
 

 
 

ADMINISTRATIVE REPORT 
 

 
 Report Date: November 26, 2014 
 Contact: Jane Pickering 
 Contact No.: 604.873.7456 
 RTS No.: 10779 
 VanRIMS No.: 08-2000-20 
 Meeting Date: December 16, 2014 
 
 
TO: Vancouver City Council 

FROM: General Manager of Planning and Development Services 

SUBJECT: Approval of Council Initiative - Proposed Hastings North BIA Mid-term 
Expansion 

 
RECOMMENDATION   
 

A. THAT Council approve the Hastings North Business Improvement Association as 
sponsor for the Hastings North BIA Expansion Area.  

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

Hastings North BIA, (3 year term for expansion area commencing April 1, 2015);  
 
FURTHER THAT Council forward the application of the Hastings North Business 
Improvement Association to a hearing of the Court of Revision. 

 
C. THAT the City notify property owners and tenants within the expansion area 

(shaded properties in Appendix A) of the proposed BIA expansion and levy. 
 
D. THAT Council approve a 3-year (2015-2018) funding-ceiling of $456,000 for the 

Hastings North BIA Expansion Area, subject to Council approval of the 
expansion. 

 
 
REPORT SUMMARY   
 
 The Hastings North Business Improvement Association (HNBIA) has applied for 

expansion of the Hastings North BIA through creation of a second BIA designation 
by-law to be named the Hastings North Expansion Area BIA (area to be managed by the 
HNBIA). The designation by-law would have a 3-year term that would expire at the 
same time as the existing Hastings North BIA by-law. On renewal, it is expected that 
the areas covered by the existing and expansion by-laws would be merged into one 
by-law covering the enlarged Hastings North BIA .The purpose of this report is to 
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advance the expansion process by approving a Council Initiative to expand the Hastings 
North BIA. 

 
 
COUNCIL AUTHORITY/PREVIOUS DECISIONS  
 
 Council policy for the renewal of a BIA was approved on July 30, 1992, and for the 

establishment and expansion of a BIA on October 14, 1997, as follows:  
 

A BIA is established, renewed, and/or expanded by Council Initiative process; under a 
Council Initiative, affected property owners and commercial tenants receive a 
notification that sets out a description of the Initiative, the designated area, and the 
estimated annual charge and rate. The notification includes instructions for filing 
objections to the Initiative, which are reported to Council after they are received and 
tabulated. Council also hears delegations as to whether or not the Initiative should 
proceed. The Initiative generally will not be approved if one third or more of the 
owners, representing one third of the assessed property value, or one third of the 
tenants, counted separately, submit objections. 
 
Section 458 of the Vancouver Charter permits Council to alter (reduce or expand) BIA 
boundaries, or to merge two or more BIA areas, in the same manner as that provided 
to establish a BIA, except that only the proposed expansion-area property owners and 
commercial tenants receive City notification of the Initiative. 
 
Section 456(2)(b) of the Vancouver Charter requires that the by-law establishing a BIA 
must set a cumulative total amount (funding ceiling) over the term of the by-law. 
Rather than amending the existing BIA by-law to set a higher ceiling, a separate BIA 
‘expansion-area’ by-law may be enacted with a separate funding ceiling. The 
expansion by-law can be timed to expire at the same time as the existing BIA by-law so 
that the two by-laws can be merged at the time of BIA renewal. In 2007 Council 
expanded the Commercial Drive BIA by enacting a by-law to designate a Commercial 
Drive Expansion Area BIA for a three-year term to expire in 2010, when the existing 
and expansion areas were then combined as one by-law.  
 
 

CITY MANAGER'S/GENERAL MANAGER'S COMMENTS  
 

The City Manager and the General Manager of Planning and Development Services 
recommend APPROVAL of the foregoing. 

 
 
REPORT   
 
Background/Context  

 
BIA Expansion Process Overview 
  
The expansion process has two basic steps as described below – the first is the BIA’s 
role and the second is the City’s role: 
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Step 1  
 
The Hastings North Business Improvement Association (HNBIA) has completed the first 
step in the BIA expansion process, which involves consultation with the proposed 
expansion-area property and business owners regarding BIA expansion and cost 
(“expansion outreach”). The expansion also received approval in principle from 
HNBIA’s existing membership at its Annual General Meeting in September. The 
approved resolutions included a) formally requesting the City to consider BIA 
expansion; b) stipulating an expansion term and funding-ceiling1 for the expansion-
area BIA designation by-law c) approving a first-year renewal budget (levy) for the 
expansion area (Appendix B1). The HNBIA renewal outreach is summarized in this 
report based on outreach documentation provided by the HNBIA (Appendix C).  
 
Step 2 
  
Expansion Step 2 requires Council approval of the recommendations in this report as 
follows: a) to confirm the Hastings North Business Improvement Association as sponsor 
of the Hastings North BIA; b) to approve a Council Initiative to expand the Hastings 
North BIA, which means the City will notify the affected expansion-area property 
owners and tenants prior to Council approval or rejection of the Initiative; c) to 
forward the expansion application to Court of Revision, and; d) subject to final Council 
approval, to approve the proposed funding ceiling for the proposed BIA expansion 
area.  
 
If, after notification of owners and businesses, Council approves the BIA expansion, 
staff will report back for approval of the HNBIA 2015-2016 budget (existing plus 
expansion area) along with all of the other BIAs’ 2015 - 2016 budget requests. Although 
Council does not approve the proposed expansion-area year-1 budget at this stage in 
the BIA renewal process, a copy of the proposed budget is attached to this report for 
reference, to indicate the anticipated costs in the proposed expansion area (Appendix 
B1). This addresses Vancouver Charter section 506(2), which requires the City’s formal 
notification to include an estimate of each property owner’s expected contribution. 
 
BIA Expansion Outreach - Background 
 
In this section, additional information is provided on the overall approach to expansion 
outreach and reporting outlined as Step 1. The section that follows provides 
background and strategic analysis for the proposed Hastings North BIA expansion.  
 
As part of a proposed expansion, BIAs are required to conduct outreach to the 
commercial property owners and business tenants within the proposed expansion area. 
The City has set minimum requirements for outreach, which include distribution of 
information about BIA expansion and possible costs, proposed budgets, and surveys of 
owner and tenant issues and views.  BIAs are also required to hold open meetings to 
discuss expansion issues and gauge support. 

1 Vancouver Charter section 456(2) (b) stipulates that Council, by by-law, must establish the 
maximum amount of money to be granted to a BIA applicant. A ‘funding ceiling’ is the 
cumulative maximum amount, over the current BIA term, which may be granted and then 
recovered by way of a levy on parcels of real property within a BIA. 
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BIAs retain and submit all materials generated as part of the expansion outreach. The 
materials are reviewed and attached to the Council report as supporting evidence of 
outreach (Appendix C).  
 
Subsequently, as part of the Council Initiative (Step 2), all expansion-area property 
owners and business tenants will receive a notification from the City, if approved in 
the Recommendations in this report, to which they can respond before a final decision 
on BIA expansion is made by Council. 
 

Strategic Analysis  
 
BACKGROUND 
 
The Hastings North BIA was one of three BIAs established in 2001, along with the 
Collingwood and Kitsilano Fourth Avenue BIAs. The BIA was last renewed in 2011 for a 
third term (7 years) which expires at the end of March 2018. The Hastings North 
Business Improvement Association (HNBIA) wishes to expand the BIA by approval of an 
expansion-area BIA for a 3-year term (April 1, 2015 - March 31, 2018) timed to coincide 
with expiry of the existing Hastings North BIA by-law. The expansion-area would be 
managed by the existing HNBIA society.  
 
DISCUSSION 
 
BIA Expansion Proposal 
 
The existing Hastings North BIA boundary roughly comprises 12 blocks of East Hastings 
Street between Commercial Drive and Renfrew Street, as well as a light industrial area 
north of Hastings bounded by Commercial Drive, Semlin Drive and Powell Street – 
roughly three square blocks (existing BIA is the unshaded part of map in Appendix A). 
 
The proposed expansion boundary covers the area roughly bounded by Commercial 
Drive, Clark Drive, East Hastings, and Powell Street, as well as a small area near Wall 
and Dundas. The expansion area comprises the only remaining portion of the Powell 
Street light industrial area not covered by a BIA, and if approved would bridge the gap 
between the Strathcona BIA and the Hastings North BIA (expansion areas are the 
shaded parts of map in Appendix A). 
 
If approved by Council, the proposed funding-ceiling of $456,000 will define the 
maximum amount that may be levied over the Hastings North BIA Expansion Area 3-
year term. As the ceiling functions as a cumulative ‘cap’ rather than as a budget, a 
ceiling-increase does not necessarily reflect BIA annual expenditure increases. 
 
The HNBIA proposes a Year 1 expansion-area budget of $149,000, representing an 
annual levy rate of $0.77 per $1,000.00 of assessed property value (Appendix B1). If, 
after owner and business notifications, Council approves the proposed Hastings North 
BIA expansion, the expansion-area budget will be merged with the HNBIA 2015-2016 
budget (Appendix B2). Staff will report back for approval of the overall HNBIA budget 
along with all of the other BIAs’ 2015 - 2016 budget requests. 
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Expansion Area Outreach Activities 
 
Expansion outreach activities extended from January to October 2014, and included: 
 

• Late January 2014 initial mailing of material to all 189 expansion-area property owners 
and business tenants. The material introduced the BIA concept, summarized HNBIA 
programs, raised the question of HNBIA expansion, and invited recipients to a meeting 
to discuss and gauge initial support for the idea. 

• February 27, 2014 initial meeting attended by 8 property owners /business operators. 
HNBIA reports that all those in attendance were in favour of being included in an 
expanded HNBIA area. 

• April 2014 mailing of a survey to all expansion-area property owners and businesses. In 
late May 2014, the survey was also hand-delivered door-to-door by HNBIA staff. HNBIA 
reports 9 survey responses, four of which were interested, two not interested, and 
three not sure. 

• Early June 2014 mailing and hand-delivery of invitation for second outreach meeting, 
sent to all expansion-area owners and businesses.  

• June 26, 2014 second meeting attended by 3 property owners /business operators. 
HNBIA reports that all 3 attendees supported HNBIA expansion to their area. 

• The HNBIA AGM held on September 24, 2014. Discussion at the AGM (attended by 
voting members of the existing HNBIA) included discussion about the proposed 
expansion and expansion budget. The proposed 3-year expansion-area term, funding 
ceiling and budget were unanimously approved by the existing membership. 

• October 2014 mailing and hand-delivery of additional materials and a follow-up survey 
to all expansion-area property owners and businesses. HNBIA reports 4 survey 
responses, 2 in favour and 2 against. 
 
The HNBIA’s expansion request letter, along with documentation of property-owner 
and business tenant outreach, is attached as Appendix C. 
 
Property-owner and business tenant participation in the expansion consultation 
process has been low, despite HNBIA best efforts to draw attention to the proposed 
expansion. The combined total number of property owners and businesses in the 
proposed BIA expansion area is 189. Total participation including survey responses, 
meeting attendance, and telephone communication was 17, or only 9% of total owners 
and businesses. Reviewing BIA outreach participation rates over the past 10 years (not 
including BIA renewals), the lowest have been 12.9% to 13.4%. It should also be noted 
that participation in outreach for HNBIA original formation in 2001 was only 12.7%.  
 
In light of low responses, the City requested HNBIA to conduct a further round of 
outreach to augment the number of responses. The materials included a follow-up 
survey to gauge support and opposition. That final iteration in October 2014 generated 
only 4 survey responses, 2 in favour and 2 against (last bullet above). HNBIA reports 
that it made significant efforts to contact expansion-area property owners and 
businesses and believes that additional HNBIA outreach would not generate significant 
additional response. Further, HNBIA believes that the weak response rate indicates the 
industrial area’s lack of interest in process rather than lack of interest in BIA 
expansion.  
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The HNBIA reports that, over the course of their outreach process, only 4 of 17 
responses indicated opposition to the proposed expansion (23% of total responses). 
HNBIA also notes that the largest property owner, which would contribute 11% of the 
proposed expansion-area budget, is in favour of the expansion. The City has received 
no telephone calls or correspondence from individuals expressing opposition or 
concern regarding the expansion proposal. 
 
Based on the input received to date, the HNBIA believes that the BIA expansion, the 
proposed 3-year funding ceiling, and the Year-1 budget are generally supported.  
 
Should Council approve commencement of an Initiative and notification, all of the 
property owners and businesses will have further opportunity to review the expansion 
proposal and costs: Expansion property owners will receive the City’s notice by mail to 
their address for property tax notices. City-directed teams will notify all businesses by 
hand-delivery at their place of business. Envelopes containing the City’s notification 
materials have an attention label indicating important contents that could affect 
recipients’ property taxes. The delivery teams are instructed to request reception 
staff deliver the notice directly to the business owner or manager if not available in 
person. 
 

Implications/Related Issues/Risk (if applicable)  
 

Financial  
 

There are no financial implications for the City. 
 

 
CONCLUSION  
 
 The Hastings North Business Improvement Association (HNBIA) has asked that its 

expansion application be forwarded by way of Council Initiative to a Court of Revision. 
Although the Society’s outreach activities saw low participation from expansion-area 
property owners and businesses, there has been minimal opposition at this stage in the 
process. If Council approves the BIA expansion, staff will report back for approval of 
the combined HNBIA budget (existing plus expansion area) along with all of the other 
BIAs’ 2015 - 2016 budget requests. 

 
  
 

* * * * * 
 
 




































