
 

 
 

ADMINISTRATIVE REPORT 

 
 Report Date: February 28, 2017 
 Contact: Randy Pecarski 

 Contact No.: 604.873.7810 
 RTS No.: 11875 
 VanRIMS No.: 08-2000-20 
 Meeting Date: March 28, 2017 
 
 
TO: Vancouver City Council 

FROM: General Manager of Planning, Urban Design and Sustainability 

SUBJECT: Approval of 2017-18 Business Improvement Area (BIA) Budgets 

 
RECOMMENDATION  
 

THAT Council approve the 2017-18 fiscal year BIA Budgets as described in this report, 
and approve grants to 22 BIAs totalling $11,700,546 (to be disbursed as outlined in 
Table 1, column A); and 
 
FURTHER THAT Council instruct the Director of Legal Services to bring forward the 
appropriate rating by-laws to recover the amounts of these grants. 

 
 
REPORT SUMMARY   
 
 The purpose of this report is to request Council's approval of the 2017-18 BIA budgets 

listed in Table 1, to approve recoverable grants to those BIAs, and to instruct staff to 
prepare appropriate rating by-laws. 

 
 
COUNCIL AUTHORITY/PREVIOUS DECISIONS  
 
 Under Section 456(1) of the Vancouver Charter, Council may by majority vote grant 

money to an applicant that has as one of its aims, functions or purposes the planning 
and implementation of a business promotion scheme. Section 455 defines ‘business 
promotion scheme’ as: 

   
 carrying out studies or making reports respecting one or more business areas, 
 the improvement, beautification or maintenance of streets, sidewalks or city owned 

land, buildings or structures in one or more business improvement areas, 
 the removal of graffiti from buildings or structures in one or more business 

improvement areas, 
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 the conservation of heritage property in one or more business improvement areas, and 
 the encouragement of business in one or more business improvement areas. 

 
Under Vancouver Charter Section 456(2), grants to the BIAs under Section 456(1) must 
be recovered through a special tax levy on Class 5 and 6 commercial properties in the 
BIA area. 

 
 
CITY MANAGER'S/GENERAL MANAGER'S COMMENTS  
 
 The City Manager and the General Manager of Planning, Urban Design and 

Sustainability, recommend approval of the foregoing. 
 
 
REPORT   
 
Background/Context  

 
Funding for Business Improvement Areas is advanced by Council as a grant and 
recovered through a special BIA tax levy only on BC Assessment Class 5 (light 
industrial) and Class 6 (commercial) properties within a designated area. For each of 
the BIA areas, Council has previously enacted a by-law designating the area and length 
of term in years, and prescribing the aggregate maximum that can be granted to each 
BIA during its term. In addition, for each of the BIAs, Council has enacted a grant 
allocation by-law which authorizes annual recoverable grants by resolution, and 
prescribes terms and conditions for the grants. That by-law designates a not-for-profit 
society (a ‘BIA’) to receive the grant/levy money in each area. All of the funds granted 
to the BIA are raised by way of the BIA tax levy.  
 
Each year, BIA Boards are required to obtain approval of their forthcoming year's 
budgets from their members at a general meeting, which members are the Class 5 and 
6 property owners and their business tenants within the BIA boundary.  After 
membership approval, each BIA submits its budget to the City for approval by Council. 
Each BIA budget includes the BIA’s requested grant amount for the coming year. 
 
Once Council has approved the BIA budgets/grants, rating by-laws are prepared for 
Council's enactment. Each rating by-law authorizes the imposition of a levy on every 
qualifying property within the BIA area. Funding is released to the BIA societies 
beginning in April and recovered in July through the property taxes. 
 
Prior to expiry of a BIA’s designation by-law (usually after 5 or 7 years) a BIA may 
request that Council consider re-designation (renewal) of the BIA for a further term. 
On renewal, the BIAs undertake an intensive consultation process with their 
membership which may include surveys, strategic planning and open houses. Typically, 
renewal is the time when significant BIA levy increases may be considered by BIA 
Boards and their memberships. BIA levy increases do not affect general taxation, and 
reflect their members’ expectation that an increased expenditure is justified by the 
expected return. In keeping with the generally arms-length relationship between the 
City and its BIAs, it has not been Council’s practice to consider the merits of a BIA’s 
levy request. 
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Strategic Analysis  
 

The BIAs listed in Table 1 below have all submitted their proposed 2017-18 budgets for 
Council's approval, and have requested recoverable grants1 in the amounts shown in column A. 
Business promotion schemes and budgets were approved by the majority of members present 
at each of the BIA societies’ annual general meetings held in June, September and October 
2016 (column B). For comparison, recoverable grants approved by Council for the previous 
fiscal year (2016-17) are shown in column C. The difference (%) between current and previous 
year recoverable grants is shown in column D. 
 
Table 1 BIA Recoverable Grants 2017-18 (p.1 of 2) 
 A B C D 

Name of 
BIA/Association 

2017-18 
Recoverable 

Grant ($) 

Membership 
Approval 
AGM (2016) 

2016-17 
Previous Year 
Grant ($) 

Change 
2016-17  
/ 2017-18 (%) 

Cambie Village BIA 
(Cambie Village Business 
Association) 

225,000 
 

Oct 6 249,000 -10% 

Chinatown BIA 
(Vancouver Chinatown BIA 
Society) 

410,750 
 

Sept 7 402,900 2% 

Collingwood BIA 
Collingwood Business 
Improvement Association) 

210,101 
 

Sept 13 205,985 2% 

Commercial Drive BIA 
(Commercial Drive 
Business Society) 

504,391 
 

Sept 27 484,992 4% 

Downtown Vancouver BIA 
(Downtown Vancouver 
Business Improvement 
Association) 

2,846,816 

 
June 23 2,685,676 6% 

Dunbar Village BIA 
(Dunbar Village Business 
Association) 

155,250 
 

June 15 155,250 0% 

Fraser Street BIA 
(South Hill (Fraser Street) 
Business Association) 

125,000 
 

Sept 22 120,000 4% 

Gastown BIA 
(Gastown Business 
Improvement Society) 

602,000 
 

Sept 28 590,200 2% 

Hastings Crossing BIA 
(Hastings Crossing 
Business Improvement 
Association) 

206,000 

 
Sept 28 206,000 0% 

Hastings North BIA 
(Hastings North Business 
Improvement Association) 

500,790 
 

Sept 27 500,790 0% 

 

                                             
1 Grants to BIA societies are ‘recoverable’ because the funds are recovered by way of annual property 
tax levies on qualified commercial (Class 6) and light industrial (Class 5) properties within the 
respective BIA boundaries.   
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Table 1 BIA Recoverable Grants 2017-18 (p.2 of 2) 
 A B C D 

Name of 
BIA/Association 

2017-18 
Recoverable 

Grant ($) 

Membership 
Approval 

AGM (2016) 

2016-17 
Previous Year 
Grant ($) 

Change 
2016-17  
/ 2017-18 (%) 

Kerrisdale BIA 
(Kerrisdale Business 
Association) 

359,000 
 

Sept 8 354,000 1% 

Kitsilano Fourth Avenue 
BIA 
(Kitsilano 4th Avenue 
Business Association) 

410,000 

 
Sept 27 400,000 3% 

Marpole BIA 
(Marpole Business 
Association) 

182,452 
 

Sept 29 178,852 2% 

Mount Pleasant BIA & Exp. 
(Mount Pleasant 
Commercial Improvement 
Association) 

469,565 
(390,000 + 79,565) 2  

 
Sept 13 460,777 

(385,000 + 75,777) 
 

1% 
5% 

Point Grey Village BIA 
(Point Grey Business 
Association) 

225,000 
 

Sept 29 200,000 13% 

Robson Street BIA 
(Robson Street Business 
Association) 

599,821 
 

Sept 20 587,581 2% 

South Granville BIA 
(South Granville Business 
Improvement Association) 

660,000 
 

Sept 26 615,500 7% 

Strathcona BIA 
(Strathcona Business 
Improvement Association) 

841,500 
 

Sept 28 668,000 26% 

Victoria Drive BIA 
(Victoria Drive Business 
Improvement Association) 

187,000 
 

Sept 28 182,000 3% 

West Broadway BIA 
(West Broadway Business 
Improvement Association) 

275,000 
 

Sept 27 275,000 0% 

West End BIA 
(Davie Village Business 
Improvement Association) 

840,110 
 

Sept 21 823,637 2% 

Yaletown BIA 
(Yaletown Business 
Improvement Association) 

865,000 
 

Sept 28 780,000 11% 

TOTAL GRANTS /LEVIES $11,700,546 
 

- 11,126,140 5% 

 
 

                                             
2 The Mt. Pleasant BIA recoverable grant ($469,565) is the sum of the budgets for the existing area 
($390,000) and the expansion area ($79,565). 
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BIA Budget Analysis and Comparison 
 
The proposed 2017-2018 BIA budgets are summarized in Table 2 below based on standardized 
information provided by each BIA society. The purpose of the table is to facilitate 
comparative review and discussion of BIA revenues and expenditures. Copies of the detailed 
BIA budgets are attached alphabetically as appendices. A table itemizing typical BIA 
expenditures by category is attached (Appendix A). 
 
Table 2 is organized as follows: 
 

 Column headings are for each the 22 BIAs. 
 

 Top three rows contain information about each BIA’s budget and renewal cycle. 
 

 Remaining rows contain comparable budget and financial information by BIA: 
 

o Section A summarizes the major revenues and expenses from each BIA’s 
proposed 2017-2018 budget using standardized information submitted by the 
BIA in the form of a template. 

 
o Section B includes additional financial information3 from the BIAs’ audited 

financial statements submitted annually to the City as required. The financial 
statements provide transparency by reporting on background information 
beyond that normally contained in a budget. Specifically, Section B includes; a) 
the status of reserve funds and/or retained earnings, and b) information on 
year-end budget surpluses or shortfalls. The information is included because it 
is common practice among BIAs to hold in reserve the accumulated surpluses 
from previous years. Reserves provide the ability to fund budget shortfalls, 
respond to opportunities, and save for future projects. 

 

                                             
3 The additional financial information in Table 2, section B, references prior year-end figures (i.e. year 
ending March 31, 2016) as submitted in the BIAs’ most recent audited financial statement. A review of 
the BIAs’ 2016-17 audited statements (year ending Mar 31, 2017) will be conducted as soon as they are 
available from their auditors. 
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Table 2  Summary of Proposed BIA Budgets 2017-18 (p.1 of 3) 
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Budget year - current term 7 1 7 3 8 5 6 
Length of term (years) 7 7 7 7 10 5 7 
# of terms since inception 2 4 3 4 4 2 2 
        
A. PROPOSED BUDGETS ($)        
Appendix # B  C D E F G H 
REVENUE        

Levy 225,000 410,750 210,101 504,391 2,846,816 155,250 125,000 
Non-Levy (unrestricted) 20,000   44,200 3,000 7,000 316,325 3,000 40,000 
From Reserves 0 0 25,000 0 173,926 5,000 0 

         
TOTAL REVENUE 245,000 454,950 238,101 511,391 3,337,067 163,250 165,000 
         
EXPENSES        

Promotion 107,700 157,200 31,100 200,100 471,588 65,750 25,000 
Placemaking 46,100  59,000 63,500 152,500 1,120,546 46,000 30,500 
Community Safety 6,300  109,250 45,200 45,000 679,413 0 51,000 
Governance & 
Administration 88,900 122,000 98,301 113,791 1,065,520 46,500 58,500 

Contingency 2000 7,500 0 0 0 5,000 0 
        
TOTAL EXPENSES 245,000 454,950 238,101 511,391 3,337,067 163,250 165,000 
        
        

B. ADDITIONAL FINANCIAL        
INFORMATION 

       

        
   2015-16 levy fund surplus     
   (deficit) $ (16,261) 170,487 9,377 (8,755) (60,923) 0 (34,980) 

Mar 31, 2016 year-end levy    
fund balance $ 3,371 292,342 63,951 206,409 408,112 0 20,242 

 



Approval of 2017-18 Business Improvement Area (BIA) Budgets - 11875  7 
 

 
Table 2  Summary of Proposed BIA Budgets 2017-18 (p.2 of 3) 
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Budget year – current term 4 2 7 (3) 2 2 6 4 (2) 
Length of term (years) 5 5 7 (3) 5 5 7 7 (5) 
# of terms since inception 6 2 3 6 4 3 5 
        
A. PROPOSED BUDGETS ($)        
Appendix# I J K L M N O 
REVENUE        

Levy 602,000 206,000 500,790 359,000 410,000 182,452 469,565 
Non-levy (unrestricted) 0 4,500 5,500  5,100 0 3,500 5,000 
From Reserves 0 12,017 0 12,550 0 40,000 0 

         
TOTAL REVENUE 602,000 222,517 506,290 376,650 410,000 225,952 474,565 
         
EXPENSES        

Promotion 211,200 17,500 131,500 197,200 162,000 34,000 138,700 
Placemaking 115,300 50,000 152,090 43,100  51,900 75,000 177,070 
Community Safety 190,000 60,000 113,900  85,000 45,000 0 27,170 
Governance & 
Administration 

67,500 82,200 108,800  51,350 137,100 65,000 131,485 

Contingency 18,000 12,817 0 0 4000 48,952 140 
        
TOTAL EXPENSES 602,000 222,517 506,290 376,650 410,000 225,952 474,565 
        
        

B. ADDITIONAL FINANCIAL 
INFORMATION 

       

        
2015-16 levy fund surplus   
(deficit) $ 

(29,738) (8,515) 68,478 4,178 53,005 (39,017) 66,747 

   Mar 31, 2016 year-end levy    
fund balance $ 662,732 (3,278) 125,170 45,723 74,214 16,391 115,292 
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Table 2  Summary of Proposed BIA Budgets 2017-18 (p.3 of 3) 
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Budget year – current term 4 5 4 1 4 2 2 4 
Length of term (years) 5 5 5 7 5 5 5 5 
# of terms since inception 3 5 4 4 3 2 4 4 

         
A. PROPOSED BUDGETS ($)         
Appendix # P Q R S T U V W 

REVENUE         
Levy 225,000 599,821 660,000 841,500 187,000 275,000 877,610 865,000 
Non-levy (unrestricted) 0    2,500 0 1,500 2,650       0 37,500    8,200 
From Reserves 0  50,000 0 47,500 54,800 0 0 0 

          
TOTAL REVENUE 225,000 652,321 660,000 843,000 244,450 275,000 877,610 873,200 
          
EXPENSES         

Promotion 41,100 200,500 241,000 266,870 20,000  88,500 371,254 332,938 
Placemaking 104,500 173,000 117,500 199,140 111,550  77,000 209,433 191,050 
Community Safety 8,400 120,000 175,000 231,710 42,000 500 79,901 76,750 
Governance & 
Administration 

71,000 149,350 81,500 145,280 69,900  100,900 217,022 218,750 

Contingency 0 9,471 45,000 0 1,000 0 0 53,712 
         
TOTAL EXPENSES 225,000 652,321 660,000 843,000 244,450 275,000 877,610 873,200 
         
         
B. ADDITIONAL FINANCIAL 

INFORMATION 

        

         
2015-16 levy fund surplus  
(deficit) $ 

19,341 7,185 (69,179) 84,887 11,710 29,968 47,175 55,196 

Mar 31, 2016 year-end 
levy fund balance $ 

(6,594) 193,632 69,476 220,802 92,216 48,100 196,026 253,731 

 
Budgets as presented to/approved by BIA society memberships at their annual general 
meetings are attached as Appendices B – W. 
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Implications/Related Issues/Risk 
 
Financial  
 
The total requested funding for all 22 BIA societies is $11,700,546 representing an increase of 
$574,406 (approximately 5%) compared to the 2016-17 approved grants. 
BIA members (commercial property owners and business tenants) approve the BIAs’ budgets 
by vote at Annual General Meetings. As BIA levies average only about 5 percent of Class 5 and 
6 property owners’ commercial property tax bill, the overall impact on their tax bills is 
relatively small. To date, very few concerns have been registered about BIA budgets and the 
corresponding BIA tax levies in their areas. 
 
Should Council approve the BIA budgets and rating by-laws prepared for Council's enactment, 
these funds will be advanced to the BIA societies in April and recovered through the 2017 
property taxes. There is no net impact to the 2017 operating budget. 
 
 
CONCLUSION  
 
This report contains recommendations for the approval of twenty-two BIA budgets.  
 

 The combined levy for all 22 BIAs is approximately $11.7 million for fiscal 2017-18, an 
increase of approximately 5% compared with 2016-17. A portion of the expenditure provides 
tangible benefits to the City; e.g., in the upcoming year, the BIAs will collectively expend 
about $3.4 million on public realm enhancements and maintenance in the City’s commercial 
areas. The City’s cost is limited to administration of the BIA Program. 

 
Table 1 compares all 22 of the 2017-18 BIA budgets with their corresponding budgets from 
2016-17. A majority of the BIAs are proposing budget increases under 5%, four of the BIAs 
propose increases over 5%, and one BIA (Cambie Village) proposes a budget decrease of 10%. 
The proposed increases reflect higher costs for goods and services and/or expenditures 
earmarked for expanded BIA programs and initiatives. The largest increase (Strathcona BIA, 
26%) reflects this BIA’s strategic plan and expenditures for its 2017 – 2024 renewal term. 
 
The budgets of all the BIAs were approved by BIA memberships at their annual general 
meetings, and the proposed Business Promotion Schemes are in keeping with the spirit of the 
BIA legislation.  All the BIAs have complied with the requirements set out in the City's BIA 
Grant Allocation By-law (Appendix X). We have received all of the BIAs’ 2015-16 audited 
financial statements. As a result, this report recommends approval of the 2017-18 BIA budgets 
as submitted. 
  
 
 

* * * * * 
 
 
 
 
 
 
































































