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TOWN OF TECUMSEH

Town of Tecumseh
Special Council Meeting
Tuesday, September 08, 2015
5:00 PM
Tecumseh Town Hall

WWW.TECUMSEH.CA

MEETING:
I.

CALL TO ORDER

II.

ROLL CALL

III.

DISCLOSURE OF PECUNIARY INTEREST

IV.

INTRODUCTION AND PURPOSE OF MEETING
The purpose of the Special Meeting of Council is to give consideration to
Administration’s Report on the review of the Tecumseh Business
Improvement Area (BIA) boundary, and the Analysis and Recommendation
Report by StrategyCorp. At the meeting, Council will hear from members of
the BIA Board of Management and the business community wishing to offer
comment on these reports.

V.

DELEGATIONS
A. Jocelyn Deeks, StrategyCorp
B. Paul Bistany, Treasurer and Paula Rorai, Coordinator;
Tecumseh BIA Board of Management
C. Jeannette Sylvestre, Jamsyl Group
D. Mike Doyscher, TMCI Inc.
E. Dan Lessard, Rembrantz Studioz
F. Don Lappan

VI.

COMMUNICATIONS
A. Town of Tecumseh, Notice of Public Council Meeting, August 24, 2015
Re: Special Meeting of Council, Tecumseh Business Improvement
Area Boundary Review
B. Director Staff Services/Clerk, August 18, 2015, Report No. 22/15
Re: Tecumseh Business Improvement Area (BIA)Boundary Review
C. StrategyCorp, September 3, 2015
Re: Tecumseh Business Improvement Area Boundary Review Analysis
and Recommendations

VII.

ADJOURNMENT
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www.tecumseh.ca
NOTICE
August 24, 2015

Special Meeting of Council
Tecumseh Business Improvement Area Boundary Review
The Town of Tecumseh has retained the services of StrategyCorp, in cooperation with the Tecumseh Business
Improvement Area Board of Management, to review the boundaries of the Business Improvement Area (BIA).
The Council of the Corporation of the Town of Tecumseh will hold a Special Meeting to consider a report
which will include options for the BIA boundary and review the findings from Public Consultation Sessions as
well as the results of a survey conducted with the BIA property owners, business operators and other
stakeholders. The Special Meeting of Council will be held:
When:
Where:

Tuesday, September 8, 2015, at 5:00 pm
Tecumseh Town Hall, Council Chambers
917 Lesperance Road, Tecumseh

The Town designated the current BIA to allow local business operators and property owners to join together
and with the support of the Town and the BIA Board of Management, organize, finance and carry out
physical improvements and promote economic growth.
As a member of the BIA, and a business owner or property owner affected by this review, you are
encouraged to attend this Special Meeting and/or make verbal or written comment on the BIA boundary.
Comments and feedback from all business operators and commercial property owners are vital to the review
of the BIA boundary and to helping shape an area that can best serve your needs to advance and promote
the business community and to consider physical improvements.
Please contact the Clerk, as indicated below, to register to speak at the meeting, or to submit written
comments, before Tuesday, September 1, 2015.
The report to be considered by Council at the Special Meeting will be available on the Town’s website,
www.tecumseh.ca on Friday, September 4, 2015.
Laura Moy, Director Staff Services/Clerk
Phone: 519-735-2184 Ext 116
Email: lmoy@tecumseh.ca

917 Lesperance Rd. | Tecumseh, ON | N8N 1W9 | P: (519) 735-2184 | F: (519) 735-6712
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THE CORPORATION OF THE
TOWN OF TECUMSEH
Staff Services/Clerks
Report No. 22/15
TO:

Mayor and Members of Council

FROM:

Laura Moy, Director Staff Services/Clerk

DATE:

August 18, 2015

DATE TO COUNCIL:

September 8, 2015

SUBJECT:

Tecumseh Business Improvement Area (BIA)
Boundary Review

RECOMMENDATIONS
It is recommended that:
1. That the Staff Services/Clerk Report No. 22/15 respecting a review of the Tecumseh Business
Improvement Area (BIA) Boundary, be received; and that
2. The Analysis and Recommendations prepared by StrategyCorp dated September 3, 2015 on
the Tecumseh Business Improvement Area Boundary Review, be received; and further that
3. Option No. 3 contained in these reports to exempt Beach Grove Golf & Country Club and the
properties located south of County Road 22, in the Sylvestre, Jamsyl and Desro Drive areas
west of Manning Road, be accepted; and furthermore that
4. That a by-law to amend the boundaries be drafted and Notice of Consideration of the By-law be
given to the BIA Membership in accordance with the Municipal Act, 2001 S.O. 2001 c.25
(Municipal Act, 2001); and furthermore over that
5. That the opportunities with respect to both Area Rate Levies as permitted in the Municipal Act,
2001, and an Associate Membership Program be explored as ways of further addressing the
needs of the BIA and its members.

BACKGROUND
The Town was asked by several property and business owners, located on the south side of County
Road 22, on Sylvestre Drive, Jamsyl Drive and Desro Drive, to alter the business improvement area
(BIA) boundary, so as to exclude their lands and businesses from the BIA.
These property and business owners stated in their requests that they do not derive benefit from the
BIA and the levy they are assessed. An objection was also made to paying the levy, in particular for
vacant or unfurnished buildings.
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At the May 12, 2015, Regular Meeting of Council, consideration was given to Staff Services/Clerk’s
Report No. 15/15 regarding the request for alteration of the BIA Boundary. At the meeting, the
following resolution passed (RCM-155/15):
THAT consultation be held with the Business Improvement Area (BIA) Members, Board
of Management, as well as other business and commercial property owners and
stakeholders, pertaining to the business improvement area boundary;
AND THAT a review of the business area composition and municipal plans for the
improvement area be carried out;
AND FURTHER THAT a report on the findings from the public consultation and
administrative review be provided to Council, along with any recommendations on
altering the BIA boundaries and any resulting financial implications;
AND FURTHERMORE THAT a third party consultant be retained on a cost sharing
basis between the Town and the BIA to assist in the review of the BIA boundaries and
public consultation process;
The Town’s portion of the funding be provided by the allocation for professional services
within the CAO’s budget…
This report is provided in accordance with the direction of Council. It will provide the history of the
Tecumseh BIA and how the current boundary was established, summarize the consultation process
held with the BIA Members on the boundary review, in cooperation with the BIA Board of Management,
and discuss the findings from the consultations. Additionally, this report will set out the legislative
authority for municipalities and the process under the Municipal Act, 2001, for altering a business
improvement area boundary, in addition to offering options for Council to consider.
Attached to and forming part of this report as Appendix 1 is the Analysis and Recommendations
provided by StrategyCorp on the Tecumseh Business Improvement Area Boundary Review, dated
September 3, 2015 (StrategyCorp Report). The StrategyCorp Report identifies how BIA services have
the potential to deliver both indirect and direct benefits to their members. Three themes are identified in
their report that forms an analysis, including: defining the common interest, finding practical ways of
advancing it to a diverse membership, and challenges in measuring performance.

COMMENTS
Business Improvement Areas
Business Improvement Areas (BIAs) are specially funded business districts and are local boards of the
municipality.
The Municipal Act 2001, S.O. 2001 c.25, s. 204 (Municipal Act, 2001) authorizes a local municipality to
designate an area as an improvement area and to establish a board of management,
(a)
to oversee the improvement, beautification and maintenance of municipally-owned land,
buildings and structures in the area beyond that provided at the expense of the municipality
generally; and
(b)
to promote the area as a business or shopping area
A BIA has been designated by the Town to allow businesses and property owners within the
improvement area to finance effective marketing, promotional and revitalization programs, in addition to
beautification projects such as improvements to Christmas lighting, flowers and street light banners.
The BIA Board of Management (Board) provides both an organized structure to appropriately manage
the funding levy and to enable local business communities to improve their commercial viability. The
Board must be a legal entity to allow the municipality to forward the funds. The Board should represent
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the businesses, and ideally, be comprised of a mix of business representatives in the improvement
area.
For BIA Members [property owners and tenants], a BIA can be an effective way of increasing sales and
profits and to organize and finance programs that would not be available to individual businesses by
any other means. For the Council, a BIA can provide a highly motivated sector of the community with
the means to improve their businesses and advance economic development.
History of the Tecumseh BIA
The first BIA in the Town of Tecumseh was established in November, 1978 and encompassed the
entire geographic limits of the Town [By-law No. 1305]. Following the amalgamation of the Town of
Tecumseh with the Village of St. Clair Beach and Township of Sandwich South in 1999, the BIA
boundary was expanded to incorporate the entire geographic limits of the amalgamated municipality of
the Town of Tecumseh [By-law No. 1999-58].
In 2005, the boundary of the BIA was reviewed. Commercial properties have since been developed
and new businesses have been welcomed into the community. The boundaries were altered at that
time from the whole Town limits, to the area of the Town where the commercial and shopping districts
are more condensed. The boundaries excluded the Bonduelle North America lands and certain lands
on the south side of Desro Drive which are zoned industrial. Schedule A of By-law No. 2005-79 is
attached as Attachment 1 which depicts the current boundary of the BIA.
According to the latest information provided by the BIA, there are approximately 580 members
[commercial property owners and business operators]. The Town’s BIA Property Listing assesses a
levy to 185 commercial properties, including shopping centers and office buildings.
The BIA has provided its members with a variety of programs, services and activities, over the years
including:
 Art of Eating Food & Wine Festival
 Fun Day, Spring and Fall Market Days
 Family Movie Nights
 Gallery without Walls
 Street beautification projects, including hanging baskets, seasonal decorations and the BIA
Parkette
 Re-usable shopping bags advertising local businesses
 Sponsored events: such as the Corn Festival Parage, Christmas in Tecumseh and the Santa
Parade, Family Skate Day, Great Waterfront Trail Adventure, Ice Cream Social and the
Lacasse Park Diamond Business Sponsoring Advertising Program
 Business-to-Business Free Display Program at National Bank
 Tecumseh Dollars
 Volunteer of the Year Recognition
 BIA Annual Holiday Gift Guide
The Tecumseh BIA currently has members in a variety of sectors, including:
 34% Retail
 29% Health and Wellness
 18% Professional Services
 12% Dining
 5% Home/Commercial Services
 2% Arts/Entertainment
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BIA Boundary Review
BIA Board of Management Engagement
Following the May 12, 2015, Meeting of Council, the Director Staff Services/Clerk attended the next
meeting of the BIA Board of Management which was held on June 10, 2015. The Board was informed
of the review to be carried out regarding the BIA Boundary, the process to be followed both informally
and legislated and was invited to participate in the consultations with the business community and the
consultant retained to assist in the review. The proposed timelines and consultation activities for the
review were also explained at the meeting.
Consultant Engagement
In accordance with the direction of Council and in the interest of ensuring that the review was
conducted in a comprehensive and objective manner, the services of StrategyCorp were retained, in
cooperation with the BIA Board of Management.
StrategyCorp’s role in the review process has been to: act as a facilitator, report on feedback and
conduct research into the principles that should inform the decision, contribute to the analysis and
provide recommendations as to the configuration of the BIA boundaries.
Stakeholder [Business Community] Consultation
While there is a legislated process set out in the Municipal Act 2001, S.O. 2001 c.25, s. 204, (Act), to
designate a business improvement area, and to alter the boundary of an improvement area, it is
important to first identify any existing problems and needs of the business community to determine if
altering the current BIA is an appropriate solution.
To help determine and identify priorities of the BIA and to create greater awareness and understanding
of existing problems and concerns, it was important that we heard from the BIA members, commercial
property owners and business operators. For a BIA to be successful, the businesses and property
owners in the area must be committed to ensure the success of the BIA, as they are the groups who
will benefit most from the BIA.
Council and other community business groups may be interested in transforming the area but it is the
business people, landlords and tenants in the area who have the greatest interest in the success of the
proposed BIA. The onus is therefore on those with the greatest interest in developing the area to
devote necessary time and resources to ensure the success of the BIA.
Public Information & Consultation Sessions
Public Information & Consultations Sessions (PICS) were held as a forum for the commercial property
owners and business operators located within the current BIA boundary, as well as other area
stakeholders on how the Town and BIA can support the advancement and promotion of the business
community. It was also promoted as an opportunity to discuss potential strategies for revitalization of
the local business community. Two (2) PICS were held on different dates and times at the Torino
Banquet Hall, located within the BIA on:



Tuesday, July 7, 2015, from 7:00 pm to 9:00 pm; and
Wednesday, July 8, 2015, from 7:00 am to 9:00 am

Invitations to the PICS were both mailed and emailed to the BIA Membership and notices were posted
on the Town and BIA websites and Social Media [Twitter and Facebook]. An advertisement was also
placed in the Shoreline Week to further create awareness of the PICS and to promote the opportunity
for discussion on potential strategies to revitalize the local business community.
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During the PICS participants were informed on the legislated role and purpose of a BIA and its Board of
Management, along with the services and activities offered presently by the Tecumseh BIA. An update
was also given on the proposed Tecumseh Mainstreet Corridor Community Improvement Plan and the
Tecumseh Hamlet Secondary Plan, as well as details about future area road improvements. Following
the presentations comments were heard from the attending commercial property owners and business
operators.
Two (2) main themes emerged from the participants at the PICS:
1. There are commercial property owners and business owners located within the BIA who do not
feel they are receiving direct benefit and/or services from the BIA, due to either their location
within the BIA, or the type of business which they operate.
2. There is a purpose and value to the BIA and the services it provides to businesses within the
BIA boundary, whether directly or indirectly.

Survey
In addition to the PICS, and as an alternate means for the business community to participate in the
discussion and provide feedback, they were encouraged to complete a short web-based survey and
feedback form. The survey was developed in consultation with StrategyCorp and the BIA Board.
Information about the survey and how to complete it were both mailed and emailed to the BIA
Members, along with the invitation to the PICS. The survey link was also made available on both the
Town and BIA’s websites and Social Media.
The survey was conducted throughout the month of July, 2015. In total, 56 responses were received,
comprising approximately 10% of the BIA members.
The purpose of the survey was to explore:
 What programs and services the businesses in the BIA find useful in promoting their business;
 How often business in the BIA would like to participate in these programs/services (i.e. monthly,
semi-annually, annually);
 Interest in attending the BIA Board’s Monthly Meetings and their Annual General Membership
Meeting;
 Whether BIA members located within BIA boundary would like to be removed; and
 Whether any businesses currently outside of the BIA boundary were interested in being
included in the boundary as a member.
The following is a summary of the key findings from the survey:
1. The majority of the survey responses were received from tenants [59.26%] with the remaining
responses received from business property owners [40.74%].
2. The businesses that responded varied from among the food service, medical, professional,
personal service, retail and ‘other’ category.
3. Respondents indicated that the best methods to increase customer awareness are: local
advertising; social media advertising, and festival/expo sales.
4. 43% of the respondents indicated their membership with the BIA is “not beneficial”, of those,
48% operate “other” types of businesses, followed by 29% that are “retail”, 15% “personal
service and both food service and professional are both 4%;
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5. Predominantly, members of the BIA are not interested in attending the BIA’s Annual General
Membership Meeting, nor the monthly Board Meetings [78.85% and 78.05% respectively]. It is
important to note however, that even though they are not interested in attending these
meetings, the respondents did not necessarily indicate they are not interested in being a
member of the BIA, or that they are not receiving benefits from their membership.
6. Of those who completed the survey, 92.50% are current BIA Members and therefore when
asked if they were a commercial property owner located outside of the BIA and would like to be
included within the area boundary, they chose ‘not applicable’. 7.50% selected ‘No’ meaning
they do not wish to be included in the boundary. There were zero responses indicating ‘Yes’,
which is not surprising as the majority of the responses were current BIA members.
7. When BIA Members were asked if they would like to be considered for removal from the BIA,
47.62% indicated ‘No’; 33.33% indicated ‘Yes’; and 19.05% chose ‘Not Applicable’. In total, 16
properties requested, through the survey, to be considered for removal.
Attached as Attachment 2, is a summary of the survey results.
Subsequent to the survey, correspondence was received from four (4) commercial property owners
requesting to be removed from the BIA Boundary, as they do not feel they receive benefit from the BIA;
namely: Beach Grove Golf & Country Club, Tecumseh Medical Centre, Tecumseh Home Hardware and
Tecumseh Towne Centre.
Tecumseh Towne Centre also commented that it “does not get any value from the BIA and not benefit
from anything they do. We as a Plaza Owner do our own beautification, Christmas decoration, and
promote our own tenants when they want to plan functions or sidewalk sales.”
Beach Grove Golf & Country Club caters to private members and offers a variety of recreational
activities exclusively to its members and maintains its lands and premises at high standards. It is
located on Riverside Drive, away from the main commercial nodes.
In total, 20 requests were received to be removed from the BIA Boundary, of which 11 are located on
the north side of County Road 22. A summary list of the property owners and business tenants
requesting to be removed from the BIA is attached as Attachment 3.
Attachment 4 depicts the location of business operators and property owners requesting to be
exempted from the boundary. It also reflects the current BIA boundary and location of all current
commercial properties in the BIA.
The results of the survey were shared with the BIA Board of Management. The names of property
owners requesting to be exempted from the BIA Boundary have also been shared with the Board. At
their August 12th meeting, the Board Members offered the following for consideration:

9

Report 22/15
BIA Boundary Review
Report Date: September 8, 2015

Page 7 of 44

Summary of BIA Suggestions
Suggestion 1:
Status Quo

Suggestion 2:
Minor changes to the BIA boundary
and membership be made

Suggestion 3:
Associate Membership Category

Suggestion 4:
Review of geographic boundary

The BIA geographic boundary remains status quo and
excludes Beach Grove Golf & Country Club. The BIA will
implement objectives approved in the 2014 BIA Strategic
Planning Sessions which will provide:
 Increased awareness on the purpose of a BIA in the
Town of Tecumseh;
 Provide additional information to members; and
 Continue BIA mandate to improve, promote and
establish beautification projects within the area

Changes to the boundary and membership are:
 Exclude Beach Grove Golf & Country Club;
 That properties east of the CYR Drain, south of Country
Road 22 and west of Manning Road be excluded in the
geographical boundary of the BIA.

The BIA Board of Management will establish an Associate
Membership Category that offers membership to any business
in the Town of Tecumseh outside of the designated geographic
boundary.

That on an as needed basis, the BIA Board of Management
conducts a review of the designated geographical boundary
through members’ feedback.

Other Consultations
The Ministry of Municipal Affairs & Housing (MAH) offers a Handbook as a guide to establishing and
operating a business improvement area (BIA) in Ontario. This Handbook has been used a reference
tool throughout the review process and in preparing this report.
The MAH Handbook identifies that the presence of a BIA in the municipality is of benefit to surrounding
neighbourhoods and the wider community. These benefits include improved quality of life, an improved
ambience due to physical improvements, greater choices for services and shopping, increased
business activity, and stimulating new impetus for tourism and investment.
In addition, staff at the MAH and the Ontario Business Improvement Area Association (OBIAA) were
contacted to learn about boundary reviews in other municipalities, best practices, associate
membership programs and special area rating.
Associate Membership
Associate Membership Programs permit a business located outside of a BIA to become a member of
the BIA on an opt-in basis. Associate memberships are conducted by other BIAs in the province
including:
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Belle River BIA
Georgetown BIA
Kingsville BIA
Oakville BIA

Streetsville BIA
Hamilton BIA
Milton BIA
Downtown Simcoe BIA

The programs for the above-listed BIAs were examined and generally establish associate membership
qualifications, a membership fee, and offered limited benefits to associate members [ie: no voting
rights]. The Associate Members provide voluntary financial support to the BIA because they believe
they will reap the benefits of the activities of the BIA.
It is recommended that an Associate Membership Program be considered by the Tecumseh BIA as an
alternate means of raising funds and to complement the work of the BIA in revitalizing the business
community and offering the ability to work with other businesses outside of the BIA Boundary in a
number of different ways.
Area Rate Levies
Municipal property taxes are generally spread across all property owners in accordance with their
assigned property class and the relative value of their property within the taxing jurisdiction. While
property tax rates vary from property class to property class, all properties within a class generally pay
the same rate.
However, in some circumstances municipalities may impose an area rate levy. These rates apply only
to properties within an area receiving special services and may cover some or all of the cost of those
services.
The area rate levy has similarities to a traditional BIA levy. However, there are differences. One is that
an area rate levy, generally, may apply to all rateable property, whereas the traditional BIA levy applies
only to the prescribed business property classes [ie: the commercial and industrial classes].
Decisions on whether or not to area rate special services are made at the local level. It is
recommended that an area rate levy for a special service, be explored during the next BIA budget
review and deliberations that would meet the general requirements in the Municipal Act, 2001. These
include, among others, designating the benefiting area, and levying the area rate on property within the
defined area.
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Options
Summary of Options
Option 1
Status Quo
Option 2
Exempt Beach Grove Golf & Country Club

Option 3
Exempt Beach Grove Golf & Country Club
and properties South of County Road 22,
located in the Sylvestre, Jamsyl and Desro
Drive Areas, west of Manning Road

Boundaries of the BIA would remain unchanged

Beach Grove Golf and Country Club has requested
exemption from the boundary.

Building on the option presented above, this option
would also exempt the properties South of County
Road 22, located in the Sylvestre, Jamsyl and Desro
Drive Area and west of Manning Road.

Option 4
Exempt Beach Grove Golf & Country Club Building on the option presented above, this option
and all properties South of County Road 22 would exempt all properties South of County Road 22.
Option 5
Align the BIA Boundary with the CIP This option would align the BIA boundary with the CIP
Boundary
boundary.

An analysis of these options is contained in the StrategyCorp Report.
Conclusion
The Tecumseh BIA provides many benefits to its membership, in light of its small commercial base and
pressures from neighbouring municipalitie’s commercial areas.
Some members in the BIA experience a greater benefit due to the concentration of commercial activity
in the Tecumseh and Manning Road areas. This disparity is largely due to the unique geography of the
BIA and the higher levels of commercial activity in the Tecumseh Mainstreet Community Improvement
Plan Area and the Tecumseh/Manning Road commercial area. The Manning/Tecumseh Road area
predominately consists of large-format retail development and also contains key commercial anchors
which attract other commercial activity.
As indicated in the StrategyCorp Report, Option 3 is recommended and would exempt Beach Grove
Golf & Country Club and the properties South of County Road 22, located on Jamsyl, Desro and
Sylvestre Drive, west of Manning Road. A map of the recommended boundary alteration is shown on
Attachment 5.
As previously mentioned, it is recommended that the opportunities with respect to both an Associate
Membership Program and an Area Rate Levy, as permitted in the Municipal Act, 2001, be further
explored as ways of further addressing the needs of the BIA and its members.
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Legislated Process
Section 209 of the Municipal Act, 2001 authorizes municipalities to alter the boundaries of improvement
areas.
Before passing a by-law under section 209, notice of the proposed by-law must be sent, by prepaid
mail, to the Board of Management and to every person on the last returned assessment roll who was
assessed for rateable property in a prescribed business property class which is located in the existing
improvement area;
(a)
(b)

where the improvement area already exists, in the improvement area and in any geographic
area the proposed by-law would add to the improvement area; and
where a new improvement area would be created by the proposed by-law, in the proposed
improvement area.

A person who receives a notice is required to give a copy of the notice, within 30 days, to each tenant
of the property who is required to pay all or part of the taxes on the property; and to give the Clerk a list
of every tenant and the share of the taxes that each tenant is required to pay.
In the case of an addition, a municipality may not pass a by-law to alter the boundaries of the
improvement area if, within 60 days after the last day of mailing of the notices, the Clerk receives
written objections signed by at least one-third (1/3) of the total number of persons entitled to notice, and
the objectors are responsible for:
(a)

(b)

in the case of an addition, at least one-third (1/3) of the taxes levied for purposes of the general
local municipal levy on rateable property in all prescribed business property classes in the
improvement area; or at least one-third of the taxes levied for purposes of the general local
municipality levy on rateable property in all prescribed business property classes in the
geographic area the proposed by-law would add to the existing improvement area, or
in all other cases, at least one-third (1/3) of the taxes levied for purposes of the general local
municipal levy on rateable property in all prescribed business property classes in the
improvement area.

If sufficient objections are withdrawn in writing within the 60-day period so that the conditions no longer
apply, the municipality may pass the by-law. The Clerk is to determine whether the conditions have
been met and, if they are, shall issue a certificate of affirmation. The determination by the Clerk is final.
Section 211 of the Act requires a Council to give notice in accordance with subsection 210 of a
proposed by-law to repeal a by-law designating an improvement area if the municipality has received,
(a)
(b)

a resolution from the board of management requesting the repeal; or
a request for the repeal signed by persons who are responsible for at least one-third of the
taxes levied for purposes of the general local municipality levy on rateable property in all
prescribed business property classes in the improvement area.

CONSULTATIONS
Director Financial Services/Treasurer
Director Planning & Building Services
BIA Board of Management
StrategyCorp
MAH
OBIAA
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FINANCIAL IMPLICATIONS
The total revenue to be derived from the BIA Levy in the 2015 BIA Budget was $120,000. The
properties recommended for removal from the BIA as per Option 3, Beach Grove Golf & Country Club
and those properties located on Sylvestre, Jamsyl and Desro Drives, west of Manning Road,
contributed a combined BIA levy of $13,183.
The BIA Board is responsible for preparing the annual budget, in consultation with its members, which
is ultimately approved by Town Council.
Should the 2016 BIA Budget be maintained at $120,000, the remaining BIA Members would be
proportionately assessed the $13,183, which the exempted properties would have otherwise
contributed.
In the event the 2016 BIA Budget is reduced from $120,000 to $106,817 [$120,000 - $13,183] there
would likely be no financial impact on the remaining BIA Members, although there would be an impact
on the BIA’s ability to maintain the programs currently in place.

LINK TO STRATEGIC PRIORITIES
No.

2015-16 Strategic Priorities

Applicable

1.

Make the Town of Tecumseh an even better place to live, work and invest through
a shared vision for our residents and newcomers.

2.

Ensure that the Town of Tecumseh’s current and future growth is built upon the
principles of sustainability and strategic decision-making.

3.

Integrate the principles of health and wellness into all of the Town of Tecumseh’s
plans and priorities.

4.

Steward the Town‘s “continuous improvement” approach to municipal service
delivery to residents and businesses.



5.

Demonstrate the Town’s leadership role in the community by promoting good
governance and community engagement, by bringing together organizations
serving the Town and the region to pursue common goals.





COMMUNICATIONS
Not applicable ☐
Website ☒

Social Media ☒

News Release ☐

Local Newspaper ☐

Notice of Consideration of a By-law will to alter the BIA boundary will be given in accordance with the
Municipal Act, 2001.
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This report has been reviewed by senior Administration as indicated below and recommended for
submission by the CAO.

Prepared by:

____________________________________
Laura Moy, Dipl. M.M, CMM III HR Professional
Director Staff Services/Clerk

Reviewed by:

________________________________

Luc Gagnon, CPA, CA, BMath
Director Financial Services/Treasurer
Recommended by:

________________________________
Tony Haddad, MSA, CMO, CPFA
Chief Administrative Officer

Attachments:
1. Schedule A of By-law No. 2005-79
2. Summary of Survey Results
3. Summary list of property owners and business tenants requesting removal from the BIA
4. Location of business operators and property owners requesting to be exempted from the boundary
5. Map of the recommended boundary alteration
Appendix:
1. StrategyCorp Tecumseh Business Improvement Area Boundary Review: Analysis and Recommendations
September 3, 2015

LM/td
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Properties Requesting Exemption from the BIA
Person Submitting Request
Requests from Survey:
Owner ‐ Dan Lessard
Owner
Owner & Tenant
Tenant
Owner
Tenant
Owner ‐ Jamsyl Limited Partnership
Owner ‐ Jamsyl Limited Partnership
Owner ‐ Jamsyl Group
Owner ‐ Jamsyl Group
Owner ‐ Jamsyl Group
Owner ‐ Jamsyl Group
Owner ‐ James Sylvestre Developments Ltd
Maelynn St. Louis
Owner ‐ John Kubinec
Owner

Business Names

Address

Postal Code

Rembrants Studioz [home occupation]
D J Poisson Lumber Limited
Luxhome Furniture Centre
Antonio's Original Pizza
Exomark Inc.
Ella Quilts
Centre Pedagogique
Evergreen Landscaping
8‐unit plaza
Windsor Hyundai
Unfinished ‐ building vacant
Prologix Distribution Services
James Sylvestre Developments Ltd.
The Dandelion Shop
1277071 Ontario Limited
Tecumseh Jiu Jitsu

600 Gauthier Drive
137 Lesperance
13300 Desro Drive
Unit #190 ‐1695 Manning Road
1608 Sylvestre Drive
Unit C ‐ 12056 Tecumseh Road
13485 Sylvestre Drive
13355 Sylvestre Drive
1606 Sylvestre
1620 Sylvestre Drive
13225 Jamsyl Drive
13235 Jamsyl Drive
13245 Sylvestre Drive
12205 Riverside Drive East
12218 Riverside Drive East
12365 Tecumseh Road

N8N 3R2
N8N 1V9
N8N 2L9
N8N 2L9
N8N 2L9
N8N 1L9
N8N 5B3
N8N 2L9
N8N 2L9
N8N 2L9
N8N 2L9
N8N 2L9
N8N 2L9
N8N 1A1
N8N 1A2
N8N 1M5

Requests from Written Correspondence:
Owner
Owner
Owner

Beach Grove Golf & Country Club
Tecumseh Medical Centre
Tecumseh Home Hardware

14134 Riverside Drive East
13278 Tecumseh Road East
1613 Lesperance Road

N8N 1B6
N8N 3T6
N8N 1Y2

Owner

Fairlane Developments Inc. - Tecumseh Towne Centre

1614 Lesperance Road

N8N 1Y3
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Executive Summary
Business Improvement Areas (BIA) are specially funded business districts and are local boards of
the municipality. The BIA Boards of Management provide for the promotion of the area as business
or shopping areas and for improvement, beautification, and maintenance beyond that provided at
the expense of the municipality. The Town of Tecumseh BIA was created 1978 and the boundaries
were last reviewed in 2005. According to the latest information provided by the Town of Tecumseh
BIA, there are approximately 580 members including both commercial property owners and
tenants. The Town’s BIA Property Listing assesses a levy to 185 commercial, shopping centre and
office buildings.
The Town of Tecumseh has received requests from property owners who no longer wish to be
included in the BIA boundaries. In accordance with the Municipal Act, 2001 the Town commenced a
review of the boundaries. In the interest of ensuring that the review was conducted in a
comprehensive and objective manner, the Town retained the services of StrategyCorp, in
cooperation with the Tecumseh Business Improvement Area Board of Management, to review the
boundaries of the Business Improvement Area and make recommendations on any adjustments.
The Town has prepared a Commercial Development Discussion Paper, in order to inform its Official
Plan Review process, that contains several points of analysis and recommendations that are
relevant to the BIA boundary review, particularly with respect to the future concentration of
commercial development in Tecumseh.
Many of the comments provided during the stakeholder consultation process, and relating to the
requests for exemption, are not unique and reflect challenges common to many BIAs. We note that
none of the critics of the BIA went so far as to deny that there is absolutely no “common good” or
community benefit from the BIA’s efforts.
This report identifies how BIA services have the potential to deliver both indirect and direct
benefits to their members. Three themes are identified that inform our analysis, including: defining
the common interest, finding practical ways of advancing it to a diverse membership, and
challenges in measuring performance.
The report presents and evaluates five options, developed through working with the Town and the
BIA, with respect to the BIA boundary.
Summary of Options
Option 1:: Status Quo
Option 2:: Exempt Beach Grove
Option 3:: Exempt Beach Grove Golf and Country Club and properties South of County Road 22, located in
the Sylvestre, Jamsyl and Desro Drive areas and West of Manning Road
Option 4: Exempt Beach Grove Golf and Country Club and all properties South of County Road 22
Option 5:: Align the BIA boundary with the CIP boundary
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Our report considers each option and concludes that Option 3 would provide the best result. A
recommendation is put forward to alter the BIA boundaries based on the types of businesses that
have put forward the request, and the future direction of commercial development in the Town. In
addition, we recommend exploring the opportunity presented in the Municipal Act, 2001, with
respect to area rates, as well as the Associate Membership program presented by the BIA.

Background
Project
Business Improvement Areas are specially funded business districts and are local boards of the
municipality. The BIA Boards of Management provide for the promotion of the area as business or
shopping areas and for improvement, beautification, and maintenance beyond that provided at the
expense of the municipality.
The Town of Tecumseh received requests from property owners who no longer wish to be included
within the boundaries of the Tecumseh Business Improvement Area (BIA), which resulted in a Staff
Report to Council dated April 28, 2015. In accordance with the Municipal Act, 2001, the Town
commenced a review of the boundaries of the BIA.
In the interest of ensuring that the review was conducted in a comprehensive and objective
manner, the Town retained the services of StrategyCorp, in cooperation with the Tecumseh
Business Improvement Area Board of Management, to review the boundaries of the Business
Improvement Area and make recommendations on any adjustments.

Process and StrategyCorp’s Role
The role of StrategyCorp in this process is to:
x Act as a facilitator in the process;
x Report on feedback from the process;
x Conduct research into the principles that should inform the decision; and,
x Contribute to the analysis and provide recommendations as to the boundaries of the BIA.
The formal requirements for a review of a BIA boundary are set out in the Municipal Act, 2001.
In compliance with these procedures, the process for this review was as follows:
Staff Reports: We commenced the process by reviewing the following staff reports
x
x

Staff Report 11-15 Tecumseh BIA Effectiveness and Participation Survey (Appendix 1)
Staff Report 15-15 Request for BIA Boundary Alteration (Appendix 2)

Survey: We supported the Town in the development of a survey of BIA members. The purpose of
the survey was to seek input of members on adjustment of the BIA’s boundaries. An invitation to
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participate in the survey was distributed by email to the BIA contact list. It was also posted on the
Town’s website.
Public Information and Consultation Sessions: StrategyCorp facilitated two Public Information
and Consultation Sessions at the Torino Plaza and Banquet Hall held on:
Tuesday July 7th from 7:00 p.m. to 9:00 p.m.
Wednesday July 8th from 7:00 a.m. to 9:00 a.m.
The purpose of these sessions was to inform participants on the legislated role and purpose of a
BIA and its Board of Management, the services and activities currently offered by the Tecumseh
BIA, an update on the proposed Tecumseh Mainstreet Corridor Community Improvement Plan and
the Tecumseh Hamlet Secondary Plan, and details of future area road improvements.
Presentations were delivered both by representatives of the BIA and Town Staff. Once the formal
presentations concluded, the format of the meeting moved to a question and answer session.
Notice for these meetings was provided in accordance with Town Procedures as supervised by the
Office of the Clerk.
Conference Calls: Throughout the process, StrategyCorp facilitated and participated in project
management conference calls with the Town and the BIA.
Research: In addition to the information learned from speaking both with BIA and Town staff, we
have conducted independent research. This research has included:
x Review of relevant Town planning documents;
x Review of BIA budgetary information; and,
x Interviews with staff from both the Ministry of Municipal Affairs and Housing (MAH) and
the Ontario Business Improvement Area Association (OBIAA).
Report: Working with the Town and the BIA, we developed options for consideration by Council.
These options are presented in this report, as well as a summary of our findings to date and
analysis of the options.

Town of Tecumseh BIA
The Town of Tecumseh BIA was created 1978 and the boundaries were last reviewed in 2005. The
boundaries were designated as all of the former Town of Tecumseh and Village of St. Clair and the
northern portion of the former Township of Sandwich South as a business improvement area. At
that time, the boundaries were reduced from the whole of the Town, to the area of the Town
where the commercial and shopping districts are more condensed. The boundaries exclude the
Bonduelle North America lands and certain lands on the south side of Desro Drive which are zoned
industrial. Schedule A of By-law No. 2005-79 is attached as Appendix 3 which depicts the BIA. All
businesses that are in commercial property tax categories, that fall within the boundary, are
included in the BIA.
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According to the latest information provided by the BIA, there are approximately 580 members
including both commercial property owners and tenants. The Town’s BIA Property Listing assesses
a levy to 185 commercial, shopping centre and office buildings.
The BIA provides its members with many programs, services and activities, which include:
x

Art of Eating Food & Wine Festival

x

Fun Day, Spring and Fall Market Days

x

Family Movie Nights

x

Gallery without Walls

x

Street beautification projects including hanging baskets and seasonal decorations such as
Christmas lights

x

Re-usable shopping bags advertising local businesses

x

Sponsored events such as the Corn Festival Parage, Christmas in Tecumseh and the Santa
Parade, Family Skate Day, Great Waterfront Trail Adventure, Ice Cream Social and the
Lacasse Park Diamond Business Sponsoring Advertising Program

x

Business-to-Business Free Display Program at National Bank

x

Tecumseh Dollars

x

Volunteer of the Year Recognition

x

BIA Annual Holiday Gift Guide

x

Future activities planned including initiatives to celebrate milestones, contribution
programs

x

Welcome to Tecumseh Banner, sector-specific events and an “Ask the BIA Experts”
program

The Tecumseh BIA has members in a variety of sectors, including:
x

34% Retail

x

29% Health and Wellness

x

18% Professional Services

x

12% Dining

x

5% Home/Commercial Services

x

2% Arts/Entertainment
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The Tecumseh BIA conducted strategic planning sessions with its Board of Management to develop
a Strategic Plan 2015-2018. The goals identified in the draft plan, which is pending approval of the
Board, are both internal facing with respect to BIA operations as well as external facing, such as
new programs and services for its members. Included in the draft plan is a Vision for the BIA:
“The Town of Tecumseh will be a liveable, pedestrian-friendly, destination community, where
people bring friends to explore and businesses thrive by sharing a diverse range of high
quality goods and services.”

Stakeholder Consultation
In order to obtain a broad range of feedback both from members of the BIA and members of the
public, the Town and the BIA coordinated on stakeholder engagement.

Survey
A short web-based survey was also conducted throughout the month of July 2015. A copy of the
survey questionnaire is include as Appendix 4. The survey was developed in consultation with the
Town and the BIA Board. Information about the survey and how to complete it were both mailed
and emailed to the BIA Members, along with the invitation to the PICS. The survey link was also
made available on both the Town and BIA’s websites and Social Media.
In total, 56 responses were received, comprising approximately 10% of the BIA members.
The purpose of the survey was to explore:
x
x
x
x
x

What programs and services the businesses in the BIA find useful in promoting their
business;
How often business in the BIA would like to participate in these programs/services (i.e.
monthly, semi-annually, annually);
Interest in attending the BIA Board’s Monthly Meetings and their Annual General
Membership Meeting;
Whether BIA members located within BIA boundary would like to be removed; and
Whether any businesses currently outside of the BIA boundary were interested in being
included in the boundary as a member.

The following is a summary of the key findings from the survey:
1. The majority of the survey responses were received from tenants [59.26%] with the
remaining responses received from business property owners [40.74%].
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2. The businesses that responded varied from among the food service, medical, professional,
personal service, retail and ‘other’ category.
3. Respondents indicated that the best methods to increase customer awareness are: local
advertising; social media advertising, and festival/expo sales.
4. 43% of the respondents indicated their membership with the BIA is “not beneficial”, of
those, 48% operate “other” types of businesses, followed by 29% that are “retail”, 15%
“personal service and both food service and professional are both 4%;
5. Predominantly, members of the BIA are not interested in attending the BIA’s Annual
General Membership Meeting, nor the monthly Board Meetings [78.85% and 78.05%
respectively]. It is important to note however, that even though they are not interested in
attending these meetings, the respondents did not necessarily indicate they are not
interested in being a member of the BIA, or that they are not receiving benefits from their
membership.
6. Of those who completed the survey, 92.50% are current BIA Members and therefore when
asked if they were a commercial property owner located outside of the BIA and would like
to be included within the area boundary, they chose ‘not applicable’. 7.50% selected ‘No’
meaning they do not wish to be included in the boundary. There were zero responses
indicating ‘Yes’, which is not surprising as the majority of the responses were current BIA
members.
7. When BIA Members were asked if they would like to be considered for removal from the
BIA, 47.62% indicated ‘No’; 33.33% indicated ‘Yes’; and 19.05% chose ‘Not Applicable’. In
total, 16 properties requested, through the survey, to be considered for removal.

Public Information and Consultation Sessions
The Town, in partnership with the BIA Board of Management, held two (2) public consultation
sessions (PICS) on July 7 and 8, 2015. Notice to the BIA Membership regarding the two PICS was
mailed to the membership along with a hard copy of the BIA Boundary Review survey. The Notice
was also posted on the Town’s website, Twitter and Facebook page; in the Shoreline; and on the
BIA’s website and Facebook page.
Two (2) main themes emerged from the public consultation sessions:
1. There are properties currently included in the BIA who do not feel as if they are receiving
benefits and/or services from their participation in the BIA

Tecumseh Business Improvement Area Boundary Review
3 September 2015
55

8

2. There is a purpose and value to the BIA and the services it provides to businesses within the
BIA boundary.

Commercial Land in Tecumseh
The Town is currently undergoing an Official Plan Review. In order to inform the review, the Town
prepared a series of discussion papers, including the Commercial Development Discussion Paper.
x

The paper identifies several key points that are pertinent to the BIA Boundary Review:

x

The function of the Town’s traditional main road– Tecumseh Road from the CN Railway on the
east to Southfield Drive on the west – has been in a state of transition for some time and is
struggling to maintain a clear identity in the face of other prosperous commercial areas in the
Town.

x

There is a resurgence in neighbourhood-based and traditional main street type development
which contributes to more liveable, walkable communities.

x

The City of Windsor undertook a Residual Market Demand and Impact Analysis in 2008, which
generally concluded that the region has an oversupply of commercial space.

x

There exists the potential for additional commercial lands to negatively impact the planned
function of the Town’s commercial areas.

x

Recommendation that commercial uses within the employment areas of Oldcastle and
Sylvestre Business Parks should be restricted to those ancillary and related to industrial uses so
as to avoid undermining the planned function of existing commercially designated areas.

x

Recommendation that intensification of commercial lands be encouraged.

x

The Town is in the process of finalizing a Community Improvement Plan (CIP) for the Tecumseh
Road Main Street that will make the “main street” more sustainable and attractive to
investment (both for private development and by the Town in its public infrastructure) while
enhancing its role in providing the municipality with its identify and a sense of place.

x

Manning Road/Tecumseh Road consists of a mix of plaza-style development and free-standing,
single use commercial buildings and has become the Town’s major commercial destination for a
majority of commercial services/uses.

x

The Commercial Land Report identifies key themes outlined above that are important to
consider in the context of this BIA Boundary Review. It highlights the focus that the Town is
directing to the Tecumseh Road Main Street (CIP) area, in response to the existing condition of
the area as well as to the renewed recognition of the importance of liveable, walkable
communities. The report also references the potential for additional commercial land to detract
from the Town’s existing commercial areas while recommending the intensification of
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commercial land.

Analysis – Business Improvement Areas
BIAs -- Promoting the “Common Good”: The Municipal Act, 2001 (refer to Appendix 6) sets out the
framework by which BIAs are created and governed. BIAs are local organizations which deliver
services that go “beyond” what the local government itself could (or would) do in promoting the
“common good”.
Specific roles: The Municipal Act describes the role of BIAs as being to:
(a) to oversee the improvement, beautification and maintenance of municipally-owned land,
buildings and structures in the area beyond that provided at the expense of the municipality
generally; and,
(b) to promote the area as a business or shopping area. 2001, c. 25, s. 204 (1).
Benefits of a BIA: The MAH Handbook identifies that the presence of a BIA in the municipality is of
benefit to surrounding neighbourhoods and the wider community. These benefits include
improved quality of life, an improved ambience due to physical improvements, greater choices for
services and shopping, increased business activity, and stimulating new impetus for tourism and
investment.
The Ontario BIA Association (OBIAA) also asserts the importance that the BIA can have in
supporting the overall economic health of the municipality – including the businesses that are
located outside of the downtown area.
“We are all in it together” when it comes to building the local economy: This sentiment is the main
policy underpinning of the BIA. BIAs are designed to ensure that everyone contributes. Policy
makers must frequently address the so-called “free rider” problem, which occurs when an
individual opts out of spending designed to advance the common good, while still benefiting from
the activity he/she no longer pays to support.
Challenges common to all BIAs: While it is clear that promoting the “common good” is the task of
BIAs, all BIAs face key challenges in this regard:
1. Measuring results: It is not easy to measure results in economic development activity.
2. Defining the common good: With a diverse membership base, it is not easy to have an
agreed upon definition of what the “common good” is.
3. Delivering services that meet the needs of diverse members: Business type and location
mean that not every member values or wants the same services.

Tecumseh Business Improvement Area Boundary Review
3 September 2015
57

10

1. Measuring results: With any organization, it is essential to demonstrate proper stewardship and
value for money. BIAs are no exception to this, if they wish to maintain the confidence of their
members. The Ontario BIA Association (OBIAA) promotes quantifiable performance measurement
as a best practice to its membership.
This is not necessarily an easy task, however.
Broadly speaking, performance tracking falls into two categories:
x

Outcome tracking: This form of tracking reports on what an activity achieved. Examples of
this sort of performance tracking would include attempts to measure tangible economic
outcomes, such as “attracted this number of shopper visits by tour bus” or “increased levels
of employment.”

x

Activity tracking: This form of tracking reports on “what was done.” Examples of this sort
of tracking are “we delivered this marketing program.” This form of tracking is inherently
weaker than outcome tracking, as it demonstrates only what was done not whether it
produced a benefit.

Yet, as desirable as it is to measure results, it is well known that performance measurement in
economic development activity is a challenge.
x

External factors: In promoting economic development, there are many factors “above and
beyond” the control of any one person or organization. A good local plan may or may not
deliver good results if there is a regional or national economic downturn.

x

Insufficient data: BIAs do not have access to the kinds of private data that would be needed
to prove the success or failure of their activities.

As a result, BIAs have great difficulty in delivering outcome based tracking to their members, and
must fall back on activity tracking to demonstrate their results. Activity tracking is not necessarily
persuasive about whether the activity “did any good or not,” – even assuming that there is a
common understanding of what is “good.”
2. Defining the “common good.” BIAs bring together a wide range of members with diverse
interests. This creates two special challenges:
x

Serving the needs of diverse types of businesses: Most BIAs put a strong focus on improving
the retail shopping experience. Accordingly, it is common for the connection between BIAs
and retail businesses to be stronger than the connection between BIAs and other sorts of
businesses.

x

Managing the challenges of geography: BIAs tend to focus on what a lay person would think
of as the traditional “downtown” shopping district, which by their very nature tend to have
both a core and a periphery. BIAs tend to have stronger connections with businesses
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located in the core, than businesses located on the periphery.
3. Delivering services of value to a diverse membership: BIA services have the potential to deliver
both indirect and direct benefits to their members.
x

Direct benefits: Seasonal event decorations and plantings, shopping bags, catalogues etc. all
have the ability to deliver direct benefit to participating businesses. Since many of the
programs and activities offered by BIAs have a focus on retail trade, it is common for nonretail businesses to be less likely to perceive the direct benefits they obtain. Even retail
businesses may fail to perceive benefits if they are located nowhere near the direct
activities.

x

Indirect benefits: The most obvious intended “indirect benefit” is general improvement
to the local economy. Thus, the creation of a thriving, attractive, downtown is intended
to put the entire community “on the map” as a destination – to the benefit of all local
businesses.

From this perspective, not only those businesses directly touched by BIA activity benefit from it. BIA
proponents argue that:
x

Owners of vacant land can be said to benefit because the stronger the local economy, the
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stronger the demand for land, and the sooner it will be developed.
x

Service providers, such as health or dental professionals or financial services providers, can
be said to benefit because a strong local economy ensures that there is a base of patients or
customers to serve. It also helps to maintain the quality of life that professionals expect
from the community in which they live – making it an easier place to attract and retain staff.

x

Companies offering “business to business” services can be said to benefit because they sell
to the retail businesses that themselves will be more likely to thrive.

BIA proponents would argue that since there is this common indirect benefit, it is appropriate for
everyone to contribute, to avoid the “free rider” problem, and to ensure that there is a viable base
from which to fund BIA activities.
Skeptics of BIAs would say that if there is no direct benefit they should not have to pay.
BIA proponents stress, however, that there is no promise in the legislation that any business will
receive a direct benefit from the activity of a BIA.
Conclusion: When you combine the three challenges of defining the common interest, finding
practical ways of advancing it to a diverse membership, and challenges in measuring performance,
it is easy so see why BIAs often experience tension.

Potential Relief for Businesses
The Municipal Act does not make it easy to get out of the BIA. As noted above, one of the
underpinnings of the BIA policy is collective action, so the system has a bias towards a philosophy
of “many hands (or contributions!) make light work.”
Nevertheless, there may be circumstances where a Council may grant relief to a business. If so,
there are two options for granting relief:
x

Change the boundary to let them out: The Municipal Act mandates the process whereby a
business may seek to be released from the BIA, and the provisions of Section 209 create a
process where requests for release can be considered. In our view, taking this course would
be tantamount to concluding that there is no benefit, direct or indirect, to be gained by a
participating business.

x

Create a differential contribution rate: The Municipal Act allows for there to be differential
rates. These are set out in Section 208, Subsection (2). In our view, taking this course would
recognize that while there is a general interest in the overall economic health of the Town,
to which every business in the commercial property tax categories should make some
contribution, it would be unfair to put the full cost of purely local or retail-centric activities
on each and every member.
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Observations on the Tecumseh BIA
The Tecumseh BIA gets mixed reviews from those it serves. Detailed results of the July 2015 survey
are appended to this document as Appendix 5.
It must be acknowledged that what we have before us is limited to the comments of those that
participated. It should, however, be noted that a very small portion of the BIA members have
requested to be exempted from the boundaries. In our experience, people participate in these
types of processes when they are dissatisfied; however, if satisfied with the status quo, do not
participate.
A review of the feedback demonstrates that there are both supporters and critics among the
membership. In our view, the criticisms of the Tecumseh BIA are not unique and reflect challenges
common to many BIAs. Some of them “go with the territory” and should be understood as such.
Member feedback should be taken very seriously, however. Criticisms regarding the effectiveness
of the operations and value for money should be given full consideration by the Board and
membership, and should be addressed in good faith as a matter of continuous improvement.
Not all the input we heard during the process is relevant to the question of changing boundaries.
Operational criticisms are important, but they are not a justification for changing the structure of
the BIA boundaries. They are a call for operational improvement of the BIA. To analogize to our
current federal election, if you don’t like the way the government is operating, you vote for change.
You don’t opt out of confederation.
From the perspective of those who wish to be exempted from the BIA, they believe it is unfair that
they are required to contribute to an organization from which get no direct benefit – especially
when its projects do provide direct benefit to others, who are sometimes competitors.
From the perspective of those who favour a continuation of the BIA, they think everyone gets at
least some indirect benefit of a stronger local economy, and are concerned about the “free rider”
problem that occurs when those who benefit are permitted to do so without contributing to the
collective effort.
We note that none of the critics of the BIA went so far as to deny that there is absolutely no
“common good” or community benefit from the BIA’s efforts. They focused on how the BIA did not
directly benefit them.
In our view, the decision before Council is whether businesses seeking removal from the boundary
really get no direct or indirect benefit from the BIA.
x

If there is no benefit at all, then removal may be appropriate.

x

If there is only indirect benefit, then consideration of a differential fee approach may be
appropriate.

During the public consultation sessions, the question was raised as to whether or not it is
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appropriate to include retail plaza properties in the BIA. The plaza format of development has been
a dominant built form over the past several years, and based on our research, it is not uncommon
that these types of development be included in a BIA. On the other hand, it would not be
appropriate to have a BIA that was exclusive to one retail plaza as this does not meet with the
intent of the legislation.

Is it common for BIAs to have such a broad area of coverage?
The boundary is a question determined by Council at the time it is created.
In larger communities, it is not uncommon for there to be multiple BIAs, which serve distinct
commercial areas in the municipality.
In smaller communities in Ontario, it is not uncommon for the BIA to include the entire community.
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Analysis - Exemption Requests
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Exemption Request by Area

Description

Within the CIP area

x

Two businesses have requested exemption

Tecumseh/Manning Road area

x

Two businesses have requested exemption

x

One home business has requested
exemption

x

Beach Grove Golf and Country Club has
requested exemption from the boundary

x

The BIA Board has indicated that it would not
oppose an adjustment to the boundary that
exempted the Club

x

The majority of the property owners in this
particular area south of County Road 22 have
requested exemption from the boundary

x

Some of these properties are vacant

x

This area does not have a primarily retail
focus and its overall appearance is more
typical of an industrial area

South of County Road 22; intersection of
County Road 22 and Lesperance Road

x

Two property owners have requested
exemption

Lesperance Road and Riverside Drive

x

Three businesses have requested exemption

Home Business

Beach Grove Golf and
Country Club

Properties South of County Road 22, located
in the Sylvestre, Jamsyl and Desro Drive areas
and West of Manning Road

Analysis - Options
In our research, we have come across several reports that consider the expansion of BIA
boundaries but few that consider contraction. In our opinion, this is due to the fact that BIAs are
more commonly designated as small core retail areas in contrast to the Town of Tecumseh BIA
which encompasses much of the urbanized area of the Town.
We reviewed reports from other municipalities that had BIAs seeking an expansion to their
boundaries. While there is a range of reasons that a BIA might want to expand its boundaries,
common themes in these reports include:
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-

The identification that through the expansion, the area businesses would be able to address
common issues such as traffic flow, streetscape improvements and public realm, branding
and promotion initiatives and the long-term development of the area

-

Alignment with CIP boundaries

In many cases, these BIAs exist in municipalities with higher populations and stronger commercial
bases than what currently exists in the Town of Tecumseh. The Town faces pressure, both in terms
of competition and as well as identity, from the much larger commercial areas of Windsor as well
as the burgeoning commercial presence in Lakeshore on the other side.
The BIA and its Board has indicated that they are keen to implement the objectives approved in its
draft Strategic Plan which will provide:
-

Increased awareness on the purpose of a BIA in the Town of Tecumseh

-

Additional information to its members

-

Continued BIA mandate to improve, promote and establish beautification projects within
the area

Options – Outline
Summary of Options
Option 1:: Status Quo
Option 2:: Exempt Beach Grove
Option
n 3:: Exempt Beach Grove Golf and Country Club and properties South of County Road 22, located in
the Sylvestre, Jamsyl and Desro Drive areas and West of Manning Road
Option 4: Exempt Beach Grove Golf and Country Club and all properties South of County Road 22
Option 5:: Align the BIA boundary with the CIP boundary
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Options – Analysis
Options
1)

Status Quo
Resulting value of
BIA Levies of this
option

Pros
x
x

Cons

Creates a business as usual type of
environment
Maintains budget

Exempt Beach
Grove Golf and
Country Club

Resulting value of
BIA Levies of this
option

x
x

x

$117,934
3)

Exempt Beach
Grove Golf and
Country Club and
properties South of
County Road 22,
located in the
Sylvestre, Jamsyl
and Desro Drive
areas and West of
Manning Road
Resulting value of
BIA Levies of this
option
$106,817

4)

Exempt Beach
Grove Golf and
Country Club and all
properties South of

x
x

$120,000
2)

x

x
x
x
x

x

x

x

x
x

Addresses the exemption request from
Beach Grove Golf and Country Club
This option was one of the suggestions
put forward by the BIA Board, in
recognition of the unique function of
Beach Grove Golf and Country Club as a
private club serving private members
Allows for many properties to remain in
the BIA – thus supporting the lift to the
business community in general

x

Addresses certain exemption requests
Of Options 2-4, least impact on budget
This option was one of the suggestions
put forward by the BIA Board
Removes certain lands that are not best
suited to being in BIA and that are
unlikely to benefit its programs/services
Allows for many properties to remain in
the BIA – thus supporting the lift to the
business community in general
The properties South of County Road
22, located in the Sylvestre, Jamsyl and
Desro Drive areas and West of Manning
Road are characteristic of an industrial
area
The Commercial Land Report identifies
that, in the future, the intent would be
to limit the commercial uses permitted
on the lands to be ancillary to
commercial use; the intention is to
support the area as and employment
area and to avoid negatively impacting
existing commercial nodes in the Town
Addresses 2 additional exemption
requests as compared to Option 2
Allows for many properties to remain in
the BIA – thus supporting the lift to the

x

x

x

x

x

x

x
x

Does not address exemption
requests
Does not take advantage of
opportunity to streamline BIA
operations
Does not conform to best practices
Does not address any of the
remaining exemption requests
Does not take advantage of the
opportunity to streamline BIA
operations
Does not employ the range of
mechanisms available to improve
the current situation
Would result in a very minor
reduction to the BIA levies collected
Does not address several of the
exemption requests
Does not employ the range of
mechanisms available to improve
the current situation
Would result in a reduction to the
BIA levies collected

Does not address all of the
exemption requests
Would result in a greater reduction
(as compared to Option 2) of the
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Options

Pros

County Road 22
Resulting value of
BIA Levies of this
option

x

Cons

business community in general
Addresses the issue that County Road
22 is a highway that serves to
“separate” these businesses from the
other commercial nodes in the Town

x

$100,379
5)

Align the BIA
boundary with the
CIP boundary only
Resulting value of
BIA Levies of this
option
$25,512

x

x
x
x

x

Streamlining BIA boundary and CIP
boundary is best practice in many
municipalities, as the CIP area is seen to
be the area in which the municipality
intends to focus its investment
Allows for municipalities focus/efforts
to be clear
Addresses many of the exemption
requests received
Aligns with the Commercial Land
Development report conclusions
regarding the importance of supporting
town centres
At a point in the future, it may be the
case that the commercial activity in this
area is sufficient to warrant all of the
BIA’s attention and resources. At such a
time, it may be appropriate to align the
boundaries with the CIP area.

x

x
x

x
x
x

x

x

BIA levies collected
The businesses at Lesperance Road
and Country Road 22 contribute to
the commercial base in the Town
and the form of development is
similar to other commercial nodes
in the Town
Would have an impact on the
number of BIA members. According
to the latest information from the
BIA, it has 580 members
(commercial property owners and
tenants). The Town currently
assesses a BIA levy to 185
commercial properties, shopping
centres and office buildings. This
option would reduce the number of
those levied to approximately 94
properties
Would have a significant impact on
the amount of BIA levies collected
The current commercial base, and
its associated levies, may not be
robust enough to support an
organization that can conduct
effective programs and services for
its members
CIPs can take a several years to
reach full development
Tecumseh’s CIP has not yet received
final approval
Currently, the area is not perceived
to be an important pedestrianfriendly retail destination
Would remove from the BIA
boundary the anchor retailers that
make a significant contribution to
the attracting consumers to the
Town’s various commercial nodes
Would remove from the BIA other
businesses who have not come
forward in this process with an
exemption request and may be
satisfied with the service they are
currently receiving
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Area Rates
In the cases of Options 1-4, we recommend further exploring the possibility presented in Section
208, Subsection (2) of the Municipal Act, 2001 with respect to the use of special rates. It has the
potential to offer a creative solution to unique geography presented by the commercial nodes in
Tecumseh, while allowing for businesses who are satisfied with the programming and services that
they receive from the BIA to remain in its boundaries.

Associate Membership
The BIA has expressed an interest in moving forward with an Associate Membership program. This
program would permit a business to become a member of the BIA. Associate memberships are
conducted by many BIAs in the province including:
x Georgetown BIA
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x
x
x
x

Streetsville BIA
Hamilton BIA
Milton BIA
Downtown Simcoe BIA

While the specific details of the associate membership program still need to be determined, the BIA
has done a considerable amount of research on best practices in other jurisdictions. Essentially the
memberships are based on an opt-in basis, with members paying a fixed fee, and receiving many
but not all of the benefits as full members of the BIA.

Conclusion
The Tecumseh BIA provides many benefits to its membership, particularly in a town that has a small
commercial base facing pressure from its neighbouring municipalities.
There are, however, some members in the BIA that experience a greater benefit due to the
concentration of commercial activity. This disparity is largely due to the unique geography of the
BIA and the higher levels of commercial activity in: 1) the Tecumseh Road/CIP area and 2) the
Tecumseh Road/Manning Road commercial area. The latter area is dominated by large-format
retail development, but also contains the key commercial anchors that act as attractors for other
commercial activity.
Based on the analysis of the option set out in the chart above our view is that Option 3 would best
respond to the request for exemption. It provides relief to businesses that do not benefit from the
BIA for reasons of geography, while retaining a workable BIA. Our recommendation is Option 3 – to
exempt Beach Grove Golf and Country Club and the properties South of County Road 22, located in
the Sylvestre, Jamsyl and Desro Drive areas and West of Manning Road. As outlined above, there is
identifiable rationale for removing these areas from the BIA.
In addition we recommend that the opportunities with respect to both differential charges as
presented in the Municipal Act, 2001 and the Associate Membership program be further explored
as ways of further addressing the needs of the BIA and its members. Finally, we recommend that
the boundaries of the BIA be reviewed periodically in the context of new growth and development,
to ensure that they continue to serve the best interests of the business community.
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Appendix 1 – Staff Report 11-15 Tecumseh BIA
Effectiveness and Participation Survey
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THE CORPORATION OF THE
TOWN OF TECUMSEH
Clerk/Staff Services Department
Report No. 11-15

TO:

Mayor and Members of Council

FROM:

Laura Moy, Director Staff Services/Clerk

DATE:

April 22, 2015

DATE TO COUNCIL:

April 28, 2015

SUBJECT:

Tecumseh Business Improvement Area
Effectiveness and Participation Survey Findings

RECOMMENDATIONS
It is recommended:
1. That the Clerk/Staff Services Report No. 11-15, regarding the survey of the Tecumseh
Business Improvement Area (BIA) members regarding the effectiveness and level of
member participation, dated April 22, 2014, be received; and that
2. Commercial property owners located within the Business Improvement Area be requested to
provide the Director Staff Services/Clerk with a list of their respective tenants, including
business names and contact information; and further that
3. All BIA Members be requested to provide their current mailing address and preferred
method of contact [regular mail or email] for notices pertaining to meetings, activities,
promotional opportunities and services; and furthermore that
4. Consideration be given to Clerk/Staff Services Report No. 02-15, regarding the appointment
of the 2015-2018 BIA Board of Management, dated January 27, 2015.

BACKGROUND
At the January 27, 2015, Regular Meeting of Council the Director Staff Services/Clerk’s Report No. 0215, regarding the appointment of the 2015-2018 Business Improvement Area (BIA) Board of
Management, was considered by the Members.
At the meeting, the following resolution was passed (RCM-20/15):
THAT the Director Staff Services/Clerk Report No. 02/15, dated January 16, 2015
regarding the 2015-2018 Business Improvement Area [BIA] Board of Management be
deferred pending further review and consultation with the BIA membership.
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Further review and consultation was requested by Council, given the extremely low [0.01%] turnout
from the 585 BIA Members at the January 14, 2015, BIA General Membership Meeting. The purpose
of the January 14th Membership Meeting was to hold a vote by the Membership on the Directors to be
appointed by Council to the BIA Board of Management.
As directed, a short survey was developed by the Town`s Communication Control Group [Chief
Administrative Officer, Director Staff Services/Clerk and Director Information Technology].
The survey was designed to measure the BIA Members awareness of the BIA Board of Management’s
activities, services, and levy, as well as to gage interest from the Membership in serving on the BIA
Board and attending the annual Budget meeting. Additionally, the survey inquired about how the
Membership preferred to be contacted.
A copy of the ten (10) question survey, along with a summary of the results, is attached [Appendix A].
The survey was created in both an online tool [Survey Monkey] and on paper. Notice was sent to the
BIA Members about the Town’s interest in hearing from them on the BIA’s effectiveness and level of
Member participation, on March 12, 2015. The Notice contained a link to the online survey, along with
a paper copy of the survey that could be mailed, delivered, faxed or emailed to the Clerk. The deadline
for submitting a completed survey, in any manner, was Thursday, April 2, 2015.

COMMENTS
The Notice to the BIA Membership regarding the survey was mailed along with the BIA’s notice about
the General Membership Meeting being held on April 8th for the purpose of discussing the BIA’s 2015
Draft Budget.
The BIA Office advises that there are approximately 585 business members within the BIA. Of those
members, 52 responses were received to the survey, or approximately 9% of the members.
According to the PeoplePulse, general client satisfaction response rates for medium surveys [12-25
questions] have less than a 10% response rate, where there is no incentive.1 The 9% response rate
from the BIA Membership is in keeping with PeoplePulse rate.
The following is a summary of the key findings from the survey:
1. The majority of survey responses were received from business property owners [58%] with the
remaining responses received from tenants [42%]. The majority of all respondents were aware
their business was located within the BIA [85%].
2. The businesses that responded varied from among
personal service and retail.

food service, medical, professional,

3. Approximately 60% of the respondents were aware that their commercial property tax bill
includes a levy for the BIA, which is closely matched to the number of responding business
property owners that receive the tax bills directly from the Town, while 40% were not aware of
the BIA levy on the tax bill which is almost consist with the number of tenant responses that do
not receive a tax bill from the Town.

1

PeoplePulse Survey Response Rates Available from: http://www.peoplepulse.com.au/Survey-Response-Rates.htm

72

ReportNo.11Ͳ15
RE:TecumsehBIAEffectiveness&ParticipationSurvey
April22,2015

Page3of15

4. Over 33% of the respondents were interested in being appointed to the BIA Board of
Management and nearly 67% of the responses indicated they were not interested due to time
constraints, inopportune meetings and responsibility.
5. The greatest reasons given for not attending the General BIA Membership meeting to discuss
the BIA draft budget were the inopportune meeting date/time [46%] and being unaware of the
meeting [49%]. Approximately 15% of the responses also indicated no interest in attending the
meeting.
6. Of the 52 survey responses, 35 indicated that they had participated in activities and promotions
offered by the BIA.
a. The greatest promotion participation was the Tecumseh BIA shopping bags [46%] and
BIA Dollars [40%].
b. Of the activities, the greatest participation was the Art of Eating [49%] and Christmas
Dinner [34%].
c. Participation in sidewalk sales, movie night and the Biz to Biz promotion was also
indicated.
7. There were 42 responses received to the query about the value of the Art of Eating; 55%
indicated that yes there was value and 45% that did not find value. There was no measurement
on how value may or may not have been attributed by the respondents.
8. The majority of the respondents prefer to be contacted about meetings, services and activities
by email [72%], however, there was also indication that they would like to receive information by
regular mail [28%], newsletter [11%] and fax [4%].

Considerations:
Communication Improvements
Given the low turnout to the January 2015 BIA Membership Meeting held for the purpose of holding a
vote to select Directors for the BIA Board of Management, and the high indication in the survey results
for the lack of awareness about the meetings to consider the BIA Budget annually, it is recommended
that:
1. Commercial property owners located within the Business Improvement Area (BIA) be requested
to provide the Director Staff Services/Clerk with a list of their respective tenants, including
business names and contact information; and
2. All BIA Members be requested to provide their current mailing address and preferred method of
contact [regular mail or email] for notices pertaining to meetings, activities, promotional
opportunities and services.
Section 210 of the Municipal Act, 2001 requires notices, pertaining to the BIA Budget and meetings of
the membership to vote on the BIA Board appointments, to be given by prepaid mail to every person
who, on the last returned assessment roll, is assessed for rateable property that is in a prescribed
business property class; and to give the clerk of the municipality a list of every tenant of their property
to which the notice relates who is required to pay all or part of the taxes on the property. It is therefore
recommended that:
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3. Notices contain a statement to commercial property owners to make them aware of the need to
give the Clerk a list of every tenant of their property to which the notice relates who is required
to pay all or part of the taxes on the property, and to provide a copy of any notice to their
tenants.
Any lists received by the Clerk will be shared with the BIA Board of Management for the purpose of
mailing future notices and maintaining a current and accurate membership database.
2015-2018 Board Appointments
Having completed the survey and reporting on the findings, it is recommended that Council give
consideration to Clerk/Staff Services Report No. 02-15, regarding the appointment of the 2015-2018
Business Improvement Area Board of Management, dated January 27, 2015.
Resolution (RCM10-15) passed by Council at their January 13, 2015, Regular Meeting requires “THAT
the number of members selected by a vote of the membership to the BIA Board of Management be
established at seven (7) members.”
Options:
a. Consider appointments to the 2015-2018 BIA Board from the list of nominees and votes
received at the January 14, 2015, Membership Meeting, as previously reported, or
b. Direct the Clerk to re-conduct a Call for Nominations and that a meeting of the BIA Membership
be held for the purpose of voting on Directors to be selected for Council to appoint to the BIA
Board.

CONSULTATIONS
Director Information Technology
Chief Administrative Officer

FINANCIAL IMPLICATIONS
Should Council direct that a further Call for Nominations be made for the BIA Board, a cost of
approximately $1,000 will be incurred by the BIA for mailing the notices pertaining to Nominations, as
well as the related Notice for a Meeting to be held for the purpose of holding a vote of the Membership
to select Directors for appointment by Council to the Board [585 members x 2 x $0.85].

LINK TO STRATEGIC PRIORITIES
This report is linked to the 2015-16 Strategic Priorities of:

1. Stewarding the Town‘s “continuous improvement” approach to municipal service delivery to
residents and businesses

2. Demonstrating the Town’s leadership role in the community by promoting good governance and
community engagement, by bringing together organizations serving the Town and the region to
pursue common goals.
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This report has been reviewed by senior Administration as indicated below and recommended for
submission by the CAO.

Prepared by:

Reviewed by:

________________________________
Laura Moy, Dipl.M.M., CMMIII HR Professional
Director Staff Services/Clerk

___________________________________
Shaun Fuerth, B.C.S.
Director Information Technology

Recommended by:

________________________________
Tony Haddad MSA, CMO, CPFA
Chief Administrative Officer
LM/
1. Appendix A – BIA Effectiveness & Participation Survey Results
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THE CORPORATION OF THE
TOWN OF TECUMSEH
Clerk/Staff Services Department
Report No. 15/15
TO:

Mayor and Members of Council

FROM:

Laura Moy, Director Staff Services/Clerk

DATE:

April 28, 2015

DATE TO COUNCIL:

May 12, 2015

SUBJECT:

Request for BIA Boundary Alteration

RECOMMENDATIONS
It is recommended:
1. That consultation be held with the Business Improvement Area (BIA) Members, Board of
Management, as well as other business and commercial property owners and stakeholders,
pertaining to the business improvement area boundary; and that
2. A review of the business area composition and municipal plans for the improvement area be
carried out; and further that
3. A report on the findings from the public consultation and administrative review be provided to
Council, along with any recommendations on altering the BIA boundaries and any resulting
financial implications; and furthermore that
4. A third party consultant be retained on a cost sharing basis between the Town and the BIA to
assist in the review of the BIA boundaries and public consultation process; and furthermore over
that
5. The Town’s portion of the funding be provided by the allocation for professional services within the
CAO’s budget.

BACKGROUND
The Town has been asked by business owners of the following properties to alter the business
improvement area (BIA) boundaries, so as to exclude their lands and businesses:
1606 Sylvestre Drive
1608 Sylvestre Drive
1620 Sylvestre Drive
13235 Jamsyl Drive
13225 Jamsyl Drive
13245 Jamsyl Drive
13300 Desro Drive
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The business owners state in their requests they do not derive benefit from their contribution [BIA
tax levy]. An objection is also made to paying the levy, in particular for vacant or unfurnished
buildings. [Appendices 1, 2, 3]

COMMENTS
Background
On November 5, 2005, By-law No. 2005-79 was adopted by Council designating all of the former Town
of Tecumseh and Village of St. Clair and the northern portion of for the former Township of Sandwich
South as a business improvement area. The boundaries were altered at that time from the whole of the
Town, to the area of the Town where the commercial and shopping districts are more condensed. The
boundaries exclude the Bonduelle North America lands and certain lands on the south side of Desro
Drive which are zoned industrial. Schedule A of By-law No. 2005-79 is attached as Appendix 4 which
depicts the BIA.
BIAs are specially funded business districts and are local boards of the municipality. The BIA Boards of
Management provide for the promotion of the area as business or shopping areas and for
improvement, beautification, and maintenance beyond that provided at the expense of the municipality.
Legislation
The Municipal Act 2001, S.O. 2001 c.25, s. 204 (Act) authorizes a local municipality to designate an
area as an improvement area and to establish a board of management,
(a)
to oversee the improvement, beautification and maintenance of municipally-owned land,
buildings and structures in the area beyond that provided at the expense of the municipality
generally; and
(b)
to promote the area as a business or shopping area
Members of an improvement area consist of persons who are assessed, on the last returned
assessment roll, with respect to rateable property in the area that is in a prescribed business property
class and tenants of such property.
Section 209 of the Act authorizes municipalities to alter the boundaries of improvement areas. The
Board of Management is continued as the Board of Management for the altered area.
Before passing a by-law under section 209, notice of the proposed by-law must be sent, by prepaid
mail, to the Board of Management and to every person on the last returned assessment roll who was
assessed for rateable property in a prescribed business property class which is located in the existing
improvement area;
(a)
where the improvement area already exists, in the improvement area and in any geographic
area the proposed by-law would add to the improvement area; and
(b)
where a new improvement area would be created by the proposed by-law, in the proposed
improvement area.
A person who receives a notice is required to give a copy of the notice, within 30 days, to each tenant
of the property who is required to pay all or part of the taxes on the property; and to give the Clerk a list
of every tenant and the share of the taxes that each tenant is required to pay.
In the case of an addition, a municipality may not pass a by-law to alter the boundaries of the
improvement area if, within 60 days after the last day of mailing of the notices, the Clerk receives
written objections signed by at least one-third (1/3) of the total number of persons entitled to notice, and
the objectors are responsible for:
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in the case of an addition, at least one-third (1/3) of the taxes levied for purposes of the general
local municipality levy on rateable property in all prescribed business property classes in the
improvement area; or at least one-third of the taxes levied for purposes of the general local
municipality levy on rateable property in all prescribed business property classes in the
geographic area the proposed by-law would add to the existing improvement area, or
in all other cases, at least one-third of the taxes levied for purposes of the general local
municipality levy on rateable property in all prescribed business property classes in the
improvement area.

If sufficient objections are withdrawn in writing within the 60-day period so that the conditions no longer
apply, the municipality may pass the by-law. The Clerk is to determine whether the conditions have
been met and, if they are, shall issue a certificate of affirmation. The determination by the Clerk is final.
Section 211 of the Act requires a Council to give notice in accordance with subsection 210 of a
proposed by-law to repeal a by-law designating an improvement area if the municipality has received,
(a)
a resolution from the board of management requesting the repeal; or
(b)
a request for the repeal signed by persons who are responsible for at least one-third of the
taxes levied for purposes of the general local municipality levy on rateable property in all
prescribed business property classes in the improvement area.

Considerations
A BIA has been designated by the Town to allow businesses and property owners within the
improvement area to finance effective marketing, promotional and revitalization programs, in addition to
beautification projects such as improvements to Christmas lighting, flowers and street light banners.
The boundaries of the BIA should be fair and exclude businesses that will benefit little from the BIA.
The BIA Board of Management (Board) provides both an organized structure to appropriately manage
the funding levy and to enable local business communities to improve their commercial viability. The
Board must be a legal entity to allow the municipality to forward the funds. The Board should represent
the businesses, and ideally, be comprised of a mix of business representatives in the improvement
area.
For BIA Members [property owners and tenants], a BIA can be an effective way of increasing sales and
profits and to organize and finance programs that would not be available to individual businesses by
any other means. For the Council, a BIA can provide a highly motivated sector of the community with
the means to improve their businesses and advance economic development.
The boundaries of the Tecumseh BIA were last reviewed in 2005. Commercial properties have since
been developed and new businesses have been welcomed into the community. According to the latest
information provided by the BIA, there are approximately 580 members [commercial property owners
and tenants]. The Town’s BIA Property Listing assesses a levy to 185 commercial, shopping centre
and office buildings.
It is recommended that consultation be held with the BIA Members and Board of Management, as well
as other business and commercial property owners and stakeholders, pertaining to the BIA boundary;
and that a review of the business area composition and municipal plans for the improvement area be
carried out. It is further recommended that a report on the findings from the public consultation and
administrative review be provided to Council, along with any recommendations on altering the BIA
boundary and resulting financial implications.
Additionally, it recommended that a third party consultant be retained on a cost sharing basis between
the Town and the BIA to assist in the review of the BIA boundaries and public consultation process.
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CONSULTATIONS
Chief Administrative Officer
Director Financial Services/Treasurer
BIA Coordinator

FINANCIAL IMPLICATIONS
Estimates for retaining a consultant are being developed. The Town’s portion of the funding will be
provided by the allocation for professional services within the CAO’s budget.

LINK TO STRATEGIC PRIORITIES
This report is linked to the 2015-16 Strategic Priorities of:

1. Stewarding the Town‘s “continuous improvement” approach to municipal service delivery to
residents and businesses

2. Demonstrating the Town’s leadership role in the community by promoting good governance and
community engagement, by bringing together organizations serving the Town and the region to
pursue common goals.
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This report has been reviewed by senior Administration as indicated below and recommended for
submission by the CAO.

Prepared by:

________________________________
Laura Moy, Dipl. M.M., CMM III HR Professional
Director Staff Services/Clerk

Recommended by:

________________________________
Tony Haddad MSA, CMO, CPFA
Chief Administrative Officer
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Appendix 1
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Business Improvement Area
Survey and Feedback Form
The Town of Tecumseh has retained the services of StrategyCorp, in cooperation with the
Tecumseh Business Improvement Area Board of Management, to review the boundaries of the
Business Improvement Area (BIA).
Your feedback is vital to this review. Please take a few minutes to complete the following short
survey and return it before July 24, 2015, to:
Mail:
Staff Services/Clerk Department
Town of Tecumseh
917 Lesperance Road,
Tecumseh, ON N8N 1W9

Email:
tdafoe@tecumseh.ca

Fax:
519-735-8326

The BIA encompasses all commercial properties and businesses located in Ward 1 [Tecumseh]
and Ward 2 [St. Clair Beach], as well as a small commercial area just south of County Road 22.
The purpose of the BIA Board of Management is to oversee the improvement, beautification and
maintenance of municipally-owned land, buildings and structures in the BIA beyond that
provided at the expense of the municipality generally; and to promote the area as a business or
shopping district.
1. a) Are you currently an owner or tenant of a property in the BIA?
□ Yes

□ No

b) Are you a commercial property owner or tenant?
□ Owner

□ Tenant

c) Which of the following best describes the type of business that you operate?
□ Food Service

□ Medical

□ Professional

□ Personal Service

□ Retail

□ Other

2. The Property Tax Bill delivered to Commercial Property Owners within the BIA includes a levy
paid to the BIA Board of Management for operating expenses such as business promotion
and area improvements. Does your Property Owner require its tenants to pay all or part of
the tax levy?
□ Yes

□ No

□ N/A
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3. In which of the following events and activities would you be interested in participating and
how often?
Annually
Semi-Annually
Never
Tecumseh BIA Dollar Program







Event/Expo/Sidewalk/Street Sales







Christmas Dinner Party







Meet & Greet Information Sessions







SUBSIDIZED Christmas Ad Campaign







FREE Ad on the Tecumseh BIA website







FREE Biz-To-Biz Display Program







Ad on the Re-usable Shopping Bags







4. a) How would you rate the benefits you are receiving as a member of the Tecumseh BIA?
□ Very Beneficial

□ Beneficial

□ Somewhat Beneficial

□ Not Beneficial

b) If these benefits/services do not meet your business needs, please advise why and let us
know if you have any suggestions for improvement?

99

BIA Boundary Review Survey

Page 3 of 5

5. a) How would you rate the following methods to increase customer awareness of your
business?
Useful
Some What
Very Useful
____________________________ Useful




Local Advertising

Not
Useful


Provincial Advertising









US Advertising









Social Media Advertising
[Faceback/Twitter]









Festival/Event/Expo









Sidewalk/Street Sales









b) Other than the above, do you have suggestions on how the BIA Board of Management
can assist in promoting the business area?

6 a)

The Tecumseh BIA website receives 500-800 visitors monthly. When was the last time
you visited the BIA website?
□ Never

□ Within the last week

□ Within the last 3 months

□ Within the last year

□ Within the last month

b) Were you satisfied with the information provided on the BIA’s website?
□ Very Unsatisfied

□ Unsatisfied

□ Satisfied

□ Very Satisfied

□ N/A

c) Please provide additional comments such as if there are any features that you would like
to see included on the BIA website?
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a) The Board of Management is required to hold Annual General Membership Meetings to
discuss the BIA Budget, or to hold a vote for the selection of Board Members by the
business members. Are you interested in attending these annual general meetings?
□ Yes

□ No

b) Please indicate your preferred meeting time:

□ Morning 7-9 am

□ Mid-day 12- 2 pm

□ Evening 7-9pm

□ Other (please specify)

c) Please indicate your preferred meeting day:
□ Tuesday
8. a)

□ Wednesday

□ Thursday

The Board of Management holds monthly Board Meetings and encourages members to
attend. Meetings are currently held every second Wednesday of the month at 7:00 pm in
the Town Hall. Are you interested in attending the monthly meetings?
□ Yes

□ No

b) Please indicate your preferred meeting time:
□ Morning 7-9 am

□ Mid-day 12- 2 pm

□ Evening 7-9 pm

□ Other (please specify)

c) Please indicate your preferred meeting day:
□ Tuesday
9. a)

□ Wednesday

□ Thursday

If you are a commercial property owner or tenant located outside of the BIA, do you wish
to become a member by altering the improvement area boundary?
□ Yes

□ No

□ N/A

b) If yes, please provide your property address:

c) Please indicate why you would like to become a member:

10. a) Are you a commercial property owner or tenant located within the BIA and no longer
wish to be a member by altering the improvement area boundary?
□ Yes

□ No

□ N/A
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b) Please provide your property address:

c) Please advise why you no longer wish to be a member:

11. What do you suggest the Tecumseh BIA could do to better promote and help improve the
businesses in the area?
Comment:
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Appendix 6 - Ontario Municipal Act, 2001 Provisions
relating to Business Improvement Areas
BUSINESS IMPROVEMENT AREAS
Designation of improvement area
204. (1) A local municipality may designate an area as an improvement area and may
establish a board of management,
(a) to oversee the improvement, beautification and maintenance of municipally-owned land,
buildings and structures in the area beyond that provided at the expense of the municipality
generally; and
(b) to promote the area as a business or shopping area. 2001, c. 25, s. 204 (1).

Corporation
(2) A board of management is a corporation consisting of the number of directors established
by the municipality. 2001, c. 25, s. 204 (2).

Local board status
(2.1) A board of management is a local board of the municipality for all purposes. 2006,
c. 32, Sched. A, s. 89.

Composition
(3) A board of management shall be composed of,
(a) one or more directors appointed directly by the municipality; and
(b) the remaining directors selected by a vote of the membership of the improvement area and
appointed by the municipality. 2001, c. 25, s. 204 (3).

Membership
(4) Members of an improvement area consist of persons who are assessed, on the last
returned assessment roll, with respect to rateable property in the area that is in a prescribed business
property class and tenants of such property. 2001, c. 25, s. 204 (4).

Determining tenancy
(5) In determining whether a person is a tenant or not, the clerk of the municipality may
accept a list provided under clause 210 (2) (b) or the declaration of a person that the person is a
tenant and the determination of the clerk is final. 2001, c. 25, s. 204 (5).

One vote
(6) Each member of an improvement area has one vote regardless of the number of properties
that the member may own or lease in the improvement area. 2001, c. 25, s. 204 (6).
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Nominee
(7) A corporate member of an improvement area may nominate in writing one individual to
vote on behalf of the corporation. 2001, c. 25, s. 204 (7).

Joint nominee
(8) Subject to subsection (6), one individual may be nominated for voting purposes by two or
more corporations that are members of an improvement area. 2001, c. 25, s. 204 (8).

Refusal to appoint
(9) The municipality may refuse to appoint a person selected by the members of an
improvement area, in which case the municipality may leave the position vacant or direct that a
meeting of the members of the improvement area be held to elect or select another candidate for the
municipality’s consideration. 2001, c. 25, s. 204 (9).

Term
(10) The term of the directors of a board of management is the same as the term of the
council that appointed them but continues until their successors are appointed. 2001, c. 25,
s. 204 (10).

Reappointment
(11) Directors are eligible for reappointment. 2001, c. 25, s. 204 (11).

Vacancies
(12) Subject to subsection (9), if a vacancy occurs for any cause, the municipality may
appoint a person to fill the vacancy for the unexpired portion of the term and the appointed person
is not required to be a member of the improvement area. 2001, c. 25, s. 204 (12).

Budget
205. (1) A board of management shall prepare a proposed budget for each fiscal year by the
date and in the form required by the municipality and shall hold one or more meetings of the
members of the improvement area for discussion of the proposed budget. 2002, c. 17, Sched. A,
s. 40 (1).

Council to approve
(2) A board of management shall submit the budget to council by the date and in the form
required by the municipality and the municipality may approve it in whole or in part but may not
add expenditures to it. 2001, c. 25, s. 205 (2); 2002, c. 17, Sched. A, s. 40 (2).

Limitations
(3) A board of management shall not,
(a) spend any money unless it is included in the budget approved by the municipality or in a
reserve fund established under section 417;
(b) incur any indebtedness extending beyond the current year without the prior approval of the
municipality; or
(c) borrow money. 2001, c. 25, s. 205 (3).

Tecumseh Business Improvement Area Boundary Review
3 September 2015
132

29

Limitations on power
(4) Section 65 of the Ontario Municipal Board Act and section 401 of this Act apply to the
municipality’s approval under clause (3) (b) in the same manner as if it were incurring a debt of the
municipality. 2001, c. 25, s. 205 (4).

Notice
206. A board of management shall give reasonable notice to the general membership of the
improvement area of a meeting to hold a vote under clause 204 (3) (b) or for the purposes of a
discussion under subsection 205 (1). 2001, c. 25, s. 206; 2002, c. 17, Sched. A, s. 41.

Annual report
207. (1) A board of management shall submit its annual report for the preceding year to
council by the date and in the form required by the municipality and the report shall include audited
financial statements. 2001, c. 25, s. 207 (1).

Auditor
(2) The municipal auditor is the auditor of each board of management and may inspect all
records of the board. 2001, c. 25, s. 207 (2).

Funds to be raised
208. (1) The municipality shall annually raise the amount required for the purposes of a board
of management, including any interest payable by the municipality on money borrowed by it for the
purposes of the board of management. 2001, c. 25, s. 208 (1).

Special charge
(2) The municipality may establish a special charge for the amount referred to in subsection
(1),
(a) by levy upon rateable property in the improvement area that is in a prescribed business
property class; or
(b) by levy upon rateable property in the improvement area that is in a prescribed business
property class and that, in council’s opinion, derives special benefit from the improvement
area, which levy may be calculated using different percentages of the assessment for one or
more separately assessed properties or categories of separately assessed properties in the
prescribed class if the resulting levy is equitable in accordance with the benefits that, in
council’s opinion, accrue to the properties from the activities related to the improvement
area. 2001, c. 25, s. 208 (2).

Minimum and maximum charges
(3) The municipality may establish a minimum or maximum charge or both, expressed for
one or more separately assessed properties or categories of separately assessed properties in a
prescribed class, as,
(a) percentages of the assessed value of rateable property in the improvement area that is in a
prescribed business property class;
(b) dollar amounts; or
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(c) percentages of the board of management’s annual budget. 2001, c. 25, s. 208 (3).

Effect of by-law
(4) When a by-law under subsection (3) is in force,
(a) the amount of a charge levied in a year under subsection (2) shall not, when calculated for
the individual property in the prescribed class to which it applies, be less than or greater
than the amount of the applicable minimum and maximum charge for the property
established under the by-law; and
(b) if necessary for a fiscal year to raise the amount referred to in subsection (1) because a
minimum or maximum charge applies to one or more separately assessed properties or
categories of separately assessed properties in the prescribed class, the municipality shall for
the year adjust any charges applicable to the remaining individual properties or subclasses
of properties in the prescribed class by adjusting the percentage or percentages of
assessment established under subsection (2) for those properties. 2001, c. 25, s. 208 (4).

Exclusion
(5) Section 210 does not apply to an adjustment made under clause (4) (b). 2001, c. 25,
s. 208 (5).

Borrowings
(6) If only a part of money borrowed by the municipality in any year for the purposes of a
board of management is required to be repaid in that year or a subsequent year, only that part and
any interest payable on the total amount shall be included in the levies under this section in that
year or subsequent year, respectively. 2001, c. 25, s. 208 (6).

Priority lien status
(7) Charges levied under this section shall have priority lien status and shall be added to the
tax roll. 2002, c. 17, Sched. A, s. 42.

Changes to boundary
209. The municipality may alter the boundaries of an improvement area and the board of
management for that improvement area is continued as the board of management for the altered
area. 2001, c. 25, s. 209.

Notice
210. (1) Before passing a by-law under subsection 204 (1), clause 208 (2) (b), subsection 208
(3) or section 209, notice of the proposed by-law shall be sent by prepaid mail to the board of
management of the improvement area, if any, and to every person who, on the last returned
assessment roll, is assessed for rateable property that is in a prescribed business property class
which is located,
(a) where the improvement area already exists, in the improvement area and in any geographic
area the proposed by-law would add to the improvement area; and
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(b) where a new improvement area would be created by the proposed by-law, in the proposed
improvement area. 2001, c. 25, s. 210 (1).

When notice received
(2) A person who receives a notice under subsection (1) shall, within 30 days after the notice
is mailed,
(a) give a copy of the notice to each tenant of the property to which the notice relates who is
required to pay all or part of the taxes on the property; and
(b) give the clerk of the municipality a list of every tenant described in clause (a) and the share
of the taxes that each tenant is required to pay and the share that the person is required to
pay. 2001, c. 25, s. 210 (2).

Objections
(3) A municipality shall not pass a by-law referred to in subsection (1) if,
(a) written objections are received by the clerk of the municipality within 60 days after the last
day of mailing of the notices;
(b) the objections have been signed by at least one-third of the total number of persons entitled
to notice under subsection (1) and under clause (2) (a); and
(c) the objectors are responsible for,
(i) in the case of a proposed addition to an existing improvement area,
(A) at least one-third of the taxes levied for purposes of the general local
municipality levy on rateable property in all prescribed business property classes
in the improvement area, or
(B) at least one-third of the taxes levied for purposes of the general local
municipality levy on rateable property in all prescribed business property classes
in the geographic area the proposed by-law would add to the existing
improvement area, or
(ii) in all other cases, at least one-third of the taxes levied for purposes of the general
local municipality levy on rateable property in all prescribed business property
classes in the improvement area. 2001, c. 25, s. 210 (3).

Withdrawal of objections
(4) If sufficient objections are withdrawn in writing within the 60-day period referred to in
clause (3) (a) so that the conditions set out in clause (3) (b) or (c) no longer apply, the municipality
may pass the by-law. 2001, c. 25, s. 210 (4).

Determination by clerk
(5) The clerk shall determine whether the conditions set out in subsection (3) have been met
and, if they are, shall issue a certificate affirming that fact. 2001, c. 25, s. 210 (5).
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Determination final
(6) The determination by the clerk is final. 2001, c. 25, s. 210 (6).

Repeal of by-law
211. (1) Council shall give notice in accordance with subsection 210 (1) of a proposed by-law
to repeal a by-law under subsection 204 (1) if the municipality has received,
(a) a resolution from the board of management requesting the repeal; or
(b) a request for the repeal signed by persons who are responsible for at least one-third of the
taxes levied for purposes of the general local municipality levy on rateable property in all
prescribed business property classes in the improvement area. 2001, c. 25, s. 211 (1).

Statement
(2) A person signing a request under clause (1) (b) shall state what amount of taxes on
rateable property in the area that the person is required to pay. 2001, c. 25, s. 211 (2).

Time
(3) Council shall give the notice within 60 days after receiving the resolution or request.
2001, c. 25, s. 211 (3).

Repeal
(4) Council shall repeal the by-law under subsection 204 (1) if requests for the repeal are
received by the clerk of the municipality within 60 days after the last day of mailing of the notices
and,
(a) the requests have been signed by at least one-half of the total number of persons entitled to
notice under subsection 210 (1) and under clause 210 (2) (a); and
(b) those who have signed the requests are responsible for at least 50 per cent of the taxes
levied for purposes of the general local municipality levy on rateable property in all
prescribed business property classes in the improvement area. 2001, c. 25, s. 211 (4).

Timing
(5) The repealing by-law must come into force on or before December 31 of the year in
which it is passed. 2001, c. 25, s. 211 (5).

Requests withdrawn
(6) If sufficient requests are withdrawn in writing within the 60-day period referred to in
subsection (4) so that either condition set out in that subsection no longer applies, the municipality
is not required to repeal the by-law. 2001, c. 25, s. 211 (6).

Determination by clerk
(7) The clerk shall determine whether the conditions set out in clause (1) (b) and subsection
(4) have been met and, if so, shall issue a certificate affirming that fact. 2001, c. 25, s. 211 (7).

Determination final
(8) The determination by the clerk is final. 2001, c. 25, s. 211 (8).
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Restriction
(9) If the conditions of subsection (4) are not satisfied, council is not required to give notice
under subsection (1) in response to a resolution or request for a period of two years after the last
mailing of the notices. 2001, c. 25, s. 211 (9).

Non-application
(10) No requirement under this section or under section 210 applies to the repeal by a
municipality on its own initiative of a by-law under subsection 204 (1). 2001, c. 25, s. 211 (10).

Effect of by-law
212. A by-law passed under subsection 204 (1), subsection 208 (2) or (3), section 209 or
subsection 211 (4) is not invalid by reason only that,
(a) a person required to give a copy of a notice to a tenant or other information to the
municipality under subsection 210 (2) has not done so;
(b) the objections referred to in clause 210 (3) (b) have not been signed by at least one-third of
the total number of persons entitled to receive notice under subsections 210 (1) and (2)
because a person required to give a copy of the notice under subsection 210 (2) has not done
so; or
(c) the requests referred to in clause 211 (4) (a) have not been signed by at least one-half of the
total number of persons entitled to notice under subsections 210 (1) and (2) because a
person required to give a copy of the notice under subsection 210 (2) has not done so. 2001,
c. 25, s. 212.

Tenants
213. For the purposes of clauses 210 (3) (c) and 211 (1) (b), subsection 211 (2) and clause
211 (4) (b), a tenant shall be deemed to be responsible for the part of the taxes that the tenant is
required to pay under the tenant’s lease or under sections 367 and 368. 2001, c. 25, s. 213.

Dissolution of board
214. (1) Upon the repeal of a by-law under subsection 204 (1), the board of management is
dissolved and the assets and liabilities of the board become the assets and liabilities of the
municipality. 2001, c. 25, s. 214 (1).

Liabilities exceed assets
(2) If the liabilities assumed under subsection (1) exceed the assets assumed, the council may
recover the difference by imposing a charge on all rateable property in the former improvement
area that is in a prescribed business property class. 2001, c. 25, s. 214 (2).

Regulations
215. The Minister may make regulations prescribing one or more classes of real property
prescribed under the Assessment Act as business property classes for the purposes of sections 204 to
214. 2001, c. 25, s. 215.
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