
 

 
 

ADMINISTRATIVE REPORT 

 
 Report Date: November 16, 2010 
 Contact: Peter Vaisbord 

 Contact No.: 604.871.6304 
 RTS No.: 08890 
 VanRIMS No.: 08-2000-20 
 Meeting Date: November 30, 2010 
 
TO: Vancouver City Council 

FROM: Director of Planning 

SUBJECT: Approval of Council Initiative - Proposed West Broadway BIA 

 
RECOMMENDATION 

A. THAT Council approve the West Broadway Business Improvement Association as 
sponsor for the proposed West Broadway BIA. 

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

proposed West Broadway BIA, AND THAT Council forward the application of the 
West Broadway 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 West Broadway 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.  
 
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.     
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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 West Broadway Business Association (WBBA) 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 WBBA’s successor – the West Broadway 
Business Improvement Association - as sponsor of, and to commence a Council Initiative for, 
the proposed West Broadway BIA, and to forward the BIA application to Court of Revision.  
 
BACKGROUND 

A business association, the Kitsilano Chamber of Commerce, has operated in this 
neighbourhood since 1934. In 2000-01, the Chamber sponsored a successful BIA proposal for 
nearby West 4th Avenue as part of a general strategy to strengthen Kitsilano’s shopping areas. 
In 2002, the Chamber sponsored a similar BIA proposal for West Broadway between 
Collingwood and Larch.  That proposal was discontinued due to significant opposition from 
property and business owners. However, members of the BIA steering committee regrouped as 
a committee of the Chamber (the West Broadway Business Committee) in order to continue 
supporting the street and its businesses. In 2008, the group incorporated the West Broadway 
Business Association (WBBA) as an independent not-for-profit society.  
 
Since 2002, the West Broadway Business Committee and successor WBBA have engaged in a 
number of activities to promote West Broadway businesses. The WBBA has been active in 
securing a Community Policing Centre for the neighbourhood, advocated successfully for 
replacement of ageing sidewalks, contributed to workshops on street trees and pavement 
design, implemented a sidewalk public art program (etched medallions with First Nations and 
Greek themes), provided input on the UBC line rapid transit study, participated in the annual 
Greek Day street festival, published a regular newsletter and maintained a website.  
 
The WBBA now believes it has approached the limits achievable by an association reliant on 
membership dues and volunteer effort, and those efforts are no longer sustainable. 
Therefore, in 2009, the WBBA decided to re-attempt establishment of a BIA, and contacted 
the City about starting the formation process. In December 2009, staff met with the group, 
explained the BIA formation process, and suggested they form a BIA steering committee as an 
initial step. If approved, the BIA will be governed by a new society (the West Broadway 
Business Improvement Association). 
 
DISCUSSION 

The proposed West Broadway BIA comprises 10 linear blocks of West Broadway between 
Collingwood and Larch Streets. A map of the proposed boundary is attached as Appendix A. 
 
The West Broadway Business Improvement Association proposes a Year 1 budget of $120,000 
representing an annual levy rate of $0.37 per $1,000.00 of assessed property value, or 
approximately 2.0% of commercial property taxes.  A copy of the proposed budget is attached 
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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 West Broadway BIA 5-year term. 
 
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 generally 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 West Broadway BIA generally parallels the standard 
chronology as follows: 
 
Issues Survey 
 
In April 2010, the WBBA developed a survey of business issues for distribution to all 375 
property owners and business tenants within the proposed BIA area (101 owners and 275 
businesses). The survey asked respondents to mark their priorities for West Broadway, and to 
indicate whether or not they were interested in formation of a BIA. 
 
Fifty-four completed survey responses were received, 52 from businesses (19% of businesses), 
one from a property owner 1% of owners) and one unspecified. Nineteen businesses and the 
one property owner responded specifically about interest in a BIA. Of the business responses, 
17 businesses (90%) responded ‘yes’, with one ‘no’ (5%) and one ‘maybe’ (5%). The one 
property–owner responded ‘maybe’.  
 
Special General Meeting of the West Broadway Business Association 
 
The WBBA leadership felt that prior to pursuing a BIA it should obtain a mandate to do so from 
the existing business association membership, which numbered about seventy-five members, 
including 70 business tenants (25% of total businesses) and 5 property owners (5% of owners). 
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To secure the desired mandate, a WBBA General Meeting was held late April 2010. Association 
members in good standing received formal notification of the meeting, but all businesses in 
the proposed BIA were invited to attend as observers. Because the invitation was broader 
than the WBBA membership base, the WBBA believes the General Meeting in essence 
constituted an initial meeting for BIA Outreach. WBBA directors presented the results of the 
issues survey, fielded questions, and led a discussion about the desirability of a BIA. As 
member feedback was favourable, the WBBA concluded that it had the membership mandate 
it needed to pursue the BIA formation process. 
 
Open-invitation Outreach Meetings 
 
In addition to the WBBA General Meeting, informal open-invitation Outreach meetings for 
property-owners and businesses were held in early June and late October 2010 at Kitsilano 
Community Centre and St James Community Square respectively. Prior to each date, meeting 
invitations and flyers, background information, and the City’s BIA Program brochure were 
mailed to all affected property-owners, and hand-delivered by WBBA members to all business 
tenants, in the proposed BIA area. The meetings were attended by the City’s BIA Coordinator, 
who explained the BIA formation process, answered questions, and observed the proceedings. 
 
First Outreach Meeting 
 
On June 8, 2010, the WBBA convened the first BIA Outreach meeting. Twenty-eight business 
tenants and property owners attended the meeting, including WBBA directors. The directors 
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 general 
support for continuing the BIA process, which was outlined. 
 
Final Outreach Meeting 
 
Sixteen business tenants and property owners, including WBBA directors, attended the second 
BIA Outreach meeting held on October 21, 2010. Although the numbers were significantly 
lower than the first meeting, the invitation attracted several new participants. Meeting 
invitation materials included a draft BIA budget for discussion. At the meeting, WBBA 
directors reviewed the process to date, outlined the budget and rationale, and fielded 
questions. Individual levy estimates were available on request, with generally favourable 
responses. An informal show of hands indicated support for the proposed BIA and budget 
(levy) of $120,000, a 5-year funding ceiling of $650,000, and proceeding with a BIA 
application. 
 
The Association (now the West Broadway Business Improvement Association) formally applied 
to the City for consideration of a BIA on November 12, 2010.  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 West Broadway Business Association has notified all property 
owners and tenants within the proposed BIA boundaries. Staff attended the open-invitation 
Outreach meetings held on June 8 and October 21, 2010, respectively. The initial Outreach 
meeting was well-attended, with 28 owners/business tenants at the meeting. Attendance at 
the final meeting was moderate by comparison, with only 16 persons at the meeting. 
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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 interested in, or concerned 
about, the prospect of a BIA in their area and wanted more information. WBBA directors are 
confident that diminished attendance at the later meeting does not reflect diminished 
support for the proposed BIA. Having hand-delivered meeting materials to every business, the 
WBBA reports virtually unanimous support for, and excitement about the BIA. 
 
Due to the apparent positive interest in the BIA proposal at this time, the WBBA elected not 
to conduct a follow-up survey to gauge levels of support or opposition. 
  
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 correspondence opposing the BIA from a manager representing several properties. 
There has been no other communication from property owners or businesses regarding the BIA 
proposal. 
 
FINANCIAL IMPLICATIONS 

There are no financial implications.  
 
CONCLUSION 

The West Broadway Business Improvement Association is requesting that Council consider 
approval of the proposed West Broadway 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.  As the results of the WBBA’s 
outreach activities demonstrate general support and minimal opposition to date, staff 
recommend Council proceed with the Initiative. If Council approves the West Broadway 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.  
 
 

* * * * * 










































































































































































