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THE OBJECTIVE: NO ONE WITHOUT A SAFE DOOR
Functional zero means homelessness becomes brief, rare and non-recurring.
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A person should not have to sleep on a sidewalk, in a vehicle, in an encampment or in
an unsafe abandoned space.

Couch surfing also counts when someone has no permanent home and is staying
temporarily with relatives, friends or others because there is nowhere else to live.

The proposal is a low-barrier place to stay for one night, one week, one month or until
a permanent solution is found.

The goal is not to build a permanent shelter culture. The goal is to make the path from
crisis to permanent housing faster and safer.

IMPORTANT
The program should be measured by how many people move into stable housing - not by
how many beds stay occupied.



HOMELESSNESS IS MORE THAN STREET HOMELESSNESS
The planning model recognizes visible, sheltered and hidden homelessness.
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VISIBLE
Unsheltered homelessness

Street, vehicle, encampment or other
place not meant for housing

SHELTERED
Emergency / temporary
accommodation

Emergency shelter, safe bed, temporary
motel or other short-term facility

HIDDEN
Couch surfing / doubling up

Temporary stay with others without a
secure right to remain

WHY HIDDEN HOMELESSNESS MATTERS
People who are couch surfing often do not appear in shelter or street counts. A
Fort Erie plan that only counts visible homelessness risks acting too late - after
someone has already lost every temporary place to stay.



NIAGARA'S OFFICIAL DATA IS THE STARTING POINT
The local estimate is derived from Niagara Region data and Fort Erie population share.
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701
Niagara Point-in-Time
count, Oct. 22, 2024

1,203
Known people
experiencing
homelessness, Dec. 31,

36,945
Fort Erie population

539,180
Niagara population
estimate

6.85%
Fort Erie share of Niagara
population

These are not a municipality-specific homelessness census. Population-share estimates are used
only to create a transparent planning range until Fort Erie conducts a local enumeration.



FORT ERIE PLANNING ESTIMATE - INCLUDING COUCH SURFING
Use a range, disclose the assumptions, and verify locally before building.
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~48
Visible baseline

701 x Fort Erie population share

~82
Active-system comparison

1,203 x Fort Erie population share

~144
Hidden allowance

Older Canadian planning ratio: 3 hidden
for 1 visible

~192 PEOPLE
illustrative visible + hidden homelessness scenario

PLAN AROUND 200 DOORS

IMPORTANT
The 3:1 hidden-homelessness ratio comes from older Canadian research and is not a current Fort Erie
count. It is used as a high-side capacity-planning scenario, not as a claim that exactly 192 Fort Erie
residents are homeless today.



WHAT A 200-DOOR FACILITY SHOULD PROVIDE
Dignity, privacy, accessibility and a clear path to permanent housing.
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PRIVATE DOOR A simple furnished bachelor-style unit with bed, secure storage and
private washroom.

FOOD & DAILY LIVING A kitchenette where feasible plus common kitchen, laundry and
community space.

BARRIER-FREE DESIGN Accessible entrances, washrooms, elevators where required and
mobility-friendly layouts.

24/7 STAFFING Safety, fire-code compliance, crisis response, maintenance and
connection to services.

FLEXIBLE LENGTH OF STAY One night, one week, one month or longer when needed - with
permanent housing as the exit goal.



LOW BARRIER DOES NOT MEAN NO STRUCTURE
A key card first - then assessment, supports and a housing plan.
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1

ARRIVE

Request a safe
place to stay.

>

2

KEY CARD

Immediate
short-stay access
when space
exists.

>

3

72-HOUR REVIEW

Confirm local
connection,
needs, benefits
and housing
history.

>

4

HOUSING PLAN

Connect to ID,
Ontario Works,
health,
employment and
housing search.

>

5

PERMANENT EXIT

Move to a stable
home when it is
ready.

IMPORTANT
Lack of ID should not force someone to sleep outside. Identification, benefit applications and
documentation can be resolved after immediate safety is secured.



FORT ERIE FIRST - NO WRONG DOOR
Solve local homelessness without turning Fort Erie into a dumping ground for other jurisdictions.
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FORT ERIE FIRST Longer-term placement and local housing resources are
prioritized for people with a genuine Fort Erie connection.

NO WRONG DOOR Someone in immediate danger is not told to sleep outside
solely because local connection cannot be proven on
arrival.

NO DUMPING Outside agencies cannot simply transport someone to Fort
Erie. A planned outside referral requires an available unit
and advance acceptance.

FUNDING FOLLOWS THE
PERSON

Regional or outside-agency referrals should carry operating
support so local property taxpayers are not automatically
left with the bill.

IMPORTANT
This should be drafted as a local-priority policy, not a blanket exclusion. Final eligibility rules should receive
municipal legal and human-rights review before implementation.



WHO GETS FORT ERIE PRIORITY?
One strong local connection or a combination of meaningful connections can establish priority.
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Currently homeless, couch surfing or at imminent risk of homelessness in Fort Erie.

Fort Erie was the person's most recent permanent home or a substantial recent place of
residence.

Employment, schooling or a dependent child attending school in Fort Erie.

Immediate family, caregiver or established support network in Fort Erie.

Regular health, social-service or community supports based in Fort Erie.

Displaced from Fort Erie housing by eviction, fire, family breakdown, violence or
another crisis.

Priority is about scarce long-term space. Emergency safety comes first; longer-term
placement follows a standardized assessment and available capacity.



PRACTICAL CONTROLS AGAINST UNPLANNED INFLOW
The program needs operating rules that protect capacity for Fort Erie residents.
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72-HOUR LOCAL REVIEW Every new admission receives a local-connection and housing-needs
review within 72 hours.

90% CAPACITY TRIGGER When occupancy reaches 90%, non-local longer-term admissions
pause except for genuine emergencies or approved funded referrals.

ADVANCE REFERRAL RULE Hospitals, shelters, corrections or municipalities outside Fort Erie
need advance acceptance before arranging transport.

COST-SHARING AGREEMENTS Outside agencies referring a person without a Fort Erie connection
should contribute to accommodation and support costs.

VOLUNTARY RECONNECTION If another community offers stronger housing, family or service
connections, relocation is voluntary and tied to an actual plan -
never a bus ticket to nowhere.



A RESIDENT CONTRIBUTION THAT LEAVES MONEY TO LIVE
Campaign assumption: charge one-half of a $732 monthly Ontario Works amount.
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$732
monthly benefit
assumption

$366
monthly
accommodation charge

$366
remaining for other
needs

$878,400 / YEAR
maximum resident contribution if all 200 units are occupied at $366/month

IMPORTANT
Actual Ontario Works entitlement varies by household and circumstances. The $732 figure is a
campaign planning assumption, not a guarantee that every resident receives that amount.



PRELIMINARY CAPITAL COST
Niagara uses $375,000 per unit as an early-stage supportive-housing construction benchmark.
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200 UNITS x $375,000
= $75 MILLION

This benchmark excludes land acquisition and necessary design/site-preparation
work.

Public land, conversion of suitable existing buildings, modular construction or
donated land could change the final cost.

A final project would require site selection, engineering, design and a formal capital
estimate before approval.



ANNUAL OPERATING MODEL
Uses Niagara's purpose-built supportive-housing benchmark as a conservative proxy.
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$5,400,000
Gross operations & supports

about $27,000 per unit/year

-$878,400
Resident contribution

200 x $366 x 12

$4,521,600
Net operating subsidy

before grants and system savings

Niagara's benchmark includes support staff, housing allowances and
operations. This proposal is intentionally costed conservatively; a
lighter-support population could cost less, while higher-needs residents could
cost more.

IMPORTANT
Operating cost should be negotiated primarily with Niagara Region and senior governments
because homelessness services are part of a regional system.



TWO FINANCING SCENARIOS
These are planning illustrations - not confirmed funding agreements.
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$4,337,257
Annual construction debt - no senior capital funding

30 years at 4% on $75M

$1,084,314
Annual local debt - 75% senior capital funding

30 years at 4% on local 25% share

$8,858,857
annual local public requirement

$5,605,914
with 75% senior capital funding

Both figures include the same net operating subsidy. They exclude financing for land, design and
site-preparation costs.



HOW THE TAXPAYER IMPACT IS CALCULATED
Worst-case Fort Erie-only property-tax equivalent using the Town's 2026 tax roll and tax ratios.
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$4.841B
weighted taxable
assessment used for the
model

1.0000
residential tax ratio

1.7349
commercial tax ratio

The project levy is divided by weighted assessment to estimate an additional residential
tax rate.

Commercial properties pay the residential increment multiplied by the 1.7349
commercial tax ratio.

The figures assume Fort Erie alone raises the entire annual requirement through
property tax. That is deliberately conservative because housing and homelessness
funding can come from Niagara Region, Ontario and Canada.

IMPORTANT
These are tax-equivalent illustrations, not a proposed tax bill. Actual cost allocation would
depend on the final funding agreement.



TAXPAYER IMPACT - NO FEDERAL / PROVINCIAL CAPITAL FUNDING

Illustrative local levy: $8,858,857 per year.
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+0.183%
additional residential tax
rate

$367
average residential property

using Town 2026 average assessed
value of $200,300

$317
commercial cost per
$100,000 assessment

$183
Residential per $100,000

annual

$1,587
Commercial at $500,000

annual

$3,175
Commercial at $1,000,000

annual

Average-home equivalent: about $30.54 per month. This is the highest-cost illustration because it
assumes no federal/provincial capital grant and no regional sharing.



TAXPAYER IMPACT - 75% FEDERAL / PROVINCIAL CAPITAL FUNDING

Illustrative local levy: $5,605,914 per year.
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+0.116%
additional residential tax
rate

$232
average residential property

using Town 2026 average assessed
value of $200,300

$201
commercial cost per
$100,000 assessment

$116
Residential per $100,000

annual

$1,004
Commercial at $500,000

annual

$2,009
Commercial at $1,000,000

annual

Average-home equivalent: about $19.33 per month. Additional operating grants or Niagara Region
cost-sharing would reduce the Fort Erie-only equivalent further.



AT-A-GLANCE TAX COMPARISON
Same 200-door program; only the capital-funding assumption changes.
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PROPERTY EXAMPLE NO SENIOR CAPITAL FUNDING 75% SENIOR CAPITAL FUNDING

Residential - per $100,000 $183 $116

Residential - average $200,300 $367 $232

Commercial - per $100,000 $317 $201

Commercial - $500,000 $1,587 $1,004

Commercial - $1,000,000 $3,175 $2,009

IMPORTANT
Commercial figures are shown by assessed value because the Town source provides commercial
assessment totals and tax ratios, but not a simple official average commercial property assessment.



THE PREFERRED FUNDING STRATEGY
Do not begin by putting the full burden on Fort Erie property taxpayers.
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1. SENIOR CAPITAL PARTNERSHIP Target at least 75% of construction capital from
federal/provincial housing and homelessness programs.

2. NIAGARA REGION OPERATIONS Negotiate regional funding for staffing, homelessness
services and ongoing operating support.

3. TOWN CONTRIBUTION Focus the Town contribution on land, planning approvals,
servicing support and a defined local capital share.

4. RESIDENT CONTRIBUTION Apply the affordable $366 monthly contribution when the
resident has income/benefits and the charge is permitted.

5. OUTSIDE REFERRAL FUNDING Require cost-sharing when another jurisdiction or agency
specifically places a non-local client.



MEASURE RESULTS EVERY MONTH
A public dashboard should show whether the program is actually ending homelessness.
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LOCAL ACCESS Fort Erie residents admitted, including couch surfing residents

INFLOW Admissions from elsewhere in Niagara and from outside Niagara

LENGTH OF STAY Median nights from key card to permanent housing

HOUSING EXITS People moved to permanent, stable housing

RETURNS People who return to homelessness after placement

OCCUPANCY Available units and use of the 90% capacity trigger

COST Operating cost, outside referral reimbursement and public cost per successful
housing exit



200 DOORS: A FORT ERIE FIRST POLICY
A concise campaign commitment for public discussion.
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Fort Erie can set a measurable goal: no resident should have to sleep
outside, in a vehicle or on an unsafe couch because there is nowhere to go. I
support developing a 200-door, barrier-free, low-barrier housing model that
provides a private, safe place first and connects people to permanent
housing second. Fort Erie residents - including people experiencing hidden
homelessness - should receive priority for longer-term space. Outside
agencies should not be able to dump clients here without advance
acceptance and funding. Before any project proceeds, Fort Erie should
complete a local enumeration, identify a site, obtain a formal capital
estimate, secure Niagara Region operating participation and pursue
substantial federal and provincial capital funding. The objective is functional
zero homelessness with clear safeguards for taxpayers and transparent
public reporting.



KEY ASSUMPTIONS - READ BEFORE USING THE NUMBERS
The document is designed to show scale, not to replace a feasibility study.
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Fort Erie population share: 6.85% using 36,945 Fort Erie residents and Niagara population
estimate 539,180.

Visible local baseline: approximately 48, based on Niagara's 701-person 2024 Point-in-Time count.

Active-system comparison: approximately 82, based on Niagara's 1,203 known people
experiencing homelessness at Dec. 31, 2025.

Hidden-homelessness scenario: 3 hidden for each 1 visible, producing approximately 144 hidden
and 192 combined. This ratio is old and uncertain.

Capital: $375,000 per unit x 200 = $75,000,000 construction benchmark; land, design and site
preparation are additional.

Operations: Niagara 2025 supportive-housing estimate of $8.856M for 328 purpose-built units,
scaled to 200 units.

Resident payment: campaign assumption of $366/month, one-half of $732.

Tax impact: assumes the entire annual local requirement is raised on the Fort Erie 2026
property-tax base using official tax ratios.



PRIMARY SOURCES
Official local sources are used wherever possible.
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Niagara Region - Niagara Counts Results 2024
At least 701 people experiencing homelessness on Oct. 22, 2024; includes sheltered, transitional and unsheltered
locations.
niagararegion.ca/housing-homelessness/planning-research/niagara-counts-results.aspx

Niagara Region - Homelessness Resources and Funding
1,203 people experiencing homelessness as of Dec. 31, 2025; current shelter-capacity information.
niagararegion.ca/housing-homelessness/housing-programs/resources-funding.aspx

Town of Fort Erie - Community Profile 2025
Fort Erie population 36,945.
forterie.ca - Community Profile 2025

Town of Fort Erie - 2026 Budget
Average residential home assessed at $200,300 for the Town's 2026 tax illustration.
letstalk.forterie.ca/budget2026

Town of Fort Erie - By-law 28-2026, Schedule A
2026 CVA by property class and tax ratios; residential 1.0000 and commercial 1.7349.
forterie.ca / By-law 28-2026



RESEARCH & COST SOURCES
Hidden-homelessness and cost assumptions are explicitly identified.
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Homeless Hub - Hidden Homeless / State of Homelessness in Canada 2013
Defines hidden homelessness/couch surfing and reports the older conservative 3:1 national planning estimate. The source
itself cautions that reliable local data are limited.
homelesshub.ca/collection/population-groups/hidden-homeless/

Niagara Region - Supportive Housing Strategy / Implementation Plan
Uses $375,000 per unit as an early-stage construction benchmark, excluding land and necessary design/site-preparation
work.
niagararegion.ca/projects/supportive-housing-strategy/

Niagara Region - Supportive Housing Strategy, Appendix 5
Estimated $8.856 million annual operating cost for 328 purpose-built supportive-housing units; includes support staff,
housing allowances and operations.
Niagara COM 31-2025, Appendix 5

Niagara Region - Coordinated Access Guide
Uses common assessment, a By-Name List and locally defined priorities to allocate housing resources.
niagararegion.ca/housing-homelessness/planning-research/coordinated-access/

IMPORTANT
Before a binding eligibility policy is adopted, the Fort Erie First criteria should be reviewed by municipal counsel
for compliance with applicable human-rights, housing and social-service law.



