
 

 
 

ADMINISTRATIVE REPORT 

 
 Report Date: November 16, 2010 
 Contact: Peter Vaisbord 

 Contact No.: 604.871.6304 
 RTS No.: 08889 
 VanRIMS No.: 08-2000-20 
 Meeting Date: November 30, 2010 
 
 
TO: Vancouver City Council 

FROM: Director of Planning 

SUBJECT: Approval of Council Initiative - Proposed Hastings Crossing BIA 

 
RECOMMENDATION 

A. THAT Council approve the Hastings Crossing Business Improvement Association 
as sponsor for the proposed Hastings Crossing BIA. 

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

proposed Hastings Crossing BIA, AND THAT Council forward the application of 
the Hastings Crossing Business Improvement 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 (2011-2016) funding-ceiling of $650,000 for the 
proposed Hastings Crossing 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.  
 
 
CITY MANAGER'S COMMENTS 

The City Manager recommends APPROVAL of the foregoing.  
 

A4 
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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 Hastings Crossing Business Improvement Association (HCBIA) 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 HCBIA as sponsor of, and to 
commence a Council Initiative for, the proposed Hastings Crossing BIA, and to forward the BIA 
application to Court of Revision.  
 
BACKGROUND 

 
The Downtown Eastside (DTES) Revitalisation Program has been underway for the past ten 
years.  This Program has employed an integrated planning approach that used community 
development, strategic actions, and intergovernmental initiatives to move forward the notion 
of “Revitalisation without Displacement” in the area.  Some of the key economic 
development initiatives include institutional structures such as Building Opportunities with 
Business (BOB), EMBERS and Community Benefit Agreements; development of Woodward’s and 
the Carrall Street Greenway as major economic drivers; marketing plans for existing BIAs; 
business plans and other supports for private and social enterprises; and the Heritage Building 
Rehabilitation Program.  As a complement to that, the DTES Planning Program has worked on 
a variety of community infrastructure programs and projects.  These programs reflect the 
City’s priorities for the area, including housing, heritage, and public realm improvements.  
The “Revitalisation without Displacement” approach is really about a vision of inclusivity – 
one that bridges all viewpoints.  Ongoing planning work strives to articulate and communicate 
a coherent vision for the area through the development of a DTES Community Strategy. 
 
The Strathcona BIA was established in 2000, with boundaries that included commercial 
properties and businesses in the Downtown Eastside east of Gore Avenue. This left commercial 
properties and businesses in the area west of Gore as one of the few parts of the Downtown 
Peninsula without the benefit of BIA services and programs. The area - which includes the 
Woodward’s /Victory Square area and the western portion of the Downtown Eastside - is 
adjacent to several other BIAs including Downtown Vancouver, Gastown and Chinatown. 
 
In the 1990s, staff explored the idea of a BIA for the Victory Square area along West Hastings 
and Pender Streets between Richards and Carrall, and since then have periodically fielded BIA 
inquiries from businesses interested in creating a ‘Crosstown’ BIA in the area west of Cambie 
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Street. During the past decade, both the Downtown and Gastown BIAs have considered the 
feasibility of expanding their boundaries to include portions of the area. In 2009, staff were 
approached by businesses interested in a BIA for the 500 block Beatty Street. With the recent 
completion and opening of Woodwards and SFU, the prospect of improved economic 
conditions has spurred renewed interest in the idea of a BIA in the wider area. 
 
The current BIA discussions were first raised in 2008 by the Portland Hotel Society (PHS) 
which, along with social enterprises Potluck Café and United We Can, saw a need and an 
opportunity to improve conditions in the area for both businesses and for the community 
generally. Their idea was to establish an ‘inclusive’ BIA that would work with the broader 
community to improve business conditions while creating opportunities for local residents, 
forge partnerships with community groups, and implement effective but community-sensitive 
business improvement programs. Those programs would include, but not be limited to, the 
encouragement of social enterprises as future tenants of currently-vacant storefronts. 
 
Initial meetings highlighted a number of crucial preconditions to success: 

 Appropriate involvement of Downtown Eastside community groups, recognizing that a 
BIA would be funded entirely by commercial property owners and their tenants 

 Developing a broad, representative steering committee, and finding an appropriate 
entity(ies) to lead the process 

 Developing a convincing business model that would be generally acceptable to both   
mainstream business and the broader Downtown Eastside community 

 
A Steering Committee was formed in April 2009, under the auspices of BOB, whose mandate 
includes working with social enterprises to provide economic opportunities for Downtown 
Eastside residents. The Vancouver Board of Trade (Inner-City Development Sub-Committee)  
agreed to take a lead role developing a Business Plan for the proposed BIA (Appendix D, p.40). 
The Inner City Development Subcommitte was formed in 2008 from the Board of Trade Small 
Business Council.  The subcommittee's focus in the DTES is small business support and business 
development without community displacement. 
  
DISCUSSION  

The proposed Hastings Crossing BIA is centred in the Woodwards/Downtown Eastside area, and 
forms an irregular area circumscribed, in part, by the boundaries of the adjacent Downtown 
Vancouver BIA (on the west and south), the Chinatown BIA (on the south), the Gastown BIA (on 
the north) and the Strathcona BIA (on the east). Boundaries follow Richards, Dunsmuir, 
Pender, Gore, the CPR right-of-way, and Columbia, and include a three-block section of Main 
Street between Hastings and Alexander.  The proposed BIA would contain the equivalent of 14 
city blocks. A map of the proposed boundary is attached as Appendix A. 
 
The Hastings Crossing Business Improvement Association proposes a Year 1 budget of $103,000 
representing an annual levy rate of $0.40 per $1,000.00 of assessed property value, or 
approximately 2.1% 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’ 2011 - 2012 
budget requests. 
 
The proposed funding-ceiling of $650,000 is the maximum amount that may be levied over the 
proposed Hastings Crossing BIA 5-year term. 
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Outreach Activities 
 
Outreach Process Overview  
 
The City requires groups wishing to establish a BIA to first conduct an ‘Outreach’ process 
designed to inform potentially affected commercial property owners and business tenants 
about the proposed BIA and possible costs, to engage owners and tenants in development of 
the proposal, to build consensus regarding BIA priorities and expenditures, and to gauge level 
of support. City staff participate by guiding and monitoring the process, and by explaining the 
BIA process at public meetings.  
 
BIA Outreach follows a fairly standard chronology, beginning with distribution of an ‘issues’ 
survey to determine owner and business priorities, and to scope local interest in the idea of a 
BIA. The survey is generally followed by several Outreach meetings open to all owners and 
businesses. The meetings take place over the course of several months, building towards a 
finalized BIA proposal. At the first meeting, the BIA concept is introduced, along with a review 
and discussion of business-area priorities. A draft budget is generally introduced and discussed 
at second or successive meetings, and a revised, completed budget is presented for informal 
assent at a final meeting. The Outreach process often concludes with a follow-up survey to 
gauge owner and tenant support or opposition, and to determine whether to proceed to 
Council. 
 
The Outreach process for the proposed Hastings Crossing BIA generally parallels the standard 
chronology for property-owner and business consultation, but significant work was undertaken 
prior to the normal outreach including identification of social enterprises and community 
partners, development of the Steering Committee and leadership, strategic planning, and 
development of a business model and Business Plan. Among the groups involved, consulted or 
notified were PHS, Potluck Café, United We Can, Central City Foundation, VanCity Community 
Foundation, Atira Women’s Resource Society, VANDU, Pigeon Park Savings, Centre A, W2, 
Salvation Army, Vancouver Women’s Health Collective/Lu’s Pharmacy, Jacob’s Well, Potter’s 
Place Mission, Artist’s Collectives at 108 East Hastings and 154 West Hastings, and Mission 
Possible. The Vancouver Board of Trade played a lead role in production of the Business Plan 
for the proposed BIA. 
 
A summary of the Outreach process follows: 
 
Initial Outreach 
 
The Hastings Crossing (originally ‘Corridor’) BIA Formation Committee began meeting in April, 
2009. The Committee began to identify key stakeholders and, after a series of stakeholder 
meetings, engaged in facilitated strategic planning that helped define the values, strategy, 
and business model for the proposed BIA. 
 
Issues Survey 
 
In November 2009, the Committee developed and distributed a survey to all commercial 
property owners and businesses in the proposed BIA area. The survey solicited responses to 
identify key business issues and priorities for inclusion in the Business Plan. The survey also 
asked respondents if they were interested in the idea of a BIA for their area. The Committee 
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reports that, of the 51 responses, 39 (76%)  replied ‘yes’ (interested), 7 (14%) replied ‘not 
sure’, and 5 (10%) replied ‘no’ (not interested). 
 
Business Plan 
 
The Committee began drafting the Business Plan in December 2009. The draft Plan was a 
‘work in progress’ that was revised and augmented in response to business and stakeholder 
input, and was finalized in November, 2010. As the Plan was a major undertaking for the 
group, a first draft was not ready for public discussion until the summer of 2010. 
 
Outreach Meetings 
 
Outreach meetings for property-owners and businesses were held in August, September and 
October 2010. Prior to each date, meeting notices, background information, and the City’s BIA 
Program brochure were mailed to all affected property-owners, and hand-delivered by 
Committee members and volunteers to all occupants of commercial premises, in the proposed 
BIA area. Committee members conducted further canvassing on foot prior to the meeting 
dates. Blogging and social media were also utilized prior to and after meetings. All meetings 
were held at the BOB storefront at 163 E. Pender, which is immediately south of the proposed 
BIA boundary. The meetings were attended by the City’s BIA Coordinator, who explained the 
BIA formation process, answered questions, and observed the proceedings. 
 
BIA ‘naming’ issues 
 
A review of the Outreach materials reveals a progression of names for the proposed BIA. The 
Steering Committee initially selected the name ‘Hastings Corridor’ as ‘brand’ or marketing 
concept for the proposed BIA and its businesses. Subsequently the (Burnaby) Heights 
Merchants Association (BIA) objected to the term as potentially confusing as several BIAs are 
located along the corridor from Downtown Vancouver to Burnaby. In response, the Steering 
Committee briefly used the term ‘Hastings Crosstown’, but Beatty Street had already been 
using the same term to describe its own area. Finally, the Steering Committee settled on 
‘Hastings Crossing’, which is the term used in this Report. 
 
First Outreach Meeting 
 
On August 12, 2010, the Steering Committee convened the first of three BIA outreach 
meetings. The meeting consisted of two sessions, at 3 pm and 6 pm, to provide options for 
attendance. Fourteen business tenants, property owners and community representatives were 
in attendance. Steering Committee members were also in attendance. Committee 
spokespersons reviewed the steps taken to date, summarized the results of the November 
2009 survey, and outlined the draft Business Plan for discussion.  
 
Second Outreach Meeting 
 
A second BIA Outreach meeting – held on September 5, 2010 was attended by 9 business and 
property owners. Although the invitation attracted fewer participants than the August  
meeting, none of those in attendance at the second meeting had also been at the first  
meeting. 
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The September meeting – like the August – featured afternoon and evening sessions. The 
Committee reviewed the BIA formation process and steps to date, and three BIA budget 
options ($100,000, 150,0000 and $191,379) were presented for discussion. The upper budget 
option of $191,379 was included in the discussion because the corresponding levy rate 
approximates the average for the six new BIAs formed since 2004. 
 
The meeting featured an review of the budget scenarios in relation to the priorities identified 
in the November 2009 survey, and to programs and services offered in other BIAs, and their 
relative costs. Answers to anticipated questions were provided in a Budget FAQ fact sheet 
distributed to all owners and businesses along with the meeting invitations.  
 
September Follow-up Survey 
 
A second survey of owners and businesses was conducted in late September 2010. The survey 
included information on the draft budget options with corresponding levy rates, and asked 
respondents to indicate their budget preference. Only 5 of 19 respondents indicated a budget 
preference. The survey also asked respondents whether or not they would support the BIA if it 
proceeded to formal notifications. Six responses were positive, with 13 negative. Nine of the 
13 negative responses were in the 100 blocks of Powell and Alexander Streets immediately 
east of the Gastown BIA, and in the 500 block Beatty Street between Dunsmuir and Pender. 
 
Final Outreach Meeting 
 
The final BIA outreach meeting was held on October 5, 2007. Five property owners and 
business tenants attended. Only one of those had attended a previous meeting. One of those 
in attendance was a Beatty Street property owner. Revised survey results were summarized, 
and levy estimates for the three budget options were available on request, with generally 
favourable responses. No clear budget preference emerged from this meeting. 
 
Boundary and Budget Adjustments 
 
The first objections regarding the proposed BIA had emerged in response to the meeting 
invitations for the September outreach meeting, and the post-meeting follow-up survey. Staff 
received calls from property owners in two areas: 1) 100 blocks of Powell and Alexander 
Streets east of Columbia, and 2) the 500 block Beatty Street. 
 
Callers in the Powell / Alexander area were near the Gastown BIA eastern boundary. Although 
not in that BIA, they reported a stronger identification with Gastown than with the broader 
Hastings community, and a history of ad hoc participation in Gastown BIA programs. One of 
the callers indicated they would support an expansion of the Gastown BIA into their block. 
 
The caller from Beatty Street had already contacted staff in 2009 about the idea of a BIA for 
the 500 block, which is developing its own distinct character. Similar to the Powell /Alexander 
callers, this caller felt it would not benefit Beatty Street to fall under a broader umbrella.  
 
Significantly, callers in both locations expressed support for creation of the proposed Hastings 
Crossing BIA in the broader area, but indicated that they would be mobilizing their 
neighbouring owners and businesses against inclusion of their specific areas. 
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After the October Outreach meeting, the Steering Committee met to review the BIA working 
boundaries and decided to remove a number of areas where support seemed unsure. The map 
attached as Appendix C shows the original and reduced BIA boundary with excluded areas 
shaded in grey. 
 
The exclusion of properties has the result of significantly increasing the levy on the remaining 
properties unless the overall budget/levy is reduced, thus reducing the levy rate. A decision 
was made to reduce all three budget options to correspond to the originally-published levy 
rates, yielding budget options of $70,000, $103,000 and $132,000. In the absence of a clear 
preference from survey returns and meetings, the Committee settled on a proposed budget of 
$103,000 (levy rate of $0.40 per $1,000 commercial value), with a funding ceiling of 
$650,000. 
 
Final Follow-up Survey 
 
In mid-November 2010, a follow-up survey was distributed within the reduced BIA area (map, 
Appendix A) to gauge support for the finalized BIA proposal. The survey included information 
about costs of the proposed BIA levy, and asked respondents whether or not they supported 
the BIA proposal and proposed $103,000 budget.  
 
The Committee reports 12 responses to the final survey with 10 responses supporting the BIA 
proposal, and 2 opposed. In response to all three surveys conducted between November 2009 
and November 2010 (not counting responses in the excluded areas) a total of 79 responses 
were received, including 21 property owners (15% of all owners) and 58 business tenants (13% 
of all tenants). Of the property owner responses, 17 (81%) supported the BIA proposal with 4 
(19%) opposed.  Of the tenant responses, 53 (91%) supported the BIA proposal, with 5 tenants 
(9%) opposing. 
 
Based on their surveys and general outreach, the Steering Committee (now the Hastings 
Crossing Business Improvement Association) believes the BIA proposal is generally supported. 
 
The Hastings Crossing Business Improvement Association formally applied to the City for 
consideration of a BIA on November 16, 2010.  A copy of their application letter,  
documentation of their outreach activities, and the Business Plan is attached as Appendix D. 
 
Staff Comments - Outreach and Support 
 
Staff are satisfied that the Hastings Crossing Business Improvement Association has notified all 
property owners and tenants within the proposed BIA boundaries.  
 
Staff attended three Outreach meetings held on August 12, September 5, and October 5, 
2010, respectively. The initial Outreach meeting was relatively well-attended, with 14 
owners/business tenants at the meeting. Despite best efforts on the part of the organizers, 
attendance at the remaining two meetings was disappointing, with only 9 and 5 persons 
respectively in attendance. Maintaining strong participation throughout a BIA Outreach 
process can be challenging. It is difficult to schedule meeting dates and times that work for 
all property owners and businesses, and most property owners reside outside proposed BIA 
areas. Business tenants may also live outside the area in which their business is located, and 
may find it difficult to spend additional time away from home. In the present case, staff 
attribute higher attendance at the first meeting as an indication that people were sufficiently 
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interested in, or concerned about, the prospect of a BIA in their area and wanted more 
information. Depending on the individual, diminished interest in later meetings could reflect 
either a comfort level (support), or discomfort and disengagement leading to possible 
opposition. 
 
Results from the Steering Committee’s surveys indicate that negative responses from property 
owners and tenants were 19% and 9% respectively. As responses were received from a total of 
21 property owners (15% of all owners), the results may not give a reliable indication of owner 
opposition. On the other hand, the 58 business responses (13% of businesses) likely provide a 
reasonable forecast of tenant opposition in response to a Council Initiative. Only nine percent 
of business tenants indicated opposition to the BIA proposal, well below Council’s ‘one-third’ 
policy for defeating a BIA. Because opposing businesses can be hesitant about expressing 
opposition to BIA organizers, the actual numbers against the proposal could be higher than 
surveys indicate. 
 
At the instruction of staff, the Steering Committee notices contained the name and telephone 
number of the City’s BIA Coordinator.  As of the date of this report, the Coordinator has 
received communication from a few individuals opposed to, or concerned about, the proposed 
BIA. As most of these are now in excluded areas, they will not be affected by a BIA levy and 
will not receive City notifications. 
 
FINANCIAL IMPLICATIONS 

There are no financial implications. 
 
CONCLUSION 

The Hastings Crossing Business Improvement Association is requesting that Council consider 
approval of the proposed Hastings Crossing BIA and 5 year funding ceiling of $650,000, 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 2011.  The results of the Hastings 
Crossing BIA Formation Committee’s outreach activities demonstrate fairly consistent support 
and relatively low opposition within the proposed reduced BIA boundary at this time. Staff 
recommend that Council proceed with the Initiative, noting that there will likely be some 
opposition to the BIA proposal from the business community, and also from some groups in the 
Downtown Eastside community generally. If Council approves the Hastings Crossing BIA at the 
Court of Revision, staff will report back for approval of the Year 1 budget along with all of the 
other BIAs’ 2011 - 2012 budget requests.  
 
 
 

* * * * * 
 


























































































































































