🏢 7525 Garner Road
Development Opportunity – Purpose-Built Rental
Niagara Falls, Ontario
51-Unit Stacked Townhouse Rental Development
 CMHC MLI Select Compatible | Investment-Ready

🌟 Executive Summary
The proposed 51-unit stacked townhouse development at 7525 Garner Road represents a fully underwritten, CMHC-compatible rental development opportunity in a high-demand, supply-constrained market.
The project has been optimized to reflect current market conditions.  This results in a balanced development that aligns with housing policy objectives while delivering strong financial performance.
From an investment perspective, the project offers:
· Stabilized NOI of approximately $851,000
· Yield on cost approaching 6% by Year 3
· DSCR of approximately 1.29x
· Immediate positive cash flow
· Government incentives supporting early returns
· Development spread of approximately $3.2M
The opportunity is well suited for developers, institutional investors, and capital partners seeking income-producing multi-residential assets supported by CMHC financing and municipal incentives.

📊 Financial Snapshot
	Metric
	Amount

	Total Units
	51

	Gross Floor Area
	48,000 sq ft

	Total Development Cost
	$15,456,357

	Minimum Investment (5%)
	$772,818

	Year 1 NOI
	$851,401

	Yield on Cost (Year 1)
	5.51%

	Yield on Cost (Year 3)
	5.84%

	DSCR
	1.29x

	Stabilized Value
	~$18.7M



💰 Detailed 3-Year Cash Flow (3% Growth)
	Line Item
	Year 1
	Year 2
	Year 3

	Market Rent Revenue
	1,179,090
	1,214,463
	1,250,897

	Affordable Rent Revenue
	100,440
	103,453
	106,557

	Potential Gross Income
	1,279,530
	1,317,916
	1,357,454

	Vacancy (5%)
	(63,977)
	(65,896)
	(67,873)

	Effective Gross Income
	1,215,553
	1,252,020
	1,289,581

	Operating Expenses (23.5%)
	(285,654)
	(294,224)
	(303,051)

	Full Property Taxes
	(130,831)
	(134,756)
	(138,798)

	TIG Refund
	+52,333
	+53,902
	+55,519

	Net Property Taxes
	(78,498)
	(80,854)
	(83,279)

	Net Operating Income (NOI)
	851,401
	876,942
	903,251

	Debt Service
	(662,000)
	(662,000)
	(662,000)

	Cash Flow Before Grant
	189,401
	214,942
	241,251

	Affordable Housing Grant
	+90,000
	–
	–

	Total Cash Flow
	279,401
	214,942
	241,251



📈 Investor Returns (5% Equity)
	Metric
	Value

	Equity Investment
	$772,818

	Total Cash Flow (3 Years)
	$735,594

	Average Annual Cash Flow
	$245,198

	Cash-on-Cash Return
	31.7%

	3-Year ROI
	95.2%



🏦 Financing Profile
	Metric
	Amount

	Loan-to-Cost
	~95%

	Loan Amount
	~$15.6M

	Interest Rate
	~3.5%

	Amortization
	50 years

	Annual Debt Service
	~$662,000

	DSCR
	~1.29x



📍 Market Overview
Niagara Falls continues to benefit from:
· Strong population growth
· Increasing rental demand
· Limited purpose-built rental supply
· Relative affordability vs GTA
This supports long-term rental stability and absorption.

🚀 Value Creation
	Metric
	Amount

	Total Development Cost
	$15.46M

	Stabilized Value
	~$18.7M

	Development Spread
	~$3.2M



📎 Appendix A – Rent Roll
	Category
	Units
	Monthly Rent
	Annual

	Affordable
	6
	1,395
	100,440

	Market
	45
	2,183
	1,179,090

	Total
	51
	—
	1,279,530



📎 Appendix B – Operating Expenses
	Category
	Amount

	Management
	42,544

	Repairs & Maintenance
	60,778

	Utilities
	48,622

	Insurance
	36,467

	Admin
	24,311

	Grounds/Snow
	36,467

	Replacement Reserve
	36,467

	Total
	285,654



📎 Appendix C – Property Taxes & TIG
	Item
	Amount

	Full Tax
	130,831

	TIG Refund
	(52,333)

	Net Taxes
	78,498


TIG applies for 10 years and materially enhances early-stage cash flow.

📎 Appendix D – Government Incentives
	Incentive
	Amount

	Affordable Housing Grant
	90,000

	Development Charge Waiver
	245,154

	Tax Increment Grant
	10-year rebate



📎 Appendix E – Development Cost
	Component
	Amount

	Hard Costs
	9,576,000

	Soft Costs
	559,290

	Land & Statutory
	5,322,067

	Total Development Cost
	15,456,357



🎯 Final Investment Positioning
This offering represents a rare combination of:
· Strong stabilized income
· High leverage CMHC financing
· Government-supported incentives
· Immediate positive cash flow
· Institutional-quality underwriting

