
 
 
 
 
 
 

 

CITY OF VANCOUVER 
 

ADMINISTRATIVE REPORT 

 
 Report Date: November 28, 2006 
 Author: Peter Vaisbord 
 Phone No.: 604.871.6304 
 RTS No.: 6219 
 VanRIMS No.: 11-2000-10 
 Meeting Date: December 12, 2006 
 
 
TO: Vancouver City Council 

FROM: Director of Planning 

SUBJECT: Approval of Council Initiative - Proposed Broadway & Commercial BIA 

 
RECOMMENDATION 

A1. THAT Council approve the Broadway & Commercial Business Association as 
sponsor for the proposed Broadway & Commercial BIA, subject to 
Recommendation A2. 

 
A2. THAT, should the Commercial Drive Business Society amend its By-laws 

(geographic mandate) to include the proposed Broadway & Commercial BIA, 
THAT Council approve the Commercial Drive Business Society (instead of the 
Broadway& Commercial Business Association), as sponsor for the proposed 
Broadway & Commercial BIA. 

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

proposed Broadway & Commercial BIA, AND THAT Council forward the 
application of the Broadway & Commercial Business 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 3 year (2007 -2010) funding-ceiling of $600,000 for the 

proposed Broadway & Commercial BIA, subject to Council approval of the BIA 
at the Court of Revision. 
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E. THAT, if prior to enactment of the BIA Designation By-law, the Commercial 
Drive Business Society extends its geographic mandate to include the proposed 
BIA, the BIA be established as the ‘Commercial Drive (Expansion Area) BIA’.  

GENERAL MANAGER'S COMMENTS 

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

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 Broadway and Commercial Business Association (BCBA) 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 a society as sponsor of, and to commence 
a Council Initiative for, the proposed Broadway & Commercial BIA, and to forward the BIA 
application to the Court of Revision. The Broadway & Commercial Business Association 
formally applied to the City for consideration of a BIA on November 1, 2006.  A copy of their 
application letter is attached as Appendix C. 
 
The Commercial Drive Business Society (sponsor for the existing Commercial Drive BIA) has 
agreed in principle to expand its geographic mandate to include the proposed Broadway & 
Commercial BIA. As the CDBS membership must still approve amendment of their society by-
laws at a General Meeting, this Report provides alternative recommendations for approval of 
either the Commercial Drive Business Society or the Broadway & Commercial Business 
Association as sponsor for the proposed BIA, contingent on amendment of the CDBS by-laws. A 
copy of the CDBS letter of intent, dated November 14 2006, is attached as Appendix D.  

BACKGROUND 

The Broadway & Commercial area was excluded from the existing Commercial Drive BIA 
established in April 2000, the southern boundary of which is the Grandview Cut. The Cut was 
seen, not only as a natural boundary between ‘The Drive’ and the Broadway & Commercial 
area immediately to the south, but also as a line marking a transition in character from the 
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Drive’s neighbourhood-pedestrian retail, to transit hub and fast food node at Broadway & 
Commercial. In drawing the original BIA boundary, the CDBS was also concerned about 
‘inheriting’ safety and security issues associated with the Broadway & Commercial area. 
 
In May 2001, the City engaged the services of a planning consultant to interview key 
commercial property owners and businesses in the Broadway & Commercial area. The purpose 
of the consultancy was to elicit local issues and priorities from a business perspective, and to 
gauge interest in creation of a local business association and ultimately a BIA. A modest 
number of businesses did express interest, and a series of meetings followed, arranged by the 
consultant and attended by BIA Program staff. In early 2002, the group (as the ‘Broadway & 
Commercial Business Association’) decided to survey other local businesses as the first step in 
a BIA Outreach process. After BIA Outreach meetings in October 2002 and April 2003, the 
process lapsed due to difficulties maintaining leadership and momentum. 
 
In February 2006, BIA Program staff were contacted by SkyTrain representatives, who over 
the previous year had been holding meetings to discuss safety and security concerns with a 
group of businesses, local CPCs, and representatives of the VPD and Transit Police. The group 
was interested in a BIA as a possible vehicle for addressing these concerns. As a result of two 
informational meetings held in March 2006, a local business person accepted leadership 
responsibility, and a BIA steering committee was established. 
 
Free-standing BIA vs. Commercial Drive BIA expansion 
 
One of the key questions raised at the outset of the current BIA discussions is whether it 
would be preferable to establish a ‘free-standing’ BIA limited to the proximate Broadway & 
Commercial area, or to request the Commercial Drive Business Society to extend the 
Commercial Drive BIA south to include the Broadway & Commercial area. The question has 
generated mixed responses, but the steering committee leadership clearly prefers the 
expansion scenario, which would take advantage of the economies of scale in a larger BIA and 
the organizational capacity of the Commercial Drive Business Society, which has been 
managing the existing BIA since 2000. 
 
Representatives of the Commercial Drive Business Society have attended Outreach meetings 
for the proposed Broadway & Commercial BIA, and have met with steering committee 
leadership. The steering committee has subsequently requested the CDBS to consider 
expanding its geographic mandate to include the proposed Broadway & Commercial BIA area. 
In response, the CDBS proposed conditions under which it would consider expansion. Their 
conditions include the participation of Broadway & Commercial representatives in CDBS 
governance, and a minimum levy contribution of $150,000 from Broadway & Commercial 
owners and businesses for three years. The minimum levy contribution reflects the projected 
cost of safety and security initiatives in the Broadway & Commercial area. At the CDBS AGM 
held September 25, 2006, the membership voted unanimously to authorize the CDBS Board of 
Directors to negotiate, on acceptable terms, inclusion of the Broadway & Commercial area in 
the operations of the existing BIA. On November 14 2006, the City received a letter from the 
CDBS indicating its intention to extend its society mandate to include Broadway & Commercial 
properties. Accordingly, if Council approves the proposed Broadway & Commercial BIA at the 
February 2007 Court of Revision, the CDBS intends to hold an Extraordinary General Meeting 
to amend its society by-laws, and states that the Directors will recommend approval. 
However, if the CDBS general membership votes against the society by-law amendment, the 
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Broadway & Commercial Business Association is prepared to manage a free-standing Broadway 
& Commercial BIA. 
 
The CDBS requirement for a minimum $150,000 contribution from the Broadway & 
Commercial area also presents a technical issue: a simple expansion of the existing 
Commercial Drive BIA area would not generate a $150,000 levy from the Broadway & 
Commercial area, because the BIA levy rate required to do so would be significantly higher 
than that currently levied in the existing BIA ($2.68 per thousand dollars of assessed property 
value in Broadway & Commercial versus $1.96 in the Commercial Drive BIA). The only way to 
achieve a differential levy rate is to enact a separate BIA Designation By-law for the Broadway 
& Commercial area with its own levy rate. In that scenario, the CDBS would technically 
manage two BIA designations: the existing ‘Commercial Drive BIA’, and the new ‘Commercial 
Drive (Expansion Area) BIA’. The CDBS membership would approve an amended 2007-2008 
budget to reflect the additional $150,000 revenue from the new BIA. Levies generated by the 
two BIA by-laws would be consolidated for the purpose of disbursement to the CDBS as BIA 
sponsor. The Commercial Drive (Expansion Area) BIA would be set for a three year term 
expiring at the same time as the existing Commercial Drive BIA in March 2010 after which, on 
BIA renewal, the two areas could be consolidated into a single BIA if desired.  

DISCUSSION 

The proposed Broadway & Commercial BIA comprises five blocks of Commercial Drive 
between Grandview Cut and Thirteenth Avenue, as well as commercial properties along the 
partial blocks of E. Broadway and E. 10th Avenue flanking Commercial Drive. A map of the 
proposed boundary is attached as Appendix A. To provide context, a map showing the existing 
Commercial Drive BIA in relation to the proposed BIA is attached as Appendix B. 
 
The BCBA proposes a Year 1 budget of $150,000.00, representing an annual levy rate of $2.68 
per $1,000.00 of assessed property value, or approximately 9.5% of commercial property 
taxes.  A copy of the proposed budget is attached for information as Appendix E. 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. If the proposed BIA 
comes under the administration of the Commercial Drive Business Society, its budget will be 
consolidated as part of the CDBS Year 3 budget. 
 
The proposed funding-ceiling of $600,000 is the maximum amount that may be levied over the 
proposed Broadway & Commercial BIA 3-year term. 
 
Outreach Activities 
 
In March 2006, after two initial informational meetings, a BIA steering committee was 
established to commence an Outreach process for potential BIA formation. Under the name of 
the Broadway & Commercial Business Association, the steering committee distributed an 
issues survey to 92 property owners and business tenants in the proposed BIA. The total 
number of owners and businesses in the area is around 230: 68 owners and about160 
businesses; the steering committee explains the discrepancy as the presence of two medical 
buildings where all doctors were represented by a lead doctor in each building. 
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The survey asked respondents to mark their priorities for the Broadway & Commercial area, 
and to indicate whether or not they were interested in a BIA. The results were tabulated in 
April 2006. Of the 92 surveys distributed, 68 were returned (74% response rate), including 15 
property-owners (22.1% of owners) and 53 business tenants (33.1% of tenants). Of the 68 
responses, 51 (75%) were interested in a BIA, 6 (9%) were not interested, and 11 (16%) were 
undecided. 
 
In April and May, the steering committee developed a draft plan based on the issues and 
priorities identified by survey respondents, the top three priorities being Safety & Security, 
Street Maintenance, and Area Beautification. 
 
In early May, packages were distributed to all property owners and business tenants. The 
packages included background information on BIAs, re-issued survey forms, copies of the 
City’s BIA Program brochure, and notices to attend a BIA outreach meeting. 
 
On May 17 2006, the steering committee 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. Ten owners and business tenants, including four 
steering committee members attended the initial meeting. Committee members summarized 
the results of the March survey, explained how the results would be used to develop a BIA 
proposal, and invited discussion. Comments were largely supportive. Discussion about the 
relative merits of pursuing a ‘free-standing’ BIA, versus potential expansion of the existing 
Commercial Drive BIA, was not conclusive.  
 
In early June, a second set of packages were distributed, containing meeting notifications and 
agendas, copies of the City’s BIA Program pamphlet, tabulated results from the March survey, 
and a draft BIA proposal and budget.  
 
The second BIA Outreach meeting – attended by 6 owners / businesses, including 3 steering 
committee members - was held on June 27, 2006. Survey results were summarized, and a 
draft annual budget of $100,000 was presented for discussion. Levy estimates were available 
on request, with generally favourable responses. 
 
In early August, representatives of the steering committee met with representatives of the 
Commercial Drive Business Society to discuss potential expansion of the existing Commercial 
Drive BIA. CDBS representatives indicated that the proposed $100,000 annual budget would be 
insufficient to address the significant safety and security issues in the Broadway & 
Commercial area, as well as other needed BIA programs and projects, and expressed 
unwillingness to expand into the Broadway & Commercial area if that would entail re-
allocation funds from existing CDBS programs. CDBS representatives suggested a minimum 
levy contribution of $150,000 from the Broadway & Commercial area as a pre-condition of 
expansion. Accordingly, the steering committee resolved to increase the proposed budget to 
$150,000, and to schedule a third Outreach meeting in early September to gauge support for 
the budget revisions. In turn, the CDBS Board agreed to include the issue of expansion as an 
agenda item at its September AGM. 
 
In early September, steering committee members went door-to-door advising businesses of a 
third Outreach meeting wherein the increased budget proposal would be discussed. As printed 
notices were not distributed, property owners located outside the area did not receive 
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notification of the revised budget proposal. The Outreach meeting was held on September 13, 
2006. Revised budgets, based on $150,000, were available at the meeting. Unfortunately, 
only five owners /businesses attended the Outreach meeting, including two steering 
committee members. BIA Program staff advised that, in view of poor attendance, the steering 
committee would need to survey property owner and business support for the BIA on the basis 
of the increased budget. 
 
In November, an exit survey was distributed by hand to property owners and business tenants. 
The survey, which asked respondents whether or not they support the BIA proposal, was 
prefaced with information for estimating individual charges based on $150,000. Nineteen 
completed surveys (8.3% of owners and tenants) were returned. The respondents included 2 
property owners (2.9% of owners) and 17 tenants (10.6% of tenants). All respondents 
supported the BIA proposal.   
 
Based on their surveys and general outreach, the steering committee believes the BIA 
proposal is generally supported. Documentation of their outreach activities is attached as 
Appendix F. 
 
Staff Comments - Outreach and Support 
 
Staff are satisfied that the Broadway & Commercial Business Association has notified all 
property owners and tenants within the proposed BIA boundaries.  Staff attended three 
Outreach meetings held on May 17, June 27, and September 13 2006, respectively. 
Attendance at the meetings was very disappointing, with less than a dozen property owners 
and businesses present at any of the meetings, and fewer than twenty participating in total. 
Low participation rates may reflect cultural or other factors, but can also be a sign of poor 
understanding or awareness of a BIA proposal. In some cases, lack of participation may be 
indicative of underlying opposition. In these cases, an exit survey may be the only way to 
estimate potential support or opposition to a BIA application. 
 
For a number or reasons, Broadway & Commercial’s exit survey may not be a reliable 
indicator of support of opposition. First, because the survey was delivered door-to-door to 
businesses, but not mailed to the property owners, the only owners to receive a survey were 
those who also operate a business from their property. Secondly, it appears that hand-
delivery of the survey may have been inconsistent. Thirdly, the survey preamble contained an 
error in the one of the cost estimates – showing the cost per small shop owner at only 50% of 
the likely amount. Also, the absence of any negative survey returns is unlikely to reflect 
actual opposition to the BIA, despite a business-tenant response-rate of 11%; As opposition 
businesses can be hesitant about expressing opposition to BIA organizers, surveys conducted 
by BIA applicants tend to reflect supporter responses. 
 
Because of low participation rates, and less-than-reliable exit survey results, it is difficult for 
staff to estimate the potential level of opposition should the BIA application be forwarded to 
Court of Revision. Although low participation rates can be indicative of lack of understanding 
about a BIA proposal, or underlying opposition, no opposition has surfaced to date. 
 
At the instruction of staff, the BCBA notices contained the name and telephone number of the 
City’s BIA Coordinator.  As of the date of this report, the Coordinator has received no calls or 
other communication from individuals opposed to the BIA. 
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FINANCIAL IMPLICATIONS 

There are no financial implications. 
 

CONCLUSION 

The Broadway & Commercial Business Association is requesting that Council consider approval 
of the proposed Broadway & Commercial BIA and 3 year funding ceiling of $600,000, 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. Due to low property-owner and 
business participation, and weak exit-survey results, the BCBA’s outreach activities do not 
provide reliable gauge of support or opposition at this stage in the process. However, as there 
is currently no indication of opposition, staff recommend that Council commence a BIA 
Initiative, and forward the application to Court of Revision. 
 
If the proposed BIA is approved, the Commercial Drive Business Society will hold an 
Extraordinary General Meeting to consider extending the CDBS geographic mandate beyond 
the existing Commercial Drive BIA to include the proposed Broadway & Commercial BIA. If 
approved by the CDBS membership, the extended mandate would permit the CDBS to manage 
the new BIA area as an expansion of the Commercial Drive BIA. If the amendment is not 
approved by the CDBS membership, the Broadway & Commercial Business Association will 
manage the BIA as sponsor society. 
 
If Council approves the new 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. If the BIA is 
managed by the Commercial Drive Business Society, the budget for the new BIA will be 
consolidated as part of the Commercial Drive BIA 2007 – 2008 budget request.  
 

* * * * * 




























































