Wright Consulting Engineers 

based in Saskatoon.  C&W is based in Saskatoon and does the engineering work for the town of Hague. 

Erin Begrand – Supervisor – Midwest Surveys.  Erin is a supervisor with Midwest Surveys in Saskatoon. 

Product Offering 

Lots 
By far the largest aspect of this project, and the only part of phase 1 of the project, is single family lots 

and homes.  These lots will range in size, but typically be between 45 and 55 feet wide and 100 and 120 

feet deep.  The price of the lots ranges from $79,900 to $99,900, depending on the size and position of 

the lot.  If a buyer simply wants to purchase a lot and build their own home or hire their own contractor 

do provide this service, we will be happy to sell them the lot.  However, our intention is to construct 

homes on a spec basis that are ready to move into. 

Single Family Homes 
In Claystone’s experience in Hague, many people are surprisingly short sighted with their decisions 

around their long-term accommodation.  Families will sell their homes without thinking of where they 

will move into next, or otherwise have to make quick decisions on where their next home will be.  We 

will accommodate this by having homes available and ready for purchase. 

Additionally, we will provide custom building services, allowing us to work with clients who have a 

custom plan and design theme they are wanting to have constructed.  This will allow us to sell a lot and 

a home to a client who is more able to think long term and has a specific vision in mind. 

Townhomes 
In addition to single family lots and homes, there will be townhomes constructed in the development.  

Claystone has experience constructing these units already and has done so with success, both on the 

building front and on the sales front.  It is our goal to construct these townhomes in future phases of the 

development, and not in the first phase. 



 

A townhome completed by Claystone Developments 

Apartment Rentals 
In future phases Claystone will also construct apartment style rental housing as this is in short supply in 

the community.  This will happen in future phases. 

Background 

Demographics – Backwards Looking 
Over the past 15 years, the populations of Langham, the Saskatoon area, and the province of 

Saskatchewan have all been on an upward trajectory.  The town of Langham’s population increased 

from 1,120 in 2006 to about 1,500 today.  The City of Saskatoon has increased from 202,000 in 2006 to 

over 275,000 today, and the province of Saskatchewan has grown from 985,000 in 2006 to just under 

1,200,000 today. 



 

Demographics – Forward Looking 
Statistics Canada periodically publishes forward looking population projections for provinces by age.  

Because the future is uncertain, they forecast low, medium, and high growth scenarios.  The general 

population is forecast to grow from the current 1,174,000 to 1,431,000 under the lowest growth 

forecast up to 1,780,000 under the highest growth scenario by 2043 

The city of Saskatoon also publishes population projections for the city itself and the Census 

Metropolitan Area, or CMA(the metro area).  Comparing these numbers are slightly messy because the 

reference points used above, and the City of Saskatoon’s projections do not match up exactly.  The city 

of Saskatoon’s numbers start in 2015 and move up in 5 year increments up to 2035, but the point is 

made just the same. 

The Saskatoon CMA population projections put forward by the city of Saskatoon also use low, medium, 

and high growth forecasts, which is helpful as a point of reference.  In 2015, the city of Saskatoon CMA 

had a population of 296,000, of which 255,000 were inside city limits and 41,000 were outside city limits 

but inside the metro area.  The population of the CMA under the low growth scenario in 2035 is 406,000 

and under the high growth scenario is 490,000.  In either of these forecasts, the Saskatoon CMA is 

expected to absorb 1 out of every 2 or 2.5 of the people moving into the province over the next two 

decades.  The Saskatoon Metro area is the prime destination for new residents to the province.  Also of 

interest is the fact that the population of the area surrounding Saskatoon is expected to grow at a faster 

rate than the city of Saskatoon proper. 

Demographic Conclusions 
The above information can be condensed very simply into one sentence.  The city of Saskatoon is 

growing and area surrounding the city area are growing even faster.  This puts this development in 

Langham in the perfect position to attract this growth and make this project a success. 
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Investment 

Share Sale 
We are selling 5,000,000 Class A shares of our newly formed corporation to finance this project.  Each 

class A share is sold for $1.00.  There is a minimum investment of $100,000 and each shareholder will 
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sign a share Subscription Agreement and a Unanimous Shareholder Agreement as a condition of 

receiving their shares.  These documents outline the rules around the rights each shareholder has in the 

corporation. 

Vesting 
Once shares are purchased, they are vested for 5 years, meaning the shareholders are making, at a 

minimum, a 5-year commitment to this project.  In addition, given the time it takes to start a project of 

this nature, shareholders are not to expect any returns for the first 2.5 years of the project to allow time 

to start the regulatory, development, construction, and sales process. 

Dividends 
Once 2.5 years have passed, we will distribute dividends to shareholders based on the sales and 

profitability of the corporation.  We are targeting quarterly distributions of between 2%-3.5% per 

quarter (between 8% and 14% per year) over the lifetime of the project.  Assuming a shareholder buys 

and holds for the life of the project, estimated at between 15 and 25 years, they will receive their full 

investment back at the end of the project in addition to the stream of dividends the flows from the 

project. 

Exit 
There are a few options the investor has after the vesting period has expired.  They can: 

• Offer their shares for sale to other investors at a negotiated price. 

• Apply to the corporation to redeem their shares.  This must be done with a minimum 12 month 

notice. 

• Wait until the project is completed to receive back their initial investment. 

  



Financial Pro Forma 
The following Pro Forma is for forecasting and discussion purposes only.  It provides an illustration of 

reasonable returns on the project.  Even though the project is forecast to take up to 20 years, this pro 

forma only provides forecasts up to five years in the future. 

 

Conclusion 
Given our position with the land under contract, our experience in development and construction work, 

the enthusiasm the town has shown for this development, and the demographics of the region, we feel 

we are in a very strong position to make this project a success and provide a stream of strong, 

consistent, and growing returns to our shareholders.  We look forward to bringing you on board as a 

shareholder and seeing this project through for everyone’s benefit. 

2022 2023 2024 2025 2026

Costs

Land Acquisition 240,000.00$    260,000.00$    

Land Development Costs 1,100,000.00$ 1,200,000.00$ 

Off Site Development Fees 130,000.00$    130,000.00$    130,000.00$       

Total Development Costs 1,340,000.00$ -$                  130,000.00$    1,590,000.00$ 130,000.00$       

Construction Costs

Single Family 2,500,000.00$ 2,500,000.00$ 2,600,000.00$ 2,700,000.00$ 2,800,000.00$   

Total Construction Costs 2,500,000.00$ 2,500,000.00$ 2,600,000.00$ 2,700,000.00$ 2,800,000.00$   

Total Variable Cost 3,840,000.00$ 2,500,000.00$ 2,730,000.00$ 4,290,000.00$ 2,930,000.00$   

Overhead 153,600.00$    100,000.00$    109,200.00$    171,600.00$    117,200.00$       

Total 3,993,600.00$ 2,600,000.00$ 2,839,200.00$ 4,461,600.00$ 3,047,200.00$   

Sales

Lot Sales 180,000.00$    180,000.00$    270,000.00$    270,000.00$    270,000.00$       

Home Sales 3,500,000.00$ 3,500,000.00$ 3,640,000.00$ 3,780,000.00$   

Total Sales 180,000.00$    3,680,000.00$ 3,770,000.00$ 3,910,000.00$ 4,050,000.00$   

Profit 3,813,600.00-$ 1,080,000.00$ 930,800.00$    551,600.00-$    1,002,800.00$   

Cash Invested 5,000,000.00$ 

Net Cash Position 1,186,400.00$ 2,266,400.00$ 3,197,200.00$ 2,645,600.00$ 3,648,400.00$   

  Cash Returned to Shareholders 500,000.00$    550,000.00$    650,000.00$    700,000.00$       

  Cash Position After Dividend 1,186,400.00$ 1,766,400.00$ 2,647,200.00$ 1,995,600.00$ 2,948,400.00$   


