
 
 
 
 
 
 

 

CITY OF VANCOUVER 
 

ADMINISTRATIVE REPORT 

 
 Report Date: November 28, 2006 
 Author: Peter Vaisbord 
 Phone No.: 604.871.6304 
 RTS No.: 6220 
 VanRIMS No.: 11-2000-10 
 Meeting Date: December 12, 2006 
 
 
TO: Vancouver City Council 

FROM: Director of City Plans 

SUBJECT: Approval of Council Initiative - Proposed Fraser Street BIA 

 
RECOMMENDATION 

A. THAT Council approve the South Hill (Fraser Street) Merchants Association as 
sponsor for the proposed Fraser Street BIA. 

 
B. THAT Council approve commencement of a Council Initiative to establish the 

proposed Fraser Street BIA, AND THAT Council forward the application of the 
South Hill (Fraser Street) Merchants Association to a hearing of the Court of 
Revision. 

 
C. THAT the City notify the property owners and tenants in the area (outlined in 

Appendix A) of the proposed BIA and BIA levy. 
 

D. THAT Council approve a 5 year (2007 -2012) funding-ceiling of $525,000 for the 
proposed Fraser Street BIA, subject to Council approval of the BIA at the Court 
of Revision. 

GENERAL MANAGER'S COMMENTS 

The General Manager of Community Services recommends APPROVAL of the foregoing.  
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COUNCIL POLICY 

Section 456 of the Vancouver Charter gives Council the authority to create a Business 
Improvement Area (BIA).  Council may grant money to a BIA for planning and implementation 
of business promotion schemes provided that the money is recovered through a special 
property tax.     
 
Council policy with respect to the establishment of a BIA was approved on October 14, 1997 
as follows: 
  
A BIA may be established by Council Initiative; property owners and commercial tenants 
receive notification of the Initiative. The BIA will generally not proceed if one-third or more 
of the owners representing one-third of the assessed property value, or one-third of the 
tenants, counted separately, are in opposition.  

PURPOSE 

The South Hill (Fraser Street) Merchants Association (SHMA) has completed the first step in 
the process of establishing a new Business Improvement Area (BIA). The purpose of this report 
is to commence the second step, which is to approve the SHMA as sponsor of, and to 
commence a Council Initiative for, the proposed Fraser Street BIA, and to forward the BIA 
application to the Court of Revision.  

BACKGROUND 

Fraser Street merchants and property owners have been active over the years promoting 
business on Fraser Street – once known as the ‘Golden Mile’. In the 1960s, they worked with 
the City to create the collective parking lots behind the west side of Fraser Street between 
43rd and 49th Avenues. A business association was formed in 1984 and incorporated as the 
Fraser Business Association in 1988 to promote business on Fraser south of 33rd Avenue. The 
FBA mounted Christmas decorations, engaged in cleanup events, produced a business 
directory, and was instrumental in establishing one of the city’s first community policing 
offices. 
 
In 1999, the FBA initiated a BIA-formation process, which was marked by very low attendance 
at Outreach meetings and low survey return rates. A petition against the BIA proposal was 
submitted, covering a single block of Fraser Street. At the Council Initiative stage, few 
objections were filed, the BIA was approved, and the required BIA Designation by-law was 
enacted. Subsequently, a group of businesses organized an opposition campaign, opposed 
approval of the proposed budget, and delivered a petition to Council with signatures of over 
60% of the merchants. In the absence of a FBA budget approval, the Council of the day was 
itself not in a position to approve a BIA budget and levy. As part of a Council-mandated 
mediation process, a new FBA Board was elected and there was some optimism that the new 
Board would move forward with a revised BIA budget. Instead, differences of opinion among 
the Directors prevented further progress, and the FBA ceased to operate. As a result, the 
Fraser Street BIA was never funded, existed in name only, and expired in March 2004 at the 
end of its 5-year term. 
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In January 2003, a few former FBA directors and other interested merchants began to hold 
regular monthly meetings. The group was concerned about deteriorating business vitality, 
garbage and illegal dumping, increased safety and security issues, and the generally poor 
appearance of the area. The group also discussed working toward a possible new BIA for 
Fraser Street. By 2004, the group had registered a new society, the South Hill (Fraser Street) 
Merchants Association. The Association had become active on a number of fronts, including 
support for resident-led beautifications in the collective parking lots, advising the City on lot 
improvements, organising participation in Keep Vancouver Spectacular events, producing a 
merchant association newsletter, distributing an issues survey to Fraser Street Businesses, 
participating in the neighbourhood’s South Hill Festival, and providing significant input 
toward the Fraser Street transit and pedestrian improvements, as well as placement and 
colour coordination for the City’s street furniture program. The SHMA has also represented 
merchants’ interests to Council on issues such as neighbourhood safety, and the previously-
proposed Marine Drive Highway-Oriented-Retail rezoning applications. At an open meeting 
held in February 2006, there was general agreement to commence outreach for a new BIA 
application for Fraser Street.  

DISCUSSION 

The proposed Fraser Street BIA comprises ten blocks of Fraser Street between 41st and 51st 
avenues. A map of the proposed boundary is attached as Appendix A. 
 
The South Hill (Fraser Street) Merchants Association proposes a Year 1 budget of $105,000.00, 
representing an annual levy rate of $1.30 per $1,000.00 of assessed property value, or 
approximately 4.5% of commercial property taxes.  A copy of the proposed budget is attached 
for information as Appendix B. If Council approves the BIA at the Court of Revision, staff will 
report back for approval of the Year 1 budget along with all of the other BIAs’ 2007 - 2008 
budget requests. 
 
The proposed funding-ceiling of $525,000 is the maximum amount that may be levied over the 
proposed Fraser Street BIA 5-year term. 
 
Outreach Activities 
 
In February 2006, a BIA steering committee of the South Hill (Fraser Street) Merchants 
Association was formed to commence Outreach for a proposed BIA for Fraser Street. The 
committee met in March to draft Outreach materials, discuss potential boundaries, and to 
review potential budget requirements. 
 
In April 2006, the SHMA distributed an issues survey to all 350 property owners and business 
tenants in the proposed BIA (100 owners and about 250 businesses). The survey asked 
respondents to mark their priorities for Fraser Street, and to indicate whether or not they 
were interested in a BIA. Sixty-three responses were received, including 16 property-owners 
(16% of owners) and 47 business tenants (18.8% of tenants). Of the 16 property-owner 
responses, 11 (69%) were interested, 1 (6%) was not interested, and 4 (25%) were either not 
sure or did not answer the question. Of the 47 business responses, 31 (66%) were interested, 2 
(4%) were not interested, and 14 (30%) were either not sure or did not answer the question. 
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The April survey packages included a letter regarding the BIA proposal, background 
information on BIAs, the City’s BIA Program brochure, and a notice to attend a BIA Outreach 
meeting to be held in May. In early May, the same information was again distributed to all 
property owners and business tenants. Notice of the meeting was translated into Chinese and 
Punjabi. 
 
On May 16, 2006, the SHMA convened the first of three BIA outreach meetings, to which all 
property owners and business tenants were invited. All three meetings were attended by the 
City’s BIA Coordinator, who explained the BIA formation process, answered questions, and 
monitored the proceedings. Eleven property owners and 5 business tenants attended the 
initial meeting, including steering committee members. The SHMA summarized the results of 
the April survey, explained how the results would be used to develop a BIA proposal, and 
invited discussion. An informal show of hands indicated unanimous support for continuing the 
BIA process. 
 
In mid-June, a second set of packages were distributed. The packages included a notice for 
meeting #2, background information on the BIA process, and a draft BIA budget for discussion. 
 
The second BIA Outreach meeting – attended by only 8 property owners and 6 businesses - was 
held on June 26, 2006. Survey results were summarized, and a draft BIA budget was presented 
for discussion. Levy estimates were available on request, with generally favourable responses. 
An informal show of hands indicated general (but not unanimous) support, among those 
present, for a BIA proposal and budget at $105,000. 
 
During the Outreach meeting, a property owner/merchant produced an opposition petition 
signed by approximately 70 businesses and by 11 property owners, excluding duplicate 
signatures and addresses outside the proposed BIA boundary. The petition states that the 
undersigned “oppose the Business Improvement Area (B.I.A.), because it will further increase 
property taxes. The property taxes have gone up by approximately 25% this year”. For 
information, one-third of the business tenants would be 83 tenants, and one-third of the 
property owners would be 33 owners. 
 
After reviewing the petition and contacting some of the signatories, the steering committee 
was of the opinion that the contents were not determinative, and that there was value in 
continuing the BIA Outreach process. Accordingly, the steering committee reviewed the 
proposed BIA budget line items and budget allocations on the basis of the input given the 
June 26 meeting. A package was distributed in mid-October containing background materials 
previously distributed, a summary of the process to date, the proposed BIA budget, and a 
meeting notice. 
 
In late October, the City was contacted by the property owner/merchant who had presented 
the opposition petition in June. The caller expressed displeasure that the BIA process was still 
active in view of the opposition signatures, claiming that 80% of Fraser Street merchants were 
opposed to the BIA. The caller also expressed disappointment with the City’s level of 
enforcement of time limits in the collective parking lots located behind businesses to the 
west of Fraser. The caller also expressed the view that Fraser Street owners and businesses 
could not afford the overhead of both the collective parking levy and an additional BIA levy of 
$105,000. The caller suggested charging an hourly fee in the parking lots, to generate revenue 
to offset the collective parking levy. This information was forwarded by staff to steering 
committee representatives.  
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The third BIA outreach meeting was held on November 1, 2006. Six property owners and 20 
business tenants attended, including the owner/merchant who had previously submitted the 
petition. During the course of the meeting, the owner/merchant raised the issues of parking 
lot enforcement and pay parking, and there was general agreement that the SHMA should 
pursue these matters as a priority. (The SHMA subsequently invited Parking Branch staff to 
meet with commercial property owners and merchants to discuss parking lot issues and 
opportunities. At that meeting, held in mid-November, there was consensus on next steps for 
enforcement of parking time limits, but consensus was not achieved on the issue of charging 
an hourly rate in the lots). 
 
Finally, a budget revision to re-allocate a proposed expenditure from a lower priority item to 
augment a higher priority item was supported.  An informal show of hands indicated general 
(but not unanimous) support for the proposed budget, a $525,000 5-year funding ceiling, and 
proceeding with a BIA application. 
 
Following the November meeting, an exit survey was distributed to gauge support for the BIA 
proposal. Due to a short timeline, fewer than 20% of the property owners and business 
tenants received a survey form. The survey was e-mailed to approximately 30 individuals on 
the steering committee’s contact list, and SHMA committee-members hand-delivered 
additional surveys on portions of Fraser Street. About 60 surveys were distributed in total. 
The survey was headed by information about individual costs of the proposed BIA levy, and 
asked respondents whether or not they supported the BIA proposal. Forty-seven completed 
surveys (13% of owners and tenants) were returned. The respondents included 6 property 
owners (6% of owners) and 41 tenants (16% of tenants).  Of the property owner responses, 6 
(100%) supported the BIA proposal, with no owners opposed.  Of the tenant responses, 36 
(88%) supported the BIA proposal, with 5 tenants (12%) opposed. 
 
Based on their surveys and general outreach, the SHMA believes the BIA proposal is generally 
supported. 
 
The South Hill (Fraser Street Merchants Association formally applied to the City for 
consideration of a BIA on November 9, 2006.  A copy of their application letter and 
documentation of their outreach activities is attached as Appendix C. 
 
Staff Comments - Outreach and Support 
 
Staff are satisfied that the South Hill (Fraser Street) Merchants Association has notified all 
property owners and tenants within the proposed BIA boundaries.  Staff attended three 
Outreach meetings held on May 16, June 26, and November 1, 2006, respectively. The initial 
two Outreach meetings were poorly attended, with only about 15 persons at each meeting. 
Attendance improved for the final meeting, with 26 persons participating. 
 
Although participants at Outreach meetings were generally supportive of the BIA proposal, a 
significant number of property owners and business tenants appear to be opposed to, or have 
concerns about, the BIA proposed BIA levy. In addition, one or more of these may be 
motivated to organize further opposition signatures, as evidenced by the petition submitted 
in late June. Around 70 businesses and 11 property owners signed the June petition. As one-
third of 250 businesses is 83 businesses, 70 signatures is fewer than the one-third that would 
be required by Council policy to defeat the BIA proposal, should the same number of 



Approval of Council Initiative - Proposed Fraser Street BIA 6 
 

objections be received at the Council Initiative stage. However, the number of signatures is 
significant, and raises some concern regarding level of support and opposition at the Outreach 
stage of the process. Although opponents claim that 80% of business tenants are against the 
BIA, this number is strongly disputed by the SHMA. The SHMA claims that, due to questionable 
circumstances, results of the opposition petition do not reflect merchant opinion regarding 
the BIA. 
 
By comparison, the exit survey conducted by the SHMA involves fewer signatures than the 
opposition petition (47 versus 81), but each signature is on a separate survey document 
headed with accurate information about the BIA and its estimated cost. Results from the exit 
survey indicate that negative responses from property owners and tenants were 0% and 12% 
respectively, significantly below Council’s ‘one-third’ policy. However, as opposition 
businesses can be hesitant about expressing opposition to BIA organizers, surveys conducted 
by BIA applicants tend to reflect supporter responses. 
 
Unless the SHMA and its opponents resolve their differences, a further opposition petition will 
likely be circulated prior to Council consideration of the application at Court of Revision. 
 
At the instruction of staff, the SHMA notices contained the name and telephone number of 
the City’s BIA Coordinator.  As of the date of this report, the Coordinator has received two 
calls from individuals opposed to the BIA. 
 

FINANCIAL IMPLICATIONS 

There are no financial implications. 
 

CONCLUSION 

The South Hill (Fraser Street) Merchants Association is requesting that Council consider 
approval of the proposed Fraser Street BIA and 5 year funding ceiling of $125,000, and has 
asked that their application be forwarded by way of Council Initiative, to a Court of Revision, 
in order that the BIA may commence operations in April 2007.  The results of the SHMA’s 
outreach activities indicate a significant core of support, but also active opposition, as 
evidenced by a petition received in late June. The number of petition signatures suggests 
there may be significant opposition at this stage in the process, but it is not clear whether the 
actual level of opposition is sufficient to defeat the proposed BIA. The SHMA believes that the 
petition is not indicative of merchant opinion, and that the BIA is generally supported. Staff 
recommend that Council proceed with the Initiative, but caution that a group of businesses is 
strongly opposed to the BIA, and that further opposition petitions my be circulated. If Council 
approves the Fraser Street BIA at the Court of Revision, staff will report back for approval of 
the Year 1 budget along with all of the other BIAs’ 2007 - 2008 budget requests.  
 

* * * * * 




















































































