
REPORT TO 

MAYOR AND COUNCIL 

PRESENTED: DECEMBER 2, 2019 - REGULAR AFTERNOON MEETING REPORT: 19-179 
FROM: CORPORATE ADMINISTRATION DIVISION FILE: 6750-01 
SUBJECT: FORT LANGLEY BIA RENEWAL 

RECOMMENDATIONS: 

That Council require the Fort Langley BIA Renewal to follow an assent petition of support 
process for all levied businesses within the business improvement area; and if certified as 
sufficient, is endorsed by Council through the establishment of a Bylaw;  

That Council require the Fort Langley BIA to include Kwantlen First Nation businesses within 
Fort Langley area as business association members through an annual, non-levied monetary 
contribution from the Seyem’ Qwantlen Business Group for the term of the Bylaw;  

That Council require the Fort Langley BIA to remit an annual performance report and financial 
statements prior to March 31 each year to the Township and for transparency, to all businesses 
levied;  

That Council require the Fort Langley BIA to ensure levied businesses are better aware of 
opportunity(ies) to be nominated and elected to the FLBIA’s Board of Directors; and further 

That Council appoint a Township staff member to sit on the Fort Langley BIA Board of 
Directors, in ex-officio capacity, as a liaison for businesses in the levied business improvement 
area of Fort Langley. 

EXECUTIVE SUMMARY: 

The Fort Langley Business Improvement Association (FLBIA) was first established, through an 
informal assent petition of support process in 1997.  Since then, the BIA has sought renewal in 
2002, 2007, 2012, and 2017, through a registered opposition (‘petition against’) process.   

In each of the prior FLBIA renewals, the ’petition against’ process was applied where 
businesses within the business improvement area were notified in writing of the renewal and 
were provided with the opportunity to register their opposition, should they so choose, by a 
given date.  The public notice was also advertised in local newspapers.   

The current business improvement levy for the FLBIA ended in April 2019, with the work term to 
be fulfilled prior to December 31, 2019.  Accordingly, the FLBIA requires levy renewal in order to 
continue its work using business levy funding. On August 29, staff received a request 
application from the BIA via email for a “Request for Business Improvement Area” to commence 
the renewal process for the period 2020 to 2022 seeking levy funding totaling $390,050 over the 
three-year period to ‘encourage business in one or more business improvement areas’.  
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PURPOSE: 

The purpose of this report is to inform Council of the Fort Langley Business Improvement 
Association’s renewal request application seeking levy funding totalling $390,050 over period 
2020-2022 to ‘encourage business in one or more business improvement areas’, and to 
consider staff recommendations accordingly. 

BACKGROUND/HISTORY: 

A BIA is a Council-endorsed entity wherein industrial and/or commercial property owners in a 
designated area benefit from activities and programs to improve business viability, promote and 
beautify the designated area, and to stimulate the local economy through the use of a special 
charge levied on each industrial and/or commercial property within the designated area.  A BIA 
is to provide an organized structure and administers levied funds to enable these outcomes.  

The Fort Langley Business Improvement Association (FLBIA) was first established, through an 
informal assent petition of support process in 1997. Since then, the BIA has sought renewal in 
2002, 2007, 2012, and 2017, through a registered opposition (‘petition against’) process. 

Authority to establish a BIA is contained in Part 7, Division 5 – Local Service Taxes, Sections 
210 through 219 of the Community Charter.  Therein, Article 210 (2) identifies only two (2) 
services that may be provided as a local area service of which business improvement area is 
one.  Article 211 identifies the requirements for establishing a local area service which includes 
(a) petition, (b) petition against, and (c) Council initiative.  Article 212 (3) identifies how
sufficiency is calculated, and specifically that (a) the petition must be signed by the owners of at
least 50% of the parcels that would be subject to the local service tax, and (b) the persons
signing must be the owners of the parcels that in total, represent at least 50% of the assessed
value of land and improvements that would be subject to the local service tax. Within Division 5,
Article 215 states that a ‘business improvement area’ means the local service area for a service
and outlines what can be fulfilled as business promotion schemes.

The Township’s Policy 05-007 “Local Area Services and Business Improvement Area Services” 
governs municipal administration of same.  Policy Article 5.2 identifies that a local area service 
may be initiated by petition or by Council.  Policy Articles 5.3 through 5.11 identifies how the 
petition process is to be conducted.  As a matter of process, the Township’s Engineering 
Division, which administers Policy 05-007 for all petitions for Local Area Services, follows an 
assent petition of support process. Policy Article 5.12 identifies that Council may propose to 
undertake a local area service (but not a business improve area service) on its own initiative, 
including actions that are to be taken.  Policy Article 6.1 identifies that a business improvement 
area service is a type of local area service. 

The current Fort Langley Business Improvement Area Bylaw 2017 No. 5272 came to term in 
April 2019 with the work term to be fulfilled prior to December 31, 2019.  Accordingly, the FLBIA 
requires levy renewal in order to continue its work that leverages business levy funding. 
Separately, the FLBIA’s membership with the BC BIA expires December 2019 for which renewal 
will equally be required.   

On August 29, 2019, staff received a request application from the FLBIA via email for a 
“Request for Business Improvement Area” as per Township Policy No. 05-007 to commence the 
renewal of the business improvement area service in the identified business core area of Fort 
Langley for the period 2020 to 2022 (ATTACHMENT A). In its application, the FLBIA identifies 
that it is seeking levy funding totaling $390,050 over the three-year period to ‘encourage 
business in one or more business improvement areas’.   
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On September 6, 2019 staff requested that the FLBIA remit a detailed business plan to 
accompany their request application, along with any recent surveys it had conducted with levied 
businesses.  On September 26, a seven-page business plan, membership survey results and 
audited financial statements were remitted (ATTACHMENT B).  The included audited financial 
statement for 2018, as conducted by Grant Thorton LLP, shows FLBIA in a financial deficit in 
each of 2018 and 2017. 

As previously noted, in each of its prior levy renewal requests, the process of registered 
opposition (‘petition against’) was applied where businesses within the business improvement 
area were notified in writing of the renewal and were provided with the opportunity to register 
their opposition, should they so choose, by a given date.  A public notice was also advertised in 
local newspapers.   

During the 2017 to 2019 levy term of the FLBIA, some levied businesses expressed concerns to 
staff about the perceived value that the FLBIA was providing.  In September, staff received 
written requests seeking (i) a petition process for the FLBIA renewal, and (ii) that a Township 
staff member be appointed to FLBIA Board of Directors (see ATTACHMENT C).  As the last 
time that an assent petition of support process was conducted for the FLBIA was in 1997, it is 
staff’s recommendation that an assent petition of support be conducted for the 2020-2022 
renewal to align with the Township’s practice of Policy 05-007 “Local Area Services and 
Business Improve Area Services”. 

In September, the Seyem’ Qwantlen Business Group expressed interest in becoming a member 
of the FLBIA.  Township staff contacted federal Crown-Indigenous Relations regarding the 
viability of this consideration and advised that Seyem Qwantlen businesses could be included in 
the business improvement area; however, responsibility for levy payment would need to be 
addressed.  As Kwantlen First Nations properties are registered as net-zero levied properties, 
frontage of comparable levied properties has been used by Township staff to calculate a 
proposed non-levied annual contribution by Seyem’ Qwantlen Business Group for their business 
properties within the Fort Langley business improvement area.  On October 25, 2019, the 
Seyem’ Qwantlen Business Group confirmed their interest in becoming members of the FLBIA 
through this non-levied annual contribution stream, and for the term of the proposed Bylaw.   

To help ensure transparency and accountability to levied businesses, staff are making three (3) 
recommendations:   

1. That the FLBIA remit an annual performance report and financial statements prior to
March 31 each year; and

2. That the FLBIA ensure levied businesses are aware of opportunity(ies) to be nominated
and elected to the FLBIA’s Board of Directors; and

3. That Council appoint a Township staff member to sit on the Fort Langley BIA Board of
Directors, in ex-officio capacity, as a liaison for businesses in the levied business
improvement area of Fort Langley

DISCUSSION/ANALYSIS: 

The original request from the Fort Langley Business Improvement Association (FLBIA), dated 
August 15, 2019 and received on August 29, 2019, identifies that it plans to focus on 
“encouraging business in one or more business improvement areas”.  In its request, it proposes 
the following annual budget. 
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Year Annual Budget  
2020  $ 127,450 
2021  $  130,000 
2022 $  132,600 
Total  $ 390,050     

At staff’s request on September 17, a more detailed business plan was requested and 
subsequently received from the FLBIA on September 26, 2019. 

As some businesses have expressed concern about the perceived value that the FLBIA was 
providing. Furthermore, as FLBIA has shown a financial deficit in each of 2018 and 2017, the 
following process would be utilized for the 2020-2022 renewal process, should Council so 
approve: 

 Prior to December 15, 2019, the Township would advise each affected Class 5 and 6
business within the business improvement area of Fort Langley in writing that the FLBIA
is seeking renewal and that Council has required that the renewal follow an ‘assent
petition’ of support process to be conducted in January 2020.

 By January 17, 2020, the Township would be in receipt of provincial tax assessment
information for use to calculate proposed business improvement area levies per affected
property.

 By January 24, 2020, the Township would notify each affected Class 5 and 6 business
within the business improvement area of Fort Langley of its estimated annual levy.  The
notification package, similar to that of a Local Area Service notification package, would
include a covering letter with instructions, estimated levy to each parcel, map of
business improvement area boundary and membership inclusion of Seyem’ Qwantlen
businesses in Fort Langley, assent petition of support sheet, and pre-paid and pre-
addressed return envelope.  In addition, a public notification regarding the above would
be published through newspaper ads on the ‘Township Page’ in all local newspapers, as
well as being posted on the Township’s website.

 Each notification recipient would be required to mail back their signed assent petition of
support sheet to the Township thirty (30) days after the notice is given.   Where a
property has more than one owner, the assent petition of support sheet must be signed
by more than fifty percent (50%) of the owners.

 In early March 2020, Township would review petition sufficiency for potential
certification/endorsement. If more than 50% of the affected Class 5 and 6 business,
coupled with more than 50% of assessed value of land and improvements of businesses
in business improvement area, register their assent / support, then sufficiency can be
established in the form of a FLBIA Bylaw, pending endorsement by Council, after which
levy would be assessed in April 2020 and annually thereafter for the period 2020-2022.

 Following the approval of a FLBIA Bylaw, the Township would facilitate a process for the
Seyem’ Qwantlen Business Group to make an annual non-levy contribution  to the
FLBIA for its businesses within Fort Langley, in order to become members of the FLBIA.

Financial Implications: 

As the levy is assessed to all affected Class 5 and 6 businesses within the business 
improvement area of Fort Langley, and as the Seyem’ Qwantlen Business Group would make  
an annual non-levied monetary contribution for membership inclusion, there will be no financial 
implication to the Township, should Council approve the staff recommendations contained in 
this report. 
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Respectfully submitted, 

Val Gafka 
SENIOR MANAGER, ECONOMIC INVESTMENT AND DEVELOPMENT 

This report has been prepared in consultation with the following listed departments. 
CONCURRENCES 

Division / Department Name 
Corporate Administration Division Steve Scheepmaker 
Finance Division Karen Sinclair 

ATTACHMENT A: Fort Langley Business Improvement Society Renewal Request 2020-2022 

ATTACHMENT B: Fort Langley Business Improvement Society Business Plan 2019 

ATTACHMENT C: Written correspondence from Fort Langley BIA-levied business owners 
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ATTACHMENT B
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Valerie Gafka 

From: 
Sent: 

To: 

Cc: 

Subject: 

Hello, 

Wendy Bauer on behalf of MayorCouncil 

Wednesday, July 03, 2019 12:08 PM 

Ramin Seifi; Steve Scheepmaker 

Cathy Porter; Valerie Gafka 

FW: Development Permit Application #11-33-0131 Statewood Properties Ltd. 

The email below was received in the Mayor and Council email and will be included in the Distribution List. 

Thanks, 

Wendy 

From: Harold Punnett

Sent: Wednesday, July 03, 2019 8:55 AM 

To: MayorCouncil <mayorcouncil@tol.ca> 

Subject: Development Permit Application #11-33-0131 Statewood Properties Ltd. 

To Mayor and Council: 

Elaine Horricks is soon to receive a letter from myself and one other BIA member regarding Development Permit 

Application 11-33-0131. I'm sure you will receive a copy sometime after that. 

This e-mail is just to reiterate how concerned I am by the BIA actions in sending a letter of support for this 

demolition. At no point were the members of the BIA petitioned on this matter even though the minutes of the BIA 

make clear that was the original intent. While I appreciate that a Board has some leeway in decision making, 

without member il")put, that should only be for relatively minor housekeeping issues. The demolition of a significant 

part of our streetscape in no way should be considered minor. I was both shocked and annoyed that the BIA board felt 

it was appropriate to do so. It was not. 

Given the short time frame to respond to this issue prior to Council's deliberations next week there was no time to 

properly canvass other BIA members for their support of this letter. In addition, many are away on holiday. This is a 

significant issue for many of us (business owners AND residents) and needs to be explored much more fully to consider 

all the ramifications to the town. 

Regards, 

Dr. Punnett 

1 

FOIPPA s.21
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