Report to the Gloucester City UEZ Board: onNBIDFEASIBILITY,

Bringing more business
to Broadway/Monmouth
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The Broadway/Monmouth
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i = Diverse members appointed by
the Mayor represent the interests
of the business community

= Serves as a catalyst
for economic growth at the City’s
traditional commercial center

= Fosters good relationships
between business, government
and residents
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Report to the Gloucester City UEZ Board: onNBIDFEASIBILITY,

Feasibility, Grant and RFP

*The City sought to undertake a
Feasibility Analysis per State law

=The City won a $10,000 Challenge
grant from the State

"RFP and competitive selection
process

»JGSC Group was selected to
analyze feasibility of a Business
Improvement District for
Broadway/Monmouth with their
Redevelopment Committee
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Whatis a “BID"?

=Creation of NJ State law

=Known by many names: SID, DID, BID
=About 90 BIDs now in NJ
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Business advantages of a BID

=Full-time management of commercial corridor as a single district, not multiple stores

*Mandatory participation more effective than voluntary
»Funded to achieve budgeted projects; doesn’t rely on donations

=Governed by the business community
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Why do a “feasibility analysis™?

Wad?ﬂjaa
¥ %%% BIEture:

=To determine if there is a consensus about
problems

=To determine whether problems may be
addressed by BID response

=To determine the level of funding necessary
to address the problems

=To comply with State law

JGSC GROUP, LLC
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Who we are. wWHATWEDO

Why JGSC Group?
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We revitalize downtowns | 50 COMMUNITIES « 7 STATES « 5 NATIONAL & STATE AGENCIES

for HISTORIC PRESERVATION -~z % 5
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Center for
Commercial
Revitalization

Main Street
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Our firm works on both the private and public sides of the revitalization effort.
In addition to our work with shopping malls, retail centers and developers, we have been, or are currently providing revitalization assistance to some 42 communities in Delaware, New Jersey, New York, and Pennsylvania.
In addition, we provide counsel on economic development, revitalization and  other related matters to a number of state and national agencies and organizations, including LISC, Main Street Delaware, Main Street New Jersey and the National Trust for Historic Preservation.
We also provide training and educational seminars for the National Main Streets Conference, the LISC Urban Forum, and New Jersey Downtown Revitalization Institute.
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Our approach | FeasBILITY ANALYSIS

Market Analysis

— Tour all commercial areas

— Interview the committee

— Visit stores; survey random merchants
— Survey some property owners

— Identify/verify issues of concern

Identify potential solutions

— Propose solutions for identified problems

— Discuss solutions with committee

— Determine solutions that are appropriate to a BID

Project a sample budget & revenue stream

— Assign costs where applicable to solutions

— Prioritize tasks

— Project a multi-year plan/budget

— Recommend revenue stream(s) to support the budget
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What do merchants/owners think?

GLOUCESTER CITY
Merchant Interview

Store name: Intervicwee:
Lecation: Lats:
L you (the mevchant-cperator) cwn cor rant this building? Uown Qi rent

2.

3.

[}

How lang has your business been here, and why did you lacate here?

I= this location meeting your needs and expectations? Are your future plans to stay in Gloucester City?

How would you describe the business environment here:

O Strong marker, wending upward Amyoomments:

O Stable, with slow growth

O Stshle, bur not prowing

O Trending downward

. Do you agres or disagree with the following statements sbout Glousester City:

a.  Our storefroats look good; they need no improvement. Dasare osasare 0 wo oomaon
B, We have a good mix of retail stores. Dasee Dosasnee 1w ommeen
e We attract encugh foot traffic to support our businesses, [ PP I P pra—
d. We have a good mix of restaurants to choose from. [ I g pe—
. Wehave a clean and attractive shopping environment. Dasee Dosasnee 1w ommeen
f. We have a safe shopping environment. [ PP I P pra—
. Our downtown events improve business. [ I g pe—
T Our City promotes its stores and restaurants well enough.  (Jaseee Dosasaee [ v ommeon

. Do youhave any recommendations to improve retailing or dining in Gloucester City?

Would you like to sec an advertising program in place to promote business in Gloucester City?

Is there anything that the local government, Business Association, or UEZ could or should do to help your
business?

(Add anp other merchant commants 10 reverss side of form.)

Community Insights™ xg

Merchant interview form € 2007 J38C Gz, LG

=\We incorporated our own analysis
of interviews with merchants in the
Broadway/Monmouth district

="\We met with the commercial
property owners and business
operators that form the Committee,
and discussed their ideas and
concerns.

JGSC GROUP, LLC
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Problems/BID solutions:
1. Limited retail offering

=L ack of retail diversity

=Missing retail categories, including
grocery

=Absence of an anchor store
= Too much non-retail use

»SOLUTION: Aggressively pursue
the strategies prepared in the

Community Insights™ analysis for
the Broadway/Monmouth

commercial corridor. | m l
| i
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Report to the Gloucester City UEZ Board: onNBIDFEASIBILITY,

Problems/BID solutions:
2 . Parki n g = ack of parking spaces-actual, or

perceived; can't accommodate more
e shoppers/diners

=Poor enforcement of parking
=Uncertainty about metering

»Pedestrian crossings need
improvement

»SOLUTION: Retain parking
engineer to analyze parking
usage/need. Self-regulate
merchant/employee parking.
Improve wayfinding to ~
lots; plan for ad

parking if warr e
JGSC GR
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Report to the Gloucester City UEZ Board: onNBIDFEASIBILITY,

Problems/BID solutions:

3. Appearance
i

=Poor building maintenance; some
vacant neglected buildings

*Need appealing facades, signs,
displays

*Need for better streetscaping

»SOLUTION: Need for enforceable
commercial Design Standard
coupled with incentives, and
ultimately enforcement. Retail
readiness program: need to take
control, repair, and lease some
vacancies. Then recruit new
businesses.
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Report to the Gloucester City UEZ Board: onNBIDFEASIBILITY,

Possible BID solutions:
4,Qperations
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=Business hours not standard:;

*No consistent evening/weekend
hours

="Hours not competitive with mall
=sStores are dark after-hours

»SOLUTION: Trial night
promotions; “lights-on”
campaign; other events on
Broadway that are designed to

L‘EJ
A. -

GSC GROUP, LLC
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Report to the Gloucester City UEZ Board: onNBIDFEASIBILITY,

Possible BID solutions:

S. Management

=L ack of retail diversity

=Missing retail categories
=Absence of an anchor store
=Too much non-retail commerce

»SOLUTION: BID should act as a
manager to oversee retail issues;
maintain appearance; manage
retail balance. Create strategy and
implement transition.

JGSC GROUP, LLC
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Report to the Gloucester City UEZ Board: onNBIDFEASIBILITY,

Possible BID solutions:

6. Marketing

Collingswood BID’s May Fair

=Need for more foot traffic
=Need for more browse shopping

=Need for market niche: thematic
treatments

*Need for branding of the district
=Need for effective events
*Need for marketing of the district

»SOLUTION: Retain a marketing
consultant; budget.
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Report to the Gloucester City UEZ Board: onNBIDFEASIBILITY,

Sample Budget

BROADWAYMONMOUTH BID
vl -l Preliminary Budget Draft

A ———

First year:
$50,400

Revenue sources:

Pralimi BID Budg Year 1 Yaar 2 Yaar 3 Year 4 Year 5

Management Salary (1) 50 50 50 50 50 Assessment’ and UEZ grant
Benefits (2) 0 0 0 0 0
Office & Fumishings (3) 1,200 500 525 551 579
Utilities (4) 0 0 0 0 0
Management Budget £1,200 $500 $525 $551 $579
BID to address:
‘Web Site & Updates (5) $1,500 $1,500 $1,500 $1,500 $1,500 - -
Dastase Sewar 9 ol e v S oo This reduced budget will
Broker Meetings (7) 600 400 300 300 300 .
Marketing Materials {8) 800 500 500 500 500
Fill Vacancies £4,200 £3,700 £$3,600 £$3,600 $3,600 add reSS Some marketl ng H
8% 8% 8% 8% 8% - -
business retention, and
Marketing & Store Mix (3) 50 50 50 50 50

e s S~ -~ - < R~ facade improvement goals

Seasonal Sale Camgaigns (11)

Marketing Events {12} 5,000 5,000 5,000 5,000 5,000
Attract Shoppers $15,000 $15,000 $15,000 $15,000 §15,000
30% 3% 32% 32% 32%

Busine.ss ;JrDSDBI:ﬂS {13) ) 31,000 31,000 500 500 500 AS S eS S m e n t :
Business RT:F\II:J“::: - $4.I001_J. $4.I001_J. $3.‘501_J. $3.‘501_J. $3 .ISOl_J. A b O ut $3 O/ m O n t h fl at fe e

8% 8% 8% 8% %
Business Retention Fund {15} 50 50 50 50 50
Wisual Merchandising (16) 10,000 10,000 10,000 10,000 10,000
Co-op Marketing (17} 3,000 3,000 3,000 3,000 3,000 Wh 0 p ayS ’)
Web Site & Updates (18] 50 50 50 50 50

Business Rtanton 000  siso0 s swoo  sio00 Commercial property owners

32% % 30% 30% 30% th . th h t t
Fagade Improvemants (20) 50 50 50 50 50 p g
Signage Improvements (21) 0 0 0 0 0
Streetscape Improvements (22) 10,000 10,000 10,000 10,000 10,000
Other {23) 0 0 0 0 0
Build Asset Values §10,000 §10,000 §10,000 §10,000 §10,000
20% 21% 21% 21% 21%
Estimated Annual Budget $50,400 548,200 548,625 548,651 546,679
UEZ Match $25,200 324,100 $23,313 $23,326 $23,339 W
Met Revenue Requirements $25,200 $24,100 $23.313 $23,326 $23,339 :. nk"-’ —

JGSC GROUP, LLC
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Report to the Gloucester City UEZ Board: onNBIDFEASIBILITY,

Zone Area

"ﬁﬁﬂ-:ﬂ' - - =Broadway, from
: 140 Middlesex south to
Powell Avenue

=Monmouth, from
South Railroad Street
west to Atlantic Street

=Only affects
commercial properties
within that zone, which
will be identified by
block and lot.
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Report to the Gloucester City UEZ Board: onNBIDFEASIBILITY,

Community advantages of BID

= Reliable funding mechanism

= Fair sharing of costs among all
businesses

= Managed by the business community
= Enhanced quality of life

= Capacity to compete by marketing our
business district

» Increased property values

= Expansion of the tax base


Presenter
Presentation Notes
Reliable: the business community can plan around an annual budget for needed programs, confident that funding will be there.
Fair share: costs are shared by all businesses, rather than by a handful of volunteers. 
Board management: We recommend a board comprised by a majority of business people, both commercial property owners and renters; and possibly one residential homeowner member.
Unappealing vacancies will be occupied. The attraction of new businesses will bring new shoppers and new business patrons. New shoppers will support more retail choices, and more restaurants. Revenues will rise, and everyone will enjoy greater quality of life in Gloucester City.
Merchants will be able to compete for their share of area business by marketing campaigns & events--as malls do.
As business levels increase, the value of retail space will increase, and commercial property values increase. As the quality of life increases, demand to live in the Township  will rise, as will home prices. (Collingswood property values increased by 100% within 5 years of BID formation in 1999--fastest price growth in the region per Philadelphia Magazine. Consider the increase in values at Englewood since they became a BID…)
Expansion of the tax base will occur as the value of property rises. 
CLICK
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Who will benefit?

Build Enhance

PROGRAM BENEFITS Fill Attract Attract Grow Asset  Quality of  Attract
Vacancies Shoppers Business Business Value Life Investment

Retail Property Owners ® ® ® o o
Commercial Property Owners ¢ ® ® ® ®
Industrial Property Owners ¢ ® ® ® -
Apartment Property Owners ® ® ® ® ®
Residents ® ® ®

Retail Businesses ® ® ® ®

Commercial Businesses ® ® ® ®

Industrial Businesses ® ® ®
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In formulating our goals and recommendations, we have taken steps to ensure that everyone will benefit from the creation of the BID.
So while the most benefits will be received by those that fund the BID, everyone will receive benefits.
The columns on the chart here show each of the different goals we just described.
The rows identify each of the different constituency groups.
And, the red marks indicated the benefits that each group can receive.
As you can see, by forming a BID, we can provide a broad-base of benefits to each and every constituency group. 
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NJ Public Policy

It is the public policy of the State of New Jersey to permit the governing body of
any municipality to protect the public welfare and health and the interests of the
public in the safe and effective movement of persons and to preserve and
enhance the function and appearance of the business districts of such
municipalities by the adoption of ordinances as in this act authorized.

The Legislature further finds: ... that municipalities should be encouraged to
create self-financing special improvement districts and designated district
management corporations to execute self-help programs to enhance their local
business climates

NJSA 40:56-65. Legislative findings; public policy


Presenter
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Our recommendation is supported by NJ public policy found in NJSA 40:56-65  Legislative findings; public policy b. The Legislature further finds: (1) that district management corporations may assist municipalities in promoting economic growth and employment within business districts; (2) that municipalities should be encouraged to create self-financing special improvement districts and designated district management corporations to execute self-help programs to enhance their local business climates; and (3) that municipalities should be given the broadest possible discretion in establishing by local ordinance the self-help programs most consistent with their local needs, goals and objectives. c. It is the public policy of the State of New Jersey to permit the governing body of any municipality to protect the public welfare and health and the interests of the public in the safe and effective movement of persons and to preserve and enhance the function and appearance of the business districts of such municipalities by the adoption of ordinances as in this act authorized. 
Your ordinance should include 4 components described by NJSA 40:56-68. Findings necessary for adoption of ordinance b. A special improvement district ordinance may be adopted if the governing body of a municipality finds: (1) that an area within the municipality, as described by lot and block numbers and by street addresses in the enabling ordinance, would benefit from being designated as a special improvement district; (2) that a district management corporation would provide administrative and other services to benefit the businesses, employees, residents and consumers in the special improvement district; (3) that a special assessment shall be imposed and collected by the municipality with the regular property tax payment or payment in lieu of taxes or otherwise, and that all or a portion of these payments shall be transferred to the district management corporation to effectuate the purposes of this amendatory and supplementary act and to exercise the powers given to it by municipal ordinance; and (4) that it is in the best interests of the municipality and the public to create a special improvement district and to designate a district management corporation; except that no district management corporation shall be designated to receive any funds or to exercise any powers pursuant to the provisions of this amendatory and supplementary act, unless the board ofﾊ directors of that corporation shall include at least one member of the governing body of the municipality. 
We have delivered the feasibility study required by NJSA 40:56-70. Resolution of governing body of municipality; feasibility study The governing body of any municipality may by resolution authorize the commencement of studies and the development of preliminary plans and specifications relating to the creation and maintenance of a pedestrian mall facility or special improvement district, including, whenever possible, estimates of construction and maintenance, and costs and estimates of potentialﾊ gross benefit assessment. In the case of a special improvement district, these studies and plans may include criteria to regulate the construction and alteration of facades of buildings and structures in a manner which promotes unified or compatible design.
CLICK
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We find a BID to be feasible

= We find that a BID is a feasible method
to revitalize business in the
Broadway/Monmouth section of
Gloucester City

= \WWe recommend that the BID be
governed by a District Management
Corporation, and that their board
include one member of City Council

= The board should also include 6 other
business members, some who are
property owners and some who are
tenants; one may also be a
homeowner

= However, we propose to defer
making this recommendation to the
City due to the current national
economic crisis.
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We find that a BID is a feasible method to revitalize business in the Broadway/Monmouth district of Gloucester City.
We recommend your passage of an ordinance to create a BID for the limited area we identified.
We recommend that the BID board include one member of Gloucester City Council. 
The board should also include 6 business members (owners and renters); and possibly 1 homeowner
NOTE, HOWEVER, THAT WE ALSO RECOMMEND THAT THE COUNCIL DEFER CONSIDERATION OF THIS ORDINANCE UNTIL THE NATIONAL ECONOMY IMPROVES, IN ORDER NOT TO IMPOSE A NEW TAX OR FEE BURDEN ON LOCAL BUSINESS AT THIS TIME.
CLICK
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Next step: talk to Mayor & Council

 In finding feasibility, we would
normally encourage the Mayor
and Council to enact an
ordinance to create a BID

* The Broadway/Monmouth
Redevelopment Committee
believes that the national
economic crisis triggered by
bank failures in October create
undue stress on all retail.

« The Committee believes that
this is not the time to pursue
added assessment on business;
we intend to defer making the
BID recommendation to a more
suitable time 6-12 months from
now.
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