
 

 
 

ADMINISTRATIVE REPORT 
 

 
 Report Date: October 20, 2015 
 Contact: Jane Pickering 
 Contact No.: 604.873.7456 
 RTS No.: 11100 
 VanRIMS No.: 08-2000-20 
 Meeting Date: November 17, 2015 
 
 
TO: Vancouver City Council 

FROM: Acting General Manager of Planning and Development 

SUBJECT: Approval of Council Initiatives - BIA Renewals and Expansion 

 
RECOMMENDATION  
 

Hastings Crossing BIA Renewal: 
 

A1. THAT Council confirm the Hastings Crossing Business Improvement Association 
as sponsor for the Hastings Crossing BIA.  

 
A2. THAT Council approve the commencement of a Council Initiative to re-establish 

(renew) the Hastings Crossing BIA, for a further term (5 years) commencing 
April 1, 2016;  

 
FURTHER THAT Council forward the application of the Hastings Crossing 
Business Improvement Association to a hearing of the Court of Revision. 

 
A3. THAT the City notify property owners and tenants within the area (outlined in 

Appendix A1) of the proposed BIA renewal and levy. 
 

A4. THAT Council approve a 5-year (2016-2021) funding-ceiling of $1,030,000 for 
the Hastings Crossing BIA, subject to Council approval of the renewal. 

 
Kerrisdale BIA Renewal: 

 
B1. THAT Council confirm the Kerrisdale Business Association as sponsor for the 

Kerrisdale BIA.  
 

B2. THAT Council approve the commencement of a Council Initiative to re-establish 
(renew) the Kerrisdale BIA, for a further term (5 years) commencing April 1, 
2016;  
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FURTHER THAT Council forward the application of the Kerrisdale Business 
Association to a hearing of the Court of Revision. 

 
B3. THAT the City notify property owners and tenants within the area (outlined in 

Appendix B1) of the proposed BIA renewal and levy. 
 
B4. THAT Council approve a 5-year (2016-2021) funding-ceiling of $1,802,000 for 

the Kerrisdale BIA, subject to Council approval of the renewal. 
 
Kitsilano 4th Avenue BIA Renewal: 

 
C1. THAT Council confirm the Kitsilano 4th Avenue Business Association as sponsor 

for the Kitsilano 4th Avenue BIA.  
 

C2. THAT Council approve the commencement of a Council Initiative to re-establish 
(renew) the Kitsilano 4th Avenue BIA, for a further term (5 years) commencing 
April 1, 2016;  

 
FURTHER THAT Council forward the application of the Kitsilano 4th Avenue 
Business Association to a hearing of the Court of Revision. 

 
C3. THAT the City notify property owners and tenants within the area (outlined in 

Appendix C1) of the proposed BIA renewal and levy. 
 
C4. THAT Council approve a 5-year (2016-2021) funding-ceiling of $2,100,000 for 

the Kitsilano 4th Avenue BIA, subject to Council approval of the renewal. 
 
West Broadway BIA Renewal: 

 
D1. THAT Council confirm the West Broadway Business Improvement Association as 

sponsor for the West Broadway BIA.  
 

D2. THAT Council approve the commencement of a Council Initiative to re-establish 
(renew) the West Broadway BIA, for a further term (5 years) commencing April 
1, 2016;  

 
FURTHER THAT Council forward the application of the West Broadway Business 
Improvement Association to a hearing of the Court of Revision. 

 
D3. THAT the City notify property owners and tenants within the area (outlined in 

Appendix D1) of the proposed BIA renewal and levy. 
 
D4. THAT Council approve a 5-year (2016-2021) funding-ceiling of $1,375,000 for 

the West Broadway BIA, subject to Council approval of the renewal. 
 
West End BIA Renewal: 

 
E1. THAT Council confirm the Davie Village Business Improvement Association as 

sponsor for the West End BIA.  
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E2. THAT Council approve the commencement of a Council Initiative to re-establish 
(renew) the West End BIA, for a further term (5 years) commencing April 1, 
2016;  

 
FURTHER THAT Council forward the application of the Davie Village Business 
Improvement Association to a hearing of the Court of Revision. 

 
E3. THAT the City notify property owners and tenants within the area (outlined in 

Appendix E1) of the proposed BIA renewal and levy. 
 
E4. THAT Council approve a 5-year (2016-2021) funding-ceiling of $4,551,115 for 

the West End BIA, subject to Council approval of the renewal. 
 

Proposed Mount Pleasant BIA Mid-term Expansion 
 

F1. THAT Council approve the Mount Pleasant Commercial Improvement Society as 
sponsor for the Mount Pleasant BIA Expansion Area.  

 
F2. THAT Council approve the commencement of a Council Initiative to expand the 

Mount Pleasant BIA, (5 year term for expansion area commencing April 1, 
2016);  

 
FURTHER THAT Council forward the application of the Mount Pleasant 
Commercial Improvement Society to a hearing of the Court of Revision. 

 
F3. THAT the City notify property owners and tenants within the expansion area 

(shaded properties in Appendix F1) of the proposed BIA expansion and levy. 
 
F4. THAT Council approve a 5-year (2016-2021) funding-ceiling of $418,716 for the 

Mount Pleasant BIA Expansion Area, subject to Council approval of the 
expansion. 

 
 
REPORT SUMMARY   
 

BIA RENEWALS 
 
The following BIA terms will expire March 31, 2016: 
 
BIA     Date BIA established or renewed   Current Term 
 
Hastings Crossing BIA   April 1, 2011 (established)   5 years  
Kerrisdale BIA    April 1, 2011 (renewed)   5 years 
Kitsilano 4th Avenue BIA  April 1, 2011 (renewed)   5 years 
West Broadway BIA   April 1, 2011 (established)   5 years 
West End BIA    April 1, 2009 (renewed)   7 years 
 
The five Business Improvement Areas must now be re-established (renewed) for a 
further term to continue to operate.  
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MOUNT PLEASANT BIA EXPANSION 
 
The Mt. Pleasant Commercial Improvement Society (MPCIS) has applied to expand the 
Mt Pleasant BIA in mid-term. The expansion would be accomplished by creation of a 
separate BIA designation by-law for the proposed expansion area. 
 
The purpose of this report is to advance the renewal and expansion processes by 
approving Council Initiatives for the proposed renewals and the expansion. 
 

 
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 462 of the Vancouver Charter was amended on September 23, 1998, to permit 
BIA terms of up to 20 years, as opposed to the previous 5-year limitation. Council has 
exercised its authority under the amendment by previously approving seven-year and 
ten-year renewal terms. As some BIAs have continued to apply for 5-year renewal 
terms, the range of BIA terms varies from 5 to 10 years. 
 
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. The Charter is silent as to whether or not BIA boundaries may be 
altered mid-term; however, 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. But there is no provision to increase a funding ceiling in mid-
term if larger budgets are needed to fund BIA expansion. Therefore, in order to 
generate funding for an expansion, a separate BIA ‘expansion-area’ by-law must be 
enacted with its own 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 designating the Commercial 
Drive Expansion BIA for a three-year term timed to expire in 2010 along with the 
existing BIA, and exercised its authority under Section 458 to merge the two areas on 
renewal. In March 2015 Council expanded the Hastings North BIA by designating the 
Hastings North Expansion BIA for a three-year term to expire in 2018, when the 
existing and expansion areas can then be combined as one by-law. 
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CITY MANAGER'S/GENERAL MANAGER'S COMMENTS  
 
 The Acting City Manager and the Acting General Manager of Planning and Development 

Services recommend approval of the foregoing. 
 
 
REPORT   
 
Background/Context  

 
BIA Renewal Process Overview 
  
The renewal process has two basic steps as described below – the first is the BIA’s role 
and the second is the City’s role: 
 
Step 1  
 
The five renewing BIAs have completed the first step in the BIA renewal process which 
involves consultation with all of the BIA’s property and business owners regarding BIA 
renewal and cost (“renewal outreach”) culminating in membership approval of 
renewal resolutions at the BIAs’ Annual General Meetings in September. Those 
resolutions include a) formally requesting the City to consider BIA renewal; b) 
stipulating a renewal term and funding-ceiling1 for Council approval and c) approving a 
first-year renewal budget (Appendix A2 – E2). Each BIA’s renewal outreach is 
summarized in this report based on an outline provided by the BIAs (Appendix A3 – E3). 
Detailed documentation is retained by the BIAs and is available at the City’s request. 
 
Step 2 
  
Renewal Step 2 requires Council approval of the recommendations in this report as 
follows: a) to confirm the BIA society as sponsor of the BIA; b) to approve a Council 
Initiative to renew the BIA, which means the City will notify the affected property 
owners and tenants prior to Council approval or rejection of the Initiative; c) to 
forward the renewal application to Court of Revision, and; d) subject to final Council 
approval, to approve the proposed funding ceiling for the proposed BIA renewal term.  
 
If, after notification of owners and businesses, Council approves the BIA renewals, the 
renewal year-1 budgets will be reported along with all of the other BIAs’ 2016 - 2017 
budget requests. Although Council does not approve the proposed year-1 budgets at 
this stage in the BIA renewal process, copies of the proposed budgets are attached to 
this report for reference, to indicate the anticipated cost of the proposed renewals. 
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. 
 

  

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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BIA Renewal Outreach Process - Background 
 
In this section, additional information is provided on the overall approach to renewal 
outreach and reporting outlined as Step 1. The section that follows provides 
background and strategic analysis for each of the five renewing BIAs.  
 
As part of the renewal process, BIAs are required to conduct outreach to the 
commercial property owners and business tenants within their respective BIA renewal 
areas, culminating in renewal resolutions at their Annual General Meeting, or at a 
General Meeting specifically held for the purpose.  
 
BIAs determine generally how they fulfill their requirement to conduct outreach, and 
have agreed to include, with their AGM notification (sent to all property and business 
owners), a letter from the City about business improvement areas. The letter includes 
information about how BIAs are funded through a special tax levy, how the BIA and 
levy are renewed for a further term, and how proceedings at the BIA AGM set 
directions about continuance of the BIA levy and its cost to owners. 
 
BIAs retain all materials generated as part of their renewal outreach and agree to 
produce their materials for the City on request.  In addition, each BIA provides a point-
form outline of their outreach materials and activities. Outreach outlines from each 
BIA society are attached to this Report as Appendix A3 – E3. Council reports related to 
BIA renewals include a factual summary of each BIA’s outreach activities. At the time 
of this report, no concerns had been raised about BIA outreach, although a property 
owner in the Hastings Crossing BIA voted against BIA renewal at the society’s AGM. 
 
The above self-reported outreach is the first step of the BIA renewal process. 
Subsequently, as part of the Council Initiative (Step 2), all BIA 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 renewal is made by Council. 
 
BIA Expansion Process Overview 
 
The BIA expansion process is identical to BIA renewal except for the following: 
 

Step 1 
 

• Consultation with expansion-area property-owners and business tenants 
follows the process required for BIA establishment rather than renewal, 
recognizing that a proposed BIA expansion is effectively a new BIA for 
the affected owners and tenants. 

• Unlike renewals, certain outreach activities, such as owner’/tenant 
surveys and open discussion meetings are mandatory. 

• As owners and tenants in the proposed expansion-area cannot be 
members of the existing BIA society until after the expansion is 
approved by Council, only the members of the society, who are located 
in the existing BIA, have voted resolutions regarding the proposed 
expansion. However, those resolutions are put forward by the society’s 
Board of Directors on their recommendation that expansion-area owners 
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and tenants are generally supportive. A map of the existing BIA and 
proposed expansion is attached as Appendix F1, and the member-
approved first-year expansion budget is attached to this Report as 
Appendix F2. 

• In addition to providing a summary of expansion outreach activities, 
BIAs submit copies of all materials generated as part of the outreach 
process, which are attached to this Report as Appendix F3. 

 
Step 2 

 
• If Council approves a Council Initiative to expand a BIA, the City notifies 

only the property owners and business tenants in the proposed 
expansion area, because only the expansion-area owners and tenants 
would pay the new expansion-area levy. 

 
At the time of this report, no concerns had been raised about BIA outreach, although 
an expansion-area property owner contacted the City in August requesting owner 
contact information for the purpose of opposing BIA expansion. 

 
Strategic Analysis  

 
Hastings Crossing BIA Renewal 
 
BACKGROUND 
 
The Hastings Crossing BIA was one of two BIAs established in 2011, along with the West 
Broadway BIA. The BIA’s inaugural 5-year term expires at the end of March 2016. The 
Hastings Crossing Business Improvement Association (HXBIA) wishes to renew the BIA 
for a further term (5-years) (April 1, 2016 - March 31, 2021). 
 
DISCUSSION 
 
BIA Renewal Proposal 

 
The Hastings Crossing BIA boundary comprises an irregular 14 block 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. (See map in Appendix A1.) 
 
When approved by Council, the proposed funding-ceiling of $1,030,000 will define the 
maximum amount that may be levied over the Hastings Crossing BIA 5-year renewal 
term, and reflects an increase of 58% over the previous 5-year ceiling. As the ceiling 
functions as a cumulative ‘cap’ rather than as a budget, a ceiling-increase does not 
necessarily reflect BIA annual expenditure increases. However, it is not uncommon for 
first-term BIAs to propose significant increases on renewal in order to attain sufficient 
funding. 
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The HXBIA proposes a Year 1 renewal budget of $206,000, representing an annual levy 
rate of $0.48 per $1,000.00 of assessed property value. If, after owner and business 
notifications, Council approves the Hastings Crossing BIA renewal, the BIA’s renewal 
year-1 budget will be reported along with all of the other BIAs’ 2016 - 2017 budget 
requests. (See budget in Appendix A2.) 
 
Renewal Outreach Activities 
 
Renewal outreach activities extended from January 2014 to September 2015, and 
included: 
 
• January 2014 distribution of a Downtown Eastside business survey in 

partnership with the Gastown, Chinatown and Strathcona BIAs as part of Local 
Area Plan outreach. 

• Spring - early summer 2015 development of 5-year renewal budget based on 
member priorities indicated in 2014 survey and as hoc communication with 
members.  

• July – September 2015 community outreach including 
o In-person meetings with thirty-one community members between July 

and September 
o Five days on-street canvassing businesses to discuss AGM and BIA 

renewal; distribution of 5-year Renewal Report 
o Twitter, Facebook and Instagram posts to members about AGM and BIA 

renewal. 
• August 2015 distribution of member notifications for the Annual General 

Meeting (AGM) by hard-copy mail-outs, by eNewsletter (80 subscribers), and by 
notices posted on the HXBIA website 

• Early September renewal outreach events: 
o September 8 ‘lunch n’ learn’ for HiVE member-businesses about BIA 

renewal 
o September 9 outreach during SFU 50th Anniversary event at SFU 

Woodward’s 
• September 2015 distribution of supplementary AGM package including the 

required City cover letter, the 5-year Renewal Report, and additional 
information about BIA renewal. 

• The HXBIA AGM held on September 23, 2015. The Renewal Report and proposed 
budget were discussed during the AGM. The proposed 5-year renewal, funding 
ceiling, and renewal budget were unanimously approved. 

 
The HXBIA’s renewal request letter and an outline of its outreach process are attached 
as Appendix A3. 
 
Comments 
 
The HXBIA confirms it has notified all commercial property owners and tenants within 
the proposed renewal area. As required, the HXBIA has provided a summary of its 
outreach process, and has included the City’s information letter with supplementary 
AGM materials. 
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On September 24, 2015, at a duly constituted AGM, the HXBIA membership approved 
BIA renewal, a new 5-year funding ceiling, and the 2016-2017 budget.  
 
One property owner has expressed opposition to the BIA by soliciting proxies from his 
tenants and voting against renewal at the HXBIA AGM. The HXBIA reports that it has 
not received any other opposition in response to its member outreach. 
 
Based on the AGM results and member input received to date, the HXBIA believes that 
the BIA 5-year renewal, the proposed 5-year funding ceiling, and the Year-1 budget are 
generally supported.  

 
Kerrisdale BIA Renewal 
 
BACKGROUND 
 
The Kerrisdale BIA was one of two BIAs established in 1991, along with the Robson 
Street BIA. The BIA was last renewed in 2011 for a fourth 5-year term which expires at 
the end of March 2016. The Kerrisdale Business Association (KBA) wishes to renew the 
BIA for a further term (5-years) (April 1, 2016 - March 31, 2021). 
 
DISCUSSION 
 
BIA Renewal Proposal 
 
The Kerrisdale BIA boundary roughly comprises five linear blocks of West 41st Avenue 
between Maple and Larch Streets, and three blocks of West Boulevard between West 
39th and 42nd Avenues. (See map in Appendix B1.) 
 
When approved by Council, the proposed funding-ceiling of $1,802,000 will define the 
maximum amount that may be levied over the Kerrisdale BIA 5-year renewal term, and 
reflects an increase of 2% over the previous 5-year ceiling. 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 KBA proposes a Year 1 renewal budget of $354,000, representing an annual levy 
rate of $0.92 per $1,000.00 of assessed property value. If, after owner and business 
notifications, Council approves the Kerrisdale BIA renewal, the BIA’s renewal year-1 
budget will be reported along with all of the other BIAs’ 2016 - 2017 budget requests. 
(See budget in Appendix B2.) 
 
Renewal Outreach Activities 
 
Renewal outreach activities extended from February to September 2015, and included: 
 
• February 2015 information provided to membership about upcoming BIA 

renewal. 
• February – July 2015 informal meetings with merchants, convened by KBA 

Coordinator and Directors. 
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• March 2015 KBA Spring Newsletter containing BIA renewal information hand-
delivered to businesses. KBA solicited additional input from members in 
advance of budget preparation. 

• June 2015 finalization of renewal budget and funding ceiling based on member 
input. A four page renewal information sheet was distributed to all owners and 
businesses as a special issue of the KBA Newsletter. The information was also 
posted on the KBA website. 

• July 2015 distribution of ‘AGM Newsletter’ including advance AGM notification 
and renewal information. 

• August 2015 member notification for the Annual General Meeting (AGM); the 
meeting notification package included content about BIA renewal, including the 
renewal proposal, budget and funding ceiling. 

• The KBA AGM held on September 3, 2015. The renewal proposal /budget was 
discussed during the AGM. The proposed 5-year renewal, funding ceiling, and 
renewal budget were unanimously approved. 

 
The KBA’s renewal request letter and an outline of its outreach process are attached 
as Appendix B3. 
 
Comments 
 
The KBA confirms it has notified all commercial property owners and tenants within 
the proposed renewal area. As required, the KBA has provided a summary of its 
outreach process, and has included the City’s information letter with its AGM 
notification.  
 
The City has received no telephone calls or correspondence expressing opposition to 
the proposed BIA renewal. The KBA reports that it has received no opposition in 
response to its member outreach. 
 
On September 3, 2015, at a duly constituted AGM, the KBA membership approved BIA 
renewal, a new 5-year funding ceiling, and the 2016-2017 budget.   
 
Based on the AGM results and member input received to date, the KBA believes that 
the BIA 5-year renewal, the proposed 5-year funding ceiling, and the Year-1 budget are 
generally supported.  
 
Kitsilano 4th Avenue BIA Renewal 
 
BACKGROUND 
 
The Kitsilano 4th Avenue BIA was one of three BIAs established in 2001, along with the 
Collingwood and Hastings North BIAs. The BIA was last renewed in 2011 for a third 5-
year term which expires at the end of March 2016. The Kitsilano 4th Avenue Business 
Association (K4BA) wishes to renew the BIA for a further term (5-years) (April 1, 2016 - 
March 31, 2021). 
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DISCUSSION 
 
BIA Renewal Proposal 
 
The Kitsilano 4th Avenue BIA boundary roughly comprises 8 linear blocks of West 4th 
Avenue between Balsam and Fir. (See map in Appendix C1.) 
 
When approved by Council, the proposed funding-ceiling of $2,100,000 will define the 
maximum amount that may be levied over the Kitsilano 4th Avenue BIA 5-year renewal 
term, and reflects an increase of 5% over the previous 5-year ceiling. 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 K4BA proposes a Year 1 renewal budget of $400,000, representing an annual levy 
rate of $0.72 per $1,000.00 of assessed property value. If, after owner and business 
notifications, Council approves the Kitsilano 4th Avenue BIA renewal, the BIA’s renewal 
year-1 budget will be reported along with all of the other BIAs’ 2016 - 2017 budget 
requests.  (See budget in Appendix C2.) 
 
Renewal Outreach Activities 
 
Renewal outreach activities extended from January to September 2015, and included: 
 
• January 2015 selective member and stakeholder engagement about BIA 

renewal. 
• February 2015 distribution of member survey to property owners and 

businesses, and the K4BA Board conducted strategic planning for renewal. 
• March 2015 collection and tabulation of survey results, and preparation of draft 

5-year renewal budget based on results. 
• April 2015 member open house and networking event to present draft renewal 

budget/5-year plan, and receive member input. 
• May 2015 posting of AGM advance notification on K4BA website. 
• June 2015 renewal information meetings with members by appointment 
• August 2015 member notification for the Annual General Meeting (AGM); the 

meeting notification package included content about BIA renewal, including the 
renewal 5-year Plan and budget. 

• The K4BA AGM held on September 29, 2015. The renewal strategic plan /budget 
were discussed during the AGM. The proposed 5-year renewal, funding ceiling, 
and renewal budget were approved. 

 
The K4BA’s renewal request letter and an outline of its outreach process are attached 
as Appendix C3. 
 
Comments 
 
The K4BA confirms it has notified all commercial property owners and tenants within 
the proposed renewal area. As required, the K4BA has provided a summary of its 
outreach process, and has included the City’s information letter with its AGM 
notification.  
 



Approval of Council Initiatives - BIA Renewals and Expansion - 11100  12 
 

The City has received no telephone calls or correspondence expressing opposition to 
the proposed BIA renewal. The K4BA reports that it has received no opposition in 
response to its member outreach. 
 
On September 29, 2015, at a duly constituted AGM, the K4BA membership approved 
BIA renewal, a new 5-year funding ceiling, and the 2016-2017 budget.   
 
Based on the AGM results and member input received to date, the K4BA believes that 
the BIA 5-year renewal, the proposed 5-year funding ceiling, and the Year-1 budget are 
generally supported.  
 
 
West Broadway BIA Renewal 
 
BACKGROUND 
 
The West Broadway BIA was one of two BIAs established in 2011, along with the 
Hastings Crossing BIA. The BIA’s inaugural 5-year term expires at the end of March 
2016. The West Broadway Business Improvement Association (WBBIA) wishes to renew 
the BIA for a further term (5-years) (April 1, 2016 - March 31, 2021). 
 
DISCUSSION 
 
BIA Renewal Proposal 
 
The West Broadway BIA boundary roughly comprises 10 linear blocks of West Broadway 
between Collingwood and Larch Streets. (See map in Appendix D1.) 
 
When approved by Council, the proposed funding-ceiling of $1,375,000 will define the 
maximum amount that may be levied over the West Broadway BIA 5-year renewal 
term, and reflects an increase of 112% over the previous 5-year ceiling. As the ceiling 
functions as a cumulative ‘cap’ rather than as a budget, a ceiling-increase does not 
necessarily reflect BIA annual expenditure increases. However, it is not uncommon for 
first-term BIAs to propose significant increases on renewal in order to attain sufficient 
funding. 
 
The WBBIA proposes a Year 1 renewal budget of $275,000, representing an annual levy 
rate of $0.64 per $1,000.00 of assessed property value. If, after owner and business 
notifications, Council approves the West Broadway BIA renewal, the BIA’s renewal 
year-1 budget will be reported along with all of the other BIAs’ 2016 - 2017 budget 
requests.  (See budget in Appendix D2.) 
 
Renewal Outreach Activities 
 
Renewal outreach activities extended from May 2015 to September 2015, and 
included: 
 
• May 2015 distribution of renewal outreach materials and a member survey to 

property owners and businesses by mail and e-mail. The survey requested 
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feedback on WBBIA initiatives to help determine BIA priorities and budget going 
forward. 

• Summer 2015 member-consultation meetings (two) to provide information on 
BIA renewal, to discuss ideas and plans, and receive feedback. 

• May to September 2015 communication updates regarding proposed renewal 
plans and budget options. Members received sample calculations estimating 
cost increases for typical business sizes based on three budget options. 

• Late summer 2014 member notification for the Annual General Meeting (AGM); 
the meeting notification package included content about BIA renewal, including 
the renewal proposal, the three budget options, and an outline of the relative 
costs and benefits at the respective budget levels. 

• The WBBIA AGM held on September 30, 2015. The renewal proposal and budget 
options were discussed during the AGM. The proposed 5-year renewal, a 
funding ceiling, and a renewal budget were unanimously approved. 

 
The WBBIA’s renewal request letter and an outline of its outreach process are attached 
as Appendix D3. 
 
Comments 
 
The WBBIA confirms it has notified all commercial property owners and tenants within 
the proposed renewal area. As required, the WBBIA has provided a summary of its 
outreach process, and has included the City’s information letter with its AGM 
notification.  
 
The City has received no telephone calls or correspondence expressing opposition to 
the proposed BIA renewal. The WBBIA reports that it has received no opposition in 
response to its member outreach. 
 
On September 30, 2015, at a duly constituted AGM, the WBBIA membership approved 
BIA renewal, a new 5-year funding ceiling, and the 2016-2017 budget.   
 
Based on the AGM results and member input received to date, the WBBIA believes that 
the BIA 5-year renewal, the proposed 5-year funding ceiling, and the Year-1 budget are 
generally supported.  
 
West End BIA Renewal 
 
BACKGROUND 
 
The West End BIA (then Davie Village BIA) was one of three BIAs established in 1999, 
along with the South Granville and Yaletown BIAs. The BIA was last renewed in 2009 for 
a third term (7-years) which expires at the end of March 2016. The Davie Village 
Business Improvement Association (DViBIA) wishes to renew the BIA for a further term 
(5-years) (April 1, 2016 - March 31, 2021). 
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DISCUSSION 
 
BIA Renewal Proposal 
 
The West End BIA boundary roughly comprises Davie Street between Burrard to 
Denman, Denman Street from Pacific to Georgia, and Robson Street between Denman 
and Jervis. (See map in Appendix E1.) 
 
When approved by Council, the proposed funding-ceiling of $4,551,115 will define the 
maximum amount that may be levied over the West End BIA 5-year renewal term, and 
reflects an increase of 29% over the previous 7-year ceiling, corrected for length of 
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. However, 
DViBIA anticipates a significant increase in expenditures over the next five years to 
contribute to implementation of business-area initiatives in the West End Community 
Plan. 
 
The DViBIA proposes a Year 1 renewal budget of $823,637, representing an annual levy 
rate of $0.94 per $1,000.00 of assessed property value. If, after owner and business 
notifications, Council approves the West End BIA renewal, the BIA’s renewal year-1 
budget will be reported along with all of the other BIAs’ 2016 - 2017 budget requests.  
(See proposed budget in Appendix E2). 
 
Renewal Outreach Activities 
 
Renewal outreach activities extended from January to September 2015, and included: 
 
• January 2015 distribution of invitations to all property owners and businesses to 

complete an electronic member survey on renewal issues (managed by a 
market research firm) 

• February 2015 distribution of an e-newsletter with reminder to complete 
survey 

• March 2015 tabulation of survey responses and reporting of results to owners 
and businesses 

• April - June 2015 ‘WE Talk’ open houses held in each of the three BIA sub-areas: 
Davie Village, Denman and Robson, as follows: 
o April 16, 23 and 28: ‘E-news’ notification and reminders 
o April 24: Hand-delivered notices to Davie Village businesses 
o April 29: Davie Village open house 
o May 7 and 15: E-news reminders 
o May 13: Hand-delivered notices to Denman businesses 
o May 19: Denman open house 
o June 17: Robson open house 

• Late May 2015 distribution of advance AGM notice by e-mail (call for 
nominations) 

• Early June 2015 distribution of AGM notice and renewal information by mail to 
property owners 

• July 28 and 29 2015 distribution of Renewal Package with draft budget by mail 
to property owners and by hand-delivery to businesses 
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• August 14 and 18 2015 distribution of Renewal Package with final proposed 
budget by-mail to property owners and by hand-delivery to businesses 

• July 29, August 21 and September 14 E-news reminders of AGM 
• August 21 distribution of AGM reminder notice with required City letter and 

attention-label by mail to property owners and businesses 
• The DViBIA AGM held on September 23, 2015. The Five-Year Strategic 

Framework, /budget was discussed during the AGM. The proposed 5-year 
renewal, funding ceiling, and renewal budget were unanimously approved. 

 
The DViBIA’s renewal request letter and an outline of its outreach process are attached 
as Appendix E3. 
 
Comments 
 
The DViBIA confirms it has notified all commercial property owners and business 
tenants within the proposed renewal area. In addition, the DViBIA reports that an 
electronic renewal survey conducted in March 2015 garnered 101 member responses, 
or approximately 20% of owners/businesses. As required, the DViBIA has provided a 
summary of its outreach process, and included the City’s information letter with a 
supplementary AGM notification.  
 
The DViBIA reports that it is aware of no opposition to renewal in response to its 
member outreach. As of the date of this report, the City has received no telephone 
calls or correspondence expressing opposition to West End BIA renewal. 
 
On September 23, 2015, at a duly constituted AGM, the DViBIA membership approved 
BIA renewal, a new 5-year funding ceiling, and the 2016-2017 budget.   
 
Based on the AGM results and member input received to date, the DViBIA believes that 
the BIA 5-year renewal, the proposed 5-year funding ceiling, and the Year-1 budget are 
generally supported.  
 
Mount Pleasant BIA Expansion 
 
BACKGROUND 
 
The Mount Pleasant BIA was one of the two original BIAs established in 1989, along 
with the Gastown BIA. The BIA was last renewed in 2014 for a sixth term (7 years) 
which expires at the end of March 2021. The Mount Pleasant Commercial Improvement 
Society (MPCIS) wishes to expand the BIA by approval of an expansion-area BIA for a 5-
year term (April 1, 2016 - March 31, 2021) timed to coincide with expiry of the existing 
Mount Pleasant BIA by-law. The expansion-area would be managed by the existing 
MPCIS society.  
 
DISCUSSION 
 
BIA Expansion Proposal 
 
The existing Mount Pleasant BIA forms the area transected by East Broadway, Kingsway 
and Main Street, and bounded roughly by Ontario Street on the west, E. 7th Avenue on 
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the north, Guelph Street on the east and E. 16th Avenue on the south. (Existing BIA is 
the unshaded part of map in Appendix F1). 
 
The proposed expansion boundary comprises 5 blocks of Main Street between E. 2nd 
and E. 7th Avenues. (Expansion area is the shaded part of map in Appendix F1). 
 
If approved by Council, the proposed funding-ceiling of $418,716 will define the 
maximum amount that may be levied over the Mount Pleasant BIA Expansion Area 5-
year term. As the ceiling functions as a cumulative ‘cap’ rather than as a budget, a 
ceiling does not necessarily reflect BIA annual expenditures. 
 
The MPCIS proposes a Year 1 expansion-area budget of $75,777, representing an annual 
levy rate of $0.76 per $1,000.00 of assessed property value (Appendix F2). The overall 
BIA budget (existing plus expansion area) will be reported along with all of the other 
BIAs’ 2016 - 2017 budget requests.  

 
Expansion Area Outreach Activities 
 
Expansion outreach activities extended from February to September 2015, and 
included: 
 
• February 2015 commencement of outreach; consultant begins canvassing 

expansion area, meeting business owners and staff, and collecting contact 
information. Phase 1 outreach and survey materials designed. 

• March 2015 Phase 1 outreach materials distribution to all expansion –area 
property owners and businesses (54 owners; 100 businesses), including: 
o March 10: e-mails sent with link to online expansion survey 
o March 11-12: hard copy survey, information brochure and introduction 

letter hand delivered to businesses with street access; mailed to 
property owners and to business owners without street access 

o March 30: online survey responses tabulated and reviewed 
• May 2015 design of Phase 2 outreach materials including: 

o Updated information brochure reflecting input from survey 
o Expansion plan 

• June 2015 distribution of Phase 2 outreach materials, including: 
o June 5: mailing of ‘expansion explanation’ letter and outreach meeting 

schedule to expansion-area property owners 
o June 8-10: hand-delivery to business owners 

• Late June 2015 commencement of scheduled meetings 
o June 9 and 15: e-mailed reminders for first meeting (meet & greet) 
o June 17: evening meet & greet at Main Street Brewery 
o June 21: e-mailed reminders for expansion charette 
o June 25: expansion evening charette at Heritage Hall 

• June 26 2015 distribution of second survey by mail, e-mail, and by posting on 
MPCIS website 

• July 2015 development, review and finalization of proposed expansion-area 
budget: 
o July 6: completion, tabulation and review of results of second survey 
o Mid-July: expansion-area budget developed on basis of Phase 1 business 

and property owner outreach/input and results from the two surveys 
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o July 13: Budget presentation meeting at Mount Pleasant Community 
Centre to review initial draft expansion budget 

o Late July: As a result of comments received from a few key property 
owners in the light industrial area, the proposed expansion-area 
boundary is reduced to include only the retail/commercial properties 
fronting Main Street (22 owners; 44 businesses), between East 2nd Ave. 
and East 7th Ave. Proposed budget is revised accordingly. 

o July 28: e-mailed reminders for budget finalization meeting 
o July 30: Budget finalization meeting at Mount Pleasant Community 

Centre 
• Late August / Early September 2015 distribution of final expansion materials: 

o August 20: e-mailing revised (final) expansion-area budget to reduced 
expansion-area owners and businesses 

o August 22-26 distribution of AGM notification packages with enclosed 
expansion materials to property owners and businesses in existing BIA 
area 

o September 7-9 hand-delivery of final expansion budget to expansion-
area businesses 

o September 10 mailing of final budget to expansion-area property 
owners. 

• September 15 2015 MPBIA AGM (existing MPCIS voting members) 
 
On September 15, 2015, at a duly constituted AGM, the MPCIS membership approved 
BIA expansion, the proposed 5-year expansion-area term and funding ceiling, and the 
proposed 2016-2017 expansion –area budget.   
 
Based on the AGM results and expansion-area stakeholder input received to date, the 
MPCIS believes that the proposed expansion, 5-year funding ceiling, and Year-1 budget 
are generally supported.  
 
The MPCIS’s expansion request letter, along with documentation of property-owner 
and business tenant outreach, is attached as Appendix F3. 
 
Comments 
 
Expansion outreach began in March 2015 to 54 property owners and about 100 
businesses (total 154) in the area between East 2nd and 7th avenues, and between 
Quebec and Scotia streets. This area included both the retail businesses on Main Street 
and light industrial businesses one block either side of Main. After hearing from light 
industrial owners and businesses during the initial outreach, MPCIS reduced the 
proposed expansion area to include only the retail properties fronting Main Street 
between East 2nd and 7th avenues. The reduced area has 22 property owners and 44 
businesses (total 66). 
 
Property owner and business tenant participation in the expansion consultation process 
was low, despite MPCIS engaging the services of a consultant to help with outreach.  
 
The MPCIS initiated two electronic surveys in the initial larger area to solicit owner 
and business issues and priorities. The first survey, in March 2015, garnered 21 
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responses, or 14% of owners and businesses. A follow-up survey in late June garnered 
12 responses, or 8% of total. 
 
Both surveys asked respondents whether or not they were interested in the idea of a 
BIA or BIA expansion to their area. In the first survey, close to 48% of respondents 
replied ‘yes’, the same number replied ‘maybe’, and only about 10% said ‘no’. 
However, 33% were unsure. In the follow-up survey, close to 67% of respondents 
replied in the affirmative, with about 8% not interested and 25% not sure. 
 
The ‘Meet & Greet’ held June 17 2015, was attended by 10 expansion-area 
owners/businesses, or 6% of total. Two persons attended the follow-up ‘charette’ on 
June 22. A meeting on July 13 to discuss a draft proposed expansion-area budget had 
no attendees. Around this time, MPCIS received input from three key property-owners 
in the light industrial area objecting to inclusion in the expansion. Those owners 
explained that their industrial tenants would derive little or no benefit from BIA 
activities.  One of the owners, who has property both in the industrial area and on 
Main Street, opposed the idea of expansion in the industrial area but supported 
inclusion of their Main Street properties. 
 
As there had been little or no objection from owners/businesses fronting Main Street, 
MPCIS decided to reduce the expansion-area boundary to include only the Main Street 
properties, excluding the light industrial area. At a final outreach meeting held on July 
30, MPCIS put forward a revised budget based on the reduced expansion area. The one 
attendee at that meeting was the property owner noted above, and that owner 
expressed support for the reduced expansion area and budget. 
 
Based on the input received to date, the MPCIS believes that the BIA expansion 
(reduced area), the proposed 5-year funding ceiling, and the Year-1 budget are 
generally supported. 
 
The City received a few telephone calls and correspondence from individuals 
expressing opposition or concern regarding the expansion proposal. Most of those were 
property owners in the light industrial area, which area is no longer part of the 
proposed expansion. One Main Street property owner called the City in July about 
obtaining a mailing list for the purpose of contacting affected owners to oppose the 
expansion. 

 
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. 
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Implications/Related Issues/Risk (if applicable)  
 

Financial  
 

There are no financial implications. 
 
CONCLUSION  
 
 The by-laws for five Business Improvement Areas are set to expire at the end of March 

2016. A sixth BIA has applied to expand its boundaries. The respective BIA societies 
have asked that their applications be forwarded by way of Council Initiative to a Court 
of Revision. The results of the various BIA outreach activities indicate little or no 
opposition at this stage in the process. It is recommended that all six applications be 
forwarded to Court of Revision. If Council approves the BIA applications, the year-1 
budgets will be reported along with all of the other BIAs’ 2016 - 2017 budget requests.  

 
 
 

* * * * * 
 
 
 
 
 
 
 
























































































































































































