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Executive Summary 
Scope of Work  

Key Assumption: $0 Land Cost Scenario 



Why is this Important?   



Construction Costs 

Economic Variables 



Variable Pessimistic Moderate Optimistic
Land/Property Costs $2,600,000 $1,506,408 $899,800
Laneway Hard Costs (per sq. ft.) $750 $600 $450
Laneway Soft Costs (per sq. ft.) $35.13 $35.13 $35.13
Monthly Residential Operating Costs (per sq. ft.) $0.46 $0.55 $0.65
Monthly Residential Net Rent (per sq. ft.) $2.60 $3.12 $3.67
Monthly Gross Residential Rent (per sq. ft.) $3.06 $3.67 $4.32
Monthly Capital Repairs (per sq. ft.) $0.63 $0.50 $0.38
Residential Vacancy Rate 1.7% 1.7% 1.7%
Mortgage Interest Rate 3.99% 3.99% 3.99%
Residential Cap Rate 4.75% 4.25% 3.75%
Rent Growth Rate 4.37% 3.83% 3.31%

Variable Pessimistic Moderate Optimistic
Land/Property Costs $2,600,000 $1,506,408 $899,800
Laneway Hard Costs (per sq. ft.) $750 $600 $450
Laneway Soft Costs (per sq. ft.) $35.23 $35.23 $35.23
Monthly Taxes, Maintenance, and Insurance (per sq. ft.) $0.85 $1.11 $1.61
Monthly Net Retail Rent (per sq. ft.) $2.50 $3.25 $4.72
Monthly Gross Retail Rent (per sq. ft.) $3.35 $4.36 $6.34
Monthly Capital Repairs (per sq. ft.) $0.63 $0.50 $0.38
Retail Vacancy Rate 0.9% 0.9% 0.9%
Mortgage Interest Rate 3.99% 3.99% 3.99%
Retail Cap Rate 6.50% 6.00% 5.50%
Rent Growth Rate 1.51% 2.02% 2.53%



Are CLSUs Financially Viable in Toronto?  

Use Pessimistic Moderate Optimistic
Residential ($162,157) $99,735 $397,610
Commercial ($233,406) $30,624 $439,931



The Key Takeaways  

 



Appendix 1: Laneway Suite Construction 
Costs  
Commercial & Residential Laneway Suite Costs 

• 
• 
• 
• 
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Hard Costs 



                                

  
  

   
   

  
  

  
   

   
 

 

 

  

  

  

  





Source Low End Midpoint High End
Includes Soft 

Costs Additional Hard Costs

RoomDB $400 $500 $600 No Landscaping, possibly servicing connections, and possibly 
contingencies.

Novacon $700 $750 $800 No Roof
SummerStyle $350 $375 $400 Unspecified Unspecified

LaneScape (over 1,000 sq. ft.) $400 $450 $500 Unspecified
      g        b   d  ’     k               v                
through the existing house, upgrading incoming services, 
appliances, window coverings, and landscaping

LaneScape (under 950 sq. ft.) $600 $625 $650 Unspecified
      g        b   d  ’     k               v                
through the existing house, upgrading incoming services, 
appliances, window coverings, and landscaping

Elevate $350 $375 $400 No None
SevernWoods $350 $425 $500 Unspecified Unspecified
21Inc $350 $375 $400 No Utilities
Typical Total Hard Costs $450 $600 $750 No No additional hard costs



Appendix 2: Commercial Uses Evaluation 

 Commercial Study Area 





Retail Market Trends 





Competitive Retail Space Characteristics  

Competitive Retail Space Locations 



Competitive Retail Space Triple Net Rents 







Taxes, Maintenance & Insurance Costs 



Land Economics Rationale for Laneway Commercial Space 



Commercial Laneway Uses Revenue and Cost Assumptions 

• 

• 

• 

• 



• 

• 

• 

• 

• 

• 



  

Variable Pessimistic Moderate Optimistic
Land/Property Costs $2,600,000 $1,506,408 $899,800
Laneway Hard Costs (per sq. ft.) $750 $600 $450
Laneway Soft Costs (per sq. ft.) $35.23 $35.23 $35.23
Monthly Taxes, Maintenance, and Insurance (per sq. ft.) $0.85 $1.11 $1.61
Monthly Net Retail Rent (per sq. ft.) $2.50 $3.25 $4.72
Monthly Gross Retail Rent (per sq. ft.) $3.35 $4.36 $6.34
Monthly Capital Repairs (per sq. ft.) $0.63 $0.50 $0.38
Retail Vacancy Rate 0.9% 0.9% 0.9%
Mortgage Interest Rate 3.99% 3.99% 3.99%
Retail Cap Rate 6.50% 6.00% 5.50%



Appendix 3: Residential Uses Evaluation 

Laneway Suite Location 



Laneway Suite Size 

                  

                                                                                                    

  
  

   
   

  
  

  
   

   
 

 

  

  

  

  

  

  

  

  

  



Laneway Suite Rent 



Unit Size (sq. ft.)
Average Rent 

(per sq. ft.) Unit Count
<500 $5.75 2
500-1000 $4.07 30
1000-1500 $3.43 34
1500-2000 $3.32 6
>2000 $2.39 3



 



Residential Laneway Suite Operating Costs 

Residential Laneway Uses Revenue and Cost Assumptions 

• 

Component Annual Cost Source

Water $1,078.06 Based on City of Toronto 2025 water rates and City of Toronto listed  
water consumption for the average 3-person households

Garbage Collection $371.91 City of Toronto 2025 grbage fees for a medium bin size

Property Taxes $2,260.81

Based on City of Toronto 2025 residential property tax rate, Statistics 
Canada data on the City of Toronto average aassessed value per square 
foot for single-detached homes built in 2016-2017, and the average 
completed laneway suite size of 954 sq. ft.

Insurance $900.00 Based on the additional insurance cost of laneway suites from Ratehub.ca

Annual Maintenance $1,633
Covers snow removal, leaf removal, gutter cleaning, and an allowance for 
occasional repairs.

Total Operating Costs $6,244.03 Sum of above components

Average Rent $42,038.44 Based on an average laneway suite rent per sq. ft. of $3.67, an an average 
unit size of 954 sq. ft.

Operating Cost Ratio 15%



• 

• 

• 

• 

• 

• 

• 



• 

• 

Variable Pessimistic Moderate Optimistic
Land/Property Costs $2,600,000 $1,506,408 $899,800
Laneway Hard Costs (per sq. ft.) $750 $600 $450
Laneway Soft Costs (per sq. ft.) $35.13 $35.13 $35.13
Monthly Residential Operating Costs (per sq. ft.) $0.46 $0.55 $0.65
Monthly Residential Net Rent (per sq. ft.) $2.60 $3.12 $3.67
Monthly Gross Residential Rent (per sq. ft.) $3.06 $3.67 $4.32
Monthly Capital Repairs (per sq. ft.) $0.63 $0.50 $0.38
Residential Vacancy Rate 1.7% 1.7% 1.7%
Mortgage Interest Rate 3.99% 3.99% 3.99%
Residential Cap Rate 4.75% 4.25% 3.75%



Appendix 4: Feasibility of Residential & 
Commercial Laneway Uses 
Cash Flow Analysis Methodology 



• 

• 

• 

• 



Residential GFA (sq. ft.) 954
Commercial GFA (sq. ft.) 0

Total GFA (sq. ft.) 954

Year 0 1 2 3 4 5 6 7 8 9 10 11

Residential Revenue $42,164 $43,008 $43,868 $44,745 $45,640 $46,553 $47,484 $48,434 $49,402 $50,390
Commercial Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Residential Costs ($12,273) ($12,518) ($12,768) ($13,024) ($13,284) ($13,550) ($13,821) ($14,097) ($14,379) ($14,667)
Commercial Costs $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Debt Service ($30,996) ($30,996) ($30,996) ($30,996) ($30,996) ($30,996) ($30,996) ($30,996) ($30,996) ($30,996)
Net Equity ($121,183)
Sale Price $840,552
Debt Repayment ($327,631)
Cash Flow ($121,183) ($1,104) ($506) $103 $725 $1,360 $2,007 $2,667 $3,340 $4,027 $4,727 $512,921

NPV: $99,735
Equity IRR: 14%

Residential GFA (sq. ft.) 0
Commercial GFA (sq. ft.) 954

Total GFA (sq. ft.) 954

Year 0 1 2 3 4 5 6 7 8 9 10 11

Residential Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Commercial Revenue $50,463 $51,472 $52,502 $53,552 $54,623 $55,715 $56,830 $57,966 $59,125 $60,308
Residential Costs $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Commercial Costs ($18,640) ($19,013) ($19,393) ($19,781) ($20,177) ($20,580) ($20,992) ($21,412) ($21,840) ($22,277)
Debt Service ($30,996) ($30,996) ($30,996) ($30,996) ($30,996) ($30,996) ($30,996) ($30,996) ($30,996) ($30,996)
Net Equity ($121,183)
Sale Price $633,850
Debt Repayment ($327,631)
Cash Flow ($121,183) $827 $1,463 $2,112 $2,774 $3,450 $4,139 $4,841 $5,558 $6,289 $7,035 $306,219

NPV: $30,624
Equity IRR: 11%



Feasibility Limits 

• 

• 

• 

• 

• 

• 

Use Pessimistic Moderate Optimistic
Residential ($162,157) $99,735 $397,610
Commercial ($233,406) $30,624 $439,931



• 

• 

• 

• 

Use Type Component
Gross Rent 
(per sq. ft.)

Rent 
Growth 

Rate
Hard Costs 
(per sq. ft.)

Equity 
Percent

Cap 
Rate

Limit $3.10 -0.59% $1,173 38% 6.06%
Change -$0.57 -2.59% $573 18% 1.81%

Limit $4.12 1.10% $773 25% 6.83%
Change -$0.24 -0.90% $173 5% 0.83%

Commercial

Residential



• 




