
About UrbanStar
Headquartered in Calgary, Alberta and with an overseas office in Tokyo, UrbanStar is a company that designs, builds and 
operates real estate asset management solutions for investors. The portfolio strategy for real estate products is consistently 
focused on investments in regional cities in the growing markets of western Canada. For additional information please visit 
UrbanStar’s updated corporate website at https://www.urbanstargroup.ca.

As Canada and the global economies continue to adapt and slowly reopen in response to the COVID pandemic, UrbanStar 
too, has had to adapt to the new commercial environment.  A partial suspension of our day to day operations was mandated 
through local governmental regulation and a transition to remote work-from-home policy was required for several months. 
As local policies were relaxed, UrbanStar staff returned to the office in May.  

Many investors have seen a serious reduction or complete loss in some of their investment portfolios as conventional 
investment products were challenged. UrbanStar’s land investment products, however, remain stable, viable, and valuable. 
We have heard from our investors that this is an important part of their investment portfolio and UrbanStar would like to 
provide this update.  We are providing this Corporate Update to help you understand how the new economic environment 
(both local and global) have and may continue to impact our business.

About UrbanStar
To help recall what has happened in the past, please review the past Corporate Updates:
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reduce the regulations which have been slowing down the 
land development process.

UrbanStar recognizes the need for proper projections and 
planning for future growth. The company believes that if 
properly implemented, the Growth Plan can potentially add 
value to its projects through increased density allowances.

Interim Regional Growth Plan – Ongoing Discussion

The UrbanStar project team has been monitoring the 
progress of the Calgary Metropolitan Region Board 
(CMRB) with respect to the Alberta Government’s 
mandate for a regional growth plan (Growth Plan). At this 
time, no further information has been released and the 
CMRB is conducting ongoing planning discussions. The 
following information is a brief review of the Growth Plan 
mandate, and the CMRB’s progress towards a finalized 
Growth Plan.

As of January 2018, the CMRB was created to comply with 
a provincially-mandated growth management program. 
The CMRB recently completed their Interim Regional 
Growth Plan (IGP) which outlines areas of population 
growth, and servicing plans for future communities. The 
IGP was released in late September 2018 and has been 
adopted by the CMRB with a unanimous vote held in early 
October. 

Going forward, the CMRB will continue to meet and 
discuss the interpretation and implementation of the IGP 
to ensure that specific aspects of the plan are understood 
by all members. The project team will continue to attend 
the CMRB meetings and make any necessary adjustments 
which may arise from CMRB decisions during the 
implementation process.

UrbanStar is pleased to inform its investors of the events 
and progress the company has made since the December 
2018 Corporate Update. The company’s project planners 
(CivicWorks) continue to meet and work with various 
regulatory agencies to ensure UrbanStar’s projects align 
with municipal planning initiatives. 

Below is an overview of each UrbanStar project, regional 
infrastructure and economic information, and the most 
recent information available from project planners and the 
Calgary Metropolitan Region Board. For additional 
information please visit UrbanStar’s corporate website at  
www.urbanstarcanadaland.com.

GOVERNMENT & REGULATORY
Alberta – United Conservative Party Wins Provincial 
Election

The Province of Alberta held an election on April 16th, 
where the United Conservative Party (UCP) won 
commandingly and gained a majority government with 63 
of the possible 87 legislative seats. The UCP’s platform 
generally favors fiscal responsibility, lower taxes, 
decreasing cumbersome regulations, and fully supporting 
business and economic growth. UrbanStar is pleasaed 
with the election results and believes the UCP will create 
an environment where both small and large businesses 
thrive.

With the change in government, UrbanStar is hopeful that 
the UCP will review aspects of the Regional Growth Plan 
mandated in 2017 by the previous government. If 
reviewed, the company would not expect the Growth Plan 
to be abolished, but strongly believes the UCP could 
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Project Updates
Glendale Mountain View

Kristi has been actively engaged with the Rocky View 
County administration. 

She explains:
“We have been waiting patiently, as have all developers 
in the area. Rocky View has not adhered to their own 
posted deadlines for the release of the Bearspaw Area 
Structure Plan (ASP). We cannot push the Glendale 
Mountain View application forward without the new ASP 
in place, the old ASP doesn’t provide the correct policy 
framework for Council to approve the current plan for 
Glendale Mountain View.”

Kristi has spoken with the County regarding the servicing 
component of the ASP and as of early October they have 
not formalized the land use scenarios for servicing. This 
means that they are still not prepared to release a draft ASP 
at this time. 

This is a frustrating situation as, to date, there have been 
many reasons for the delays. The most recent, of course, 
is the COVID situation. However, we must be realistic. Due 
to COVID, many of the County employees were working 
remotely from March to September and Council has not been 

Project Planning
Our project updates are presented by the Principal and Senior Planner of Township Planning + Design Inc., Kristi Beunder 
(formerly Principal of Civic Works).  Kristi has been the planning lead with UrbanStar for 7+ years and is a Registered 
Professional Planner (RPP) and Full member of the Canadian Institute of Planners (MCIP). She holds a bachelor’s degree 
in Political Science and a master’s degree in Environmental Design (Community Planning) from the University of Calgary. 
She has also achieved a certificate in Urban Design from Simon Fraser University. Kristi’s experience with the creation of 
new, vibrant communities and land development clients undertaking residential, commercial and industrial projects has 
been vital to UrbanStar’s success to date.

holding any large public hearings. Due to restrictions caused 
by physical distancing in the Council chambers, not many 
people can attend at once. Business on Council has slowed 
down everywhere, including the major cities in the area who 
still have Council meetings with councillors attending by 
Zoom. This is not ideal for large development applications, 
as the complexities of these proposals cannot be conveyed 
or readily understood by Council in Zoom meetings.  
 
We must also remain optimistic. The Rocky View website 
(Bearspaw ASP Review) provides updates on the 
Bearspaw plan and although their timeline has slipped, 
there is still a plan in place and a path to success. The 
Bearspaw ASP provide the process to service Glendale 
Mountain View with water and wastewater and until we 
know the County’s plan for these services it would be 
unwise to bring or push Glendale Mountain View further 
forward than it is. It is important to remember that the 
concept plan was submitted in 2017 and that all the studies 
that were required are completed. 

We are simply in an administrative processing delay and we 
need to stay the course. (See our original plan submitted 
in 2017 – Glendale Mountainview Conceptual Scheme)      
 
 Horse Creek
The Horse Creek application process continues 
to experience positive progress.	  
				     
In April, UrbanStar commissioned Township Planning + 
Design to prepare a digital framework in InDesign for future 
publication and release of the Horse Creek Conceptual 
Scheme. The document framework discusses and 
summarizes all required studies and the policies that will 
inform the future development of this site. This framework 
will allow us to build the plan and populate it into the formal 
submission much more quickly when we are ready to 
proceed. 

We have also been monitoring the MacDonald Group 
application. We were advised by MacDonald Group’s 
agent that this application would proceed to Council in 
March, however, again, due both to COVID and existing 

https://www.rockyview.ca/bearspaw-area-structure-plan-review
https://www.urbanstargroup.ca/wp-content/uploads/01-17.07.25-Glendale-Mountain-View-Conceptual-Scheme-DIGITAL.pdf


reduce the regulations which have been slowing down the 
land development process.

UrbanStar recognizes the need for proper projections and 
planning for future growth. The company believes that if 
properly implemented, the Growth Plan can potentially add 
value to its projects through increased density allowances.

Interim Regional Growth Plan – Ongoing Discussion

The UrbanStar project team has been monitoring the 
progress of the Calgary Metropolitan Region Board 
(CMRB) with respect to the Alberta Government’s 
mandate for a regional growth plan (Growth Plan). At this 
time, no further information has been released and the 
CMRB is conducting ongoing planning discussions. The 
following information is a brief review of the Growth Plan 
mandate, and the CMRB’s progress towards a finalized 
Growth Plan.

As of January 2018, the CMRB was created to comply with 
a provincially-mandated growth management program. 
The CMRB recently completed their Interim Regional 
Growth Plan (IGP) which outlines areas of population 
growth, and servicing plans for future communities. The 
IGP was released in late September 2018 and has been 
adopted by the CMRB with a unanimous vote held in early 
October. 

Going forward, the CMRB will continue to meet and 
discuss the interpretation and implementation of the IGP 
to ensure that specific aspects of the plan are understood 
by all members. The project team will continue to attend 
the CMRB meetings and make any necessary adjustments 
which may arise from CMRB decisions during the 
implementation process.

UrbanStar is pleased to inform its investors of the events 
and progress the company has made since the December 
2018 Corporate Update. The company’s project planners 
(CivicWorks) continue to meet and work with various 
regulatory agencies to ensure UrbanStar’s projects align 
with municipal planning initiatives. 

Below is an overview of each UrbanStar project, regional 
infrastructure and economic information, and the most 
recent information available from project planners and the 
Calgary Metropolitan Region Board. For additional 
information please visit UrbanStar’s corporate website at  
www.urbanstarcanadaland.com.

GOVERNMENT & REGULATORY
Alberta – United Conservative Party Wins Provincial 
Election

The Province of Alberta held an election on April 16th, 
where the United Conservative Party (UCP) won 
commandingly and gained a majority government with 63 
of the possible 87 legislative seats. The UCP’s platform 
generally favors fiscal responsibility, lower taxes, 
decreasing cumbersome regulations, and fully supporting 
business and economic growth. UrbanStar is pleasaed 
with the election results and believes the UCP will create 
an environment where both small and large businesses 
thrive.

With the change in government, UrbanStar is hopeful that 
the UCP will review aspects of the Regional Growth Plan 
mandated in 2017 by the previous government. If 
reviewed, the company would not expect the Growth Plan 
to be abolished, but strongly believes the UCP could 

CALGARY, ALBERTA, CANADA

UrbanStar Corporate Update - May 2019 

CAPITAL PRESERVATION, WEALTH CREATION, INVESTOR CORPORATE ALIGNMENT

sanitary servicing constraints, it has not yet proceeded. 
The MacDonald Group application, if successful, will help 
set a density precedent that UrbanStar will assimilate, 
and repeat, in Horse Creek Phases 1 and 2. In addition, 
it should help inform a more regional servicing strategy 
for sanitary services, which in turn, assists Horse Creek 
Phase 1 & 2 in determining the exact density we should 
be proceeding with. The density chosen will be a function 
of what is approved in the area and the cost to bring both 
water and sanitary services to the site.

Additional good news is that although sanitary servicing in 
North Cochrane is still limited under current infrastructure, 
the Council at Rocky View is looking to purchase both the 
Horse Creek water and wastewater systems in order to 
allow for more development in North Cochrane. Council 
made a motion to acquire the Horse Creek Water system 
as follows:

Minutes from 1 Sept 2020: 

Council moved into a closed session to consider the 
confidential item “Horse Creek Water & Sewer Update” 
under Section 24 and 25 of the Freedom of Information 
and Protection of Privacy Act  (FOIP). Council moved 
back into the public session and directed Administration 
to continue its negotiations with Horse Creek Water 
& Waste Services Inc. under the terms outlined in 
confidential report RVC2020-30.

 
This progressive action indicates to us that the Council is 
attempting to acquire the wastewater system in order to 
expand the system’s capacity. This was done so that they 
can support more growth in North Cochrane – including our 
Horse Creek development! 

With Horse Creek, we felt it prudent to wait until the 
MacDonald Group application proceeds and the sanitary 
solutions and costs to UrbanStar are known.

UrbanStar appreciates the frustrations investors may have 
with the slow progress on these two projects, however, we 
are in a position where administration and other actors 
will impact our next move on both sites. Both sites are 
currently benefiting from the actions of administration. 
Glendale Mountainview will benefit from the new ASP plan 
that will more closely align with what we are proposing, 
and Horse Creek will benefit by the County being active in 
finding servicing solutions for the area. As such, we feel it 
accelerates the future approvals of both projects if we wait 
until administration has made their recommendations and 
completed the projects assigned. 

Despite the pandemic, the Calgary and regional growth 
outlook remains positive. The City is averaging year 
over year growth of 1.4% of their total population 
(18,000-person net migration per year) and the Calgary 

Region is also staying consistent with those numbers. 
In terms of the percent of the population that is working, 
called the employment rate, Calgary’s number is 
exceptionally high compared to other Canadian cities.	   

Despite the pandemic, the  
Calgary and regional growth 

outlook remains positive
 
In other words, we have a very enviable percentage of people 
employed in Calgary.  It is so high that even when Calgary 
has a high unemployment rate (The unemployment rate is 
the percentage of the total labor force that is unemployed 
but still actively seeking employment and willing to work), 
Calgary still has a higher proportion of its total population 
employed than anywhere else in Canada.  (See report : 
Economic and Population Outlook)

The pandemic has presented many challenges to the 
business community. Perhaps the greatest challenge for 
UrbanStar is the ability to meet and communicate face 
to face with our investors.  It is our continued pledge that 
once international travel is permitted again, we will resume 
the one on one attention that our investors have become 
accustomed to.

Frequently  
Asked Questions
Q: What is the updated exit 
timing for my investment? 

A: The value of our land based 
opportunities is founded on the 
change in value brought about 
by the change in zoning. The 
potential increase of value 
in the land when it goes 

from Rural/Agriculture to mid-density residential is 
significant. This change can only be achieved through the 
arduous process of a Land Use Change application.  That 
process requires the involvement of not just the developer, 
but also the administrative jurisdiction of where the land is, 
the surrounding community residents, and the councillors 
that represent the area. Although the process has been and 
is being followed, there have been challenges beyond our 
control that have delayed our progress:

• A newly elected political party for the first time in over 40 
years of the provincial government implemented changes 
to the submission and approval process. This resulted in 
UrbanStar having to re-submit the application after our 
initial submission.

https://www.calgary.ca/cfod/finance/corporate-economics/economic-outlook-population-outlook.html
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• COVID-19. The global pandemic shut down business, 
services, and some governmental agencies. The agencies 
that process this type of application are just now starting 
to resume operations. However, the in-person community 
forums that have traditionally been a part of the process are 
still not recommended (due to social distancing) and are 
therefore still delaying our progress.

Once the process has resumed to normal, we would still 
expect a delay from the government agencies as they work 
through the backlog of approvals that were suspended 
due to being shut down (UrbanStar cannot predict the 
length of this delay).  UrbanStar is confident that once our 
submission has been reviewed it will be approved.  Upon 
approval, UrbanStar will endeavour to market the land asset 
to residential and commercial developers and capture the 
highest return for the Investors. 

Q: How is the regional real estate market?

A: In early March of 2020, Calgary businesses and 
residents adjusted to a new normal amid social distancing 
measures to contain the spread of the COVID-19. While 
the real estate industry, deemed an essential service, was 
continuing to operate, real estate professionals were forced 
to pivot, forgoing open houses for virtual home tours.

 
Calgary businesses and residents  

adjusted to a new normal amid  
social distancing measures

 
The full impact of these measures and business closures 
were most felt by the Calgary economy and real estate 
market over the month of April. Overall home sales 
plummeted almost 63%, new listings were down 54%, 
and the average price of a Calgary home fell more than 
8%. These trends were mirrored in the communities 
surrounding Calgary with April providing only 66 sales in 
Rocky View County.

Amid an environment of business closures, social isolation 
and depressed consumer confidence, it comes as no 
surprise that demand within the market was falling, and 
that sales activity was on the decline. Chief economist for 
the Calgary Real Estate Board (CREB) Ann-Marie Lurie 
commented in the CREB market update for April: “Demand 
is also falling faster than supply. This is keeping the market 
in buyers’ territory and weighing on prices.”

In April of 2019, the average price of a home was $460,953 
– by the end of April 2020, the average home price was 
sitting at $422,655. The steepest price plunge has been 
seen in homes priced over $600,000.

By September 2020, the real estate industry in the Calgary 
area was reignited and demand in the Calgary market will 

help to re-balance the market and flatten the curve in terms 
of dropping real estate prices. Home sales in Rocky View 
County in September were reported at 134, which was a 
103% increase over April’s numbers. A reduction in new 
listings limited sales growth in September compared to 
August. However, September sales remain higher than  
2019 and contributed to a year-to-date gain of nearly nine 
per cent. Rising sales and easing inventories have kept 
the months of supply below four months, the lowest level 
seen since 2014. Tighter market conditions have supported 
an upward trend in prices over the past three months. The 
recent price gains did translate to year-over-year gains in 
September, but were not enough to offset earlier pullbacks, 
as year-to-date prices remain nearly two percent lower than 
last year’s levels. Most promising is that the region is still in 
growth mode with net in-migration remaining greater than 
out-migration which should keep the outlook positive.

Calgary Market Trend Summary

Q: How is the economy in Calgary?

A: There is some uncertainty around Calgary’s economic 
outlook due to the double economic impacts from the 
COVID-19 pandemic and crude oil price collapse. However, 
a fast growing, young, highly educated working population in 
the city will be the driver for the future growth in consumption, 
residential investment and economic diversification. Since 
the economic relaunch, more than half of the jobs lost at 
the start of the pandemic have returned in Calgary. The 
unemployment rate in the Calgary metropolitan area was 
still the highest among major Canadian metropolitan areas, 
however, the gaps between Calgary and other regions 
narrowed as the COVID-19 lockdowns have pushed up 
unemployment rates in all other Canadian regions. Today, 

https://configio.blob.core.windows.net/media/em_AlbertaRE/Attachments/Stats/Public%20Files/City%20of%20Calgary%20-%200046%20-%20Public.pdf
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by all members. The project team will continue to attend 
the CMRB meetings and make any necessary adjustments 
which may arise from CMRB decisions during the 
implementation process.

UrbanStar is pleased to inform its investors of the events 
and progress the company has made since the December 
2018 Corporate Update. The company’s project planners 
(CivicWorks) continue to meet and work with various 
regulatory agencies to ensure UrbanStar’s projects align 
with municipal planning initiatives. 

Below is an overview of each UrbanStar project, regional 
infrastructure and economic information, and the most 
recent information available from project planners and the 
Calgary Metropolitan Region Board. For additional 
information please visit UrbanStar’s corporate website at  
www.urbanstarcanadaland.com.

GOVERNMENT & REGULATORY
Alberta – United Conservative Party Wins Provincial 
Election

The Province of Alberta held an election on April 16th, 
where the United Conservative Party (UCP) won 
commandingly and gained a majority government with 63 
of the possible 87 legislative seats. The UCP’s platform 
generally favors fiscal responsibility, lower taxes, 
decreasing cumbersome regulations, and fully supporting 
business and economic growth. UrbanStar is pleasaed 
with the election results and believes the UCP will create 
an environment where both small and large businesses 
thrive.

With the change in government, UrbanStar is hopeful that 
the UCP will review aspects of the Regional Growth Plan 
mandated in 2017 by the previous government. If 
reviewed, the company would not expect the Growth Plan 
to be abolished, but strongly believes the UCP could 
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Calgary and Region Economic Outlook

Calgary’s labour market participation rate and employment 
rate remain the highest among Canadian regions. With 
small hospitality, travel, and tourism sectors, Calgary may 
fare better than other large Canadian regions like Toronto 
and Vancouver as job recovery in contact-intensive service 
sectors remains depressed post COVID-19 lockdowns. 	

Q: How has COVID-19 affected my investment?

A: The greatest impact COVID-19 has had on your 
investments have been in the form of timing. The delays 
that have resulted in getting our applications approved 
have effectively delayed the timing of our sales efforts 
to exit the investment. Exit timelines continue to be 

The greatest impact COVID-19  
has had on your investments have  

been in the form of timing
 
the most difficult metric to predict as we are beholden to 
several levels of governmental approval however the land 
assets remain very valuable due to their physical proximity 
to the Calgary-Cochrane growth corridor.  UrbanStar 
remains the preeminent land developer in the area and we 
remain very bullish on the rising value of the land assets.

http://www.UrbanStarGroup.ca 
http://www.UrbanStarGroup.ca 
https://www.calgary.ca/content/dam/www/cfod/finance/documents/corporate-economics/calgary-and-region-economic-outlook/calgary-and-region-economic-outlook-2020-fall.pdf

