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*Working Economic Development Plan 
*(This plan is subject to change) 

Context 

Over the last decade, and maybe longer, downtown Woodbury has seen a lack of improvement in 
its commercial corridors. The problems include 1) a “revolving door” of local businesses leading 
to 2) an increasing property tax rate with no 3) financial support, programming, or policies to 
support existing businesses; and 4) with the ever-present empty storefronts, the overall “main 
street” feel has disappeared altogether.  

We understand that Woodbury is the County Seat and so it has a higher rate of non-taxable 
properties. The staggering number of faith-based organizations in the City also contributes to this 
issue. However, the amount of taxable property in Woodbury far surpasses the amount that is non-
taxable. Even on Broad Street there are more potential storefronts that can increase our tax base 
and shrink the tax rate for all local businesses and residents. It simply takes the right vision and 
leadership to make that happen and Woodbury United Together is dedicated to doing just that. 

We’re constantly listening to the community about these problems, and we want to bring real 
solutions to the table. We understand your concerns and we’ve put your ideas together into what 
we believe is a comprehensive, sustainable, and community-driven plan for the future of our local 
economy. As we continue to listen and learn, please share your feedback and ideas with us! 

Strategy #1: Develop a Local Business-Friendly Environment in Woodbury 

Supporting local businesses has followed the same play book for years: 1) Be an “ambassador” to 
attract entrepreneurs; 2) work closely with those entrepreneurs until the ribbon cutting ceremony; 
3) make a huge public display of the businesses opening; and 4) let that business sink or swim on 
its own. 

This is not how leadership should nurture and grow its local economy. Dedicated, hands-on 
support is needed to truly develop thriving commercial corridors. Here are the steps we’ve laid out 
to begin tackling the issue of not just saying we’re business-friendly but being business-friendly. 

Step 1.1: Create the position of a Business Developer within City Hall 
To attract entrepreneurs on a continual basis, we need a business-savvy leader with experience to 
champion Woodbury to the rest of the region. While we often talk about the city’s “potential” we 
need dedicated resources, talent, and leadership to make it a reality.  

We would require a resident or community leader that has been involved in Woodbury for at least 
five (5) years, and who truly understands the needs of our business community.  
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Working alongside other local organizations and programs like the Neighborhood Preservation 
Program, Main Street Woodbury, Inc., and the Greater Woodbury Chamber of Commerce, the first 
task is to hire a Business Developer (BD) as a full-time City employee with the responsibility of 
recruiting, acclimating, and supporting our local businesses (Task 1.1a). The BD will be 
responsible for listening to community needs and developing a stronger “main street” feel in 
Woodbury’s commercial corridors (Task 1.1b). This includes creating more walkability, 
public/private partnerships & investment, and engaging public spaces for the entire community. 

The BD would inventory commercial properties around Woodbury, update the information 
monthly, and share that information publicly on the city website & with local real estate agencies 
(Task 1.1c). They would also stay connected with the proper federal authorities & agencies to 
better manage the opportunity zone in North Woodbury and monitor grant opportunities to support 
our local economy (Tasks 1.1d & 1.1e). And finally, they would be responsible for developing a 
strategic plan to establish & maintain a permanent business incubator in Woodbury (Task 1.1f) 

This step will give our local businesses the full attention they deserve, while fostering new and 
community-oriented economic growth in our commercial corridors.  
 

Step 1.2: Create a resident-driven Business Commission to coordinate public events 
Traditional events and public activities like the Fireworks display on the 4th of July, the annual Car 
Show, Fall Festival Parade, and Neighborhood Block Party are some of the city’s crowning 
achievements for residential and business communities alike.  

In recent years these events have fallen by the wayside. Even before the COVID-19 pandemic, we 
heard concerns from the community that the government shouldn’t be managing these events. 
Local leaders and business experts from the Merchant’s Association and other nonprofit 
organizations like the FAF Coalition & Main Street are more equipped to manage the details of 
creating authentic and attractive public events that support our local businesses.  

Establishing a Business Commission through the office of the Business Developer would ensure 
a resident-driven approach to supporting our local businesses through well-organized public events 
(Task 1.2a). The Commission would be managed by the BD and have representatives from major 
business and community organizations. Additional resident and business leader voices would 
apply to join the Commission, formalized by city code (Task 1.2b)  

The Commission would meet at least once a month in a session open to the public to discuss 
ongoing projects, events, and programs. During the public session of the meeting, residents and 
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business leaders can share ideas of new public events or support programming on behalf of local 
businesses.  

Step 1.3: Develop and execute a comprehensive Two-for-One business development program 
The average municipal budget in the City of Woodbury is about $14 million annually. In 2020, the 
amount allocated for economic development was $46,300 (0.33% of the entire budget). Even 
taking into account that 53% of the budget goes to the school district, that economic development 
allocation is still less than 1% of the overall budget (0.7%).  

Our ability to attract and develop Woodbury for the future is going to take much more than less 
than 1% of our annual budget. This is why we propose a structured, devoted, and consistent 
approach to developing our brick-and-mortar local businesses.  

In a two-for-one business development approach, the Council would need to analyze the full 
amount of its available budget (Task 1.3a). From there we calculate the maximum amount we can 
devote specifically to business development efforts (Task 1.3b). According to an EPA policy brief 
in 2014, after considering all of the necessary expenditures (operating costs, debt relief, wages & 
salary, pensions, etc.) local governments should have about 10-15% of their budget available for 
direct project and program spending. We recommend that an annual minimum of 3% ($197,400) 
and maximum of 5% ($329,000) of the city budget go directly to business development efforts. 
While we understand these numbers may decrease or increase over time, we feel this ensures an 
more than enough consistent investment in our local business district regardless of economic 
changes.  

Once the budget appropriations are finalized by ordinance (Task 1.3c), the office of the Business 
Developer alongside the Business Commission (BC) would create the eligibility criteria for local 
businesses to apply to the program (Task 1.3d). Any local business will be able to apply on a 
rolling basis. The BD and BC select the awarded businesses and equally split (50-50) the available 
budget between them for one fiscal year (Task 1.3e). When the fiscal year is over, and all available 
funds have been spent, the process will start again with another two businesses. The investments 
include, but are not limited to, aesthetic and structural repairs; marketing, branding, and promotion; 
payroll and administration/operating costs; technical assistance; and workforce development 
resources.  

Approaching our economic development in a strategic and consistent process will transform our 
downtown and other commercial corridors faster than you would think. “Slow and steady wins the 
race,” and there is no exception when it comes to creating a local economy that can grow and stand 
the tests of time. 
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Strategy #2: Property Maintenance 

One of the main concerns we’ve heard from the community is the need to maintain commercial 
properties, especially downtown. Our main street** and business corridors are the most valuable 
assets that Woodbury has, but if we don’t take care of them properly then there is no way that we 
could ever create a thriving and vibrant local economy.  

**And just to clarify when we’re talking about “main street” we are referring to S. Broad Street 
from Cooper Street to Barber Avenue.  

Step 2.1: Develop an inventory of all commercial properties in the City 
While the majority of our local commercial properties are private owned, not all of them are 
officially occupied. We need to more responsibly allocate resources through Housing & Code 
Enforcement (H&CE) to “take stock” of the most valuable assets to our local economy – our 
physical properties. The conditions of many of commercial properties in Woodbury range from 
“minor work required” to “almost complete disrepair.”  

If you put yourself in the shoes of a business owner looking to move or expand in Woodbury, 
when the property your touring has mold or bad electric or the ceiling is caving in, it’s not likely 
you’ll stick around. Even if you do move in or expand into one of those properties, it’s not likely 
that you’ll stay long because those conditions aren’t being addressed by property owners. 

Creating a commercial properties inventory gives the Business Director clarity on their role and a 
clear direction on where there is still work to be done (Task 2.1a). This tool also helps to identify 
abandoned and blighted properties more easily in need of rehabilitation (Task 2.1b). With 
additional partnerships, grant funding, and government aid we can more aggressively pursue 
financial resources to clean up areas most in need.  

It’s important to note here that we do not believe the city government should purchase abandoned 
or blighted property  

A commercial inventory also displays Woodbury’s unique, attractive, and historic properties, 
highlighting both the history of the City and the potential for renovation, restoration, and 
beautification for our local economy (Task 2.1c). 

And finally, with an annual audit of the inventory the BD and H&CE can better work with local 
real estate agencies and agents to create a more efficient, flexible, and attractive economic 
package to potential developers, visitors, and residents alike (Task 2.1d) 
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Step 2.2: Create the position of Landlord-Tenant Liaison on the Planning & Zoning Board 
Increasingly we’ve heard a lot of discussion about landlord accountability in Woodbury. When it 
comes to property maintenance, the responsibility falls to the owner of a property, commercial or 
residential. These two kinds of property owners have their own separate issues, but we feel a 
common solution is the key to future development and growth. That is why it’s imperative to have 
a clear & strong voice advocating for both the community and property owners to manage & 
mediate disputes more efficiently between the two (Task 2.2a). Additionally, increased education 
on renter/tenant status through regular workshops, webinars, and the like coordinated by the 
Landlord-Tenant Liaison will be important for all residents regardless of their housing status (Task 
2.2b). Renting has been marred with stigma and disrespect in Woodbury for too long, and if we 
truly are a City that is welcoming to all it’s important we come together to understand one another. 
The most important characteristic in our residents is that we call Woodbury “home.”  

 

Strategy #3: City-Wide Development 

Our economy’s strengths & weaknesses don’t just stop or start on Broad Street. While the 
“downtown” has been a major focus for decades, the entire City of Woodbury boasts some 
incredible economic opportunities. Take for instance Colonial Diner, Eight & Sand, or Brynn 
Bradley in North Woodbury; or the antiques store, local watering holes, and eateries in South 
Woodbury like Antiques on Evergreen, Cap’ns Corner, and Gia Nina’s Pizza. Without a wide and 
deep display of thriving businesses, our economic development will only ever be surface level. 
Plus, less businesses hurts us all by increasing the tax burden on our residents. Leveraging 
economic opportunities across the entire City with a comprehensive plan gives us the chance to 
create the small town feel we’ve been longing for while AND the economic engine we desperately 
need across the city. 

Step 3.1: Review & update the City’s Master Redevelopment Plan 

The City’s master redevelopment planning process first started in 2009 with the architecture firm 
Group Melvin Design, and since has gone through two phases of work: 1) the redevelopment study 
to assess properties along Broad Street (May 2009), and 2) creating the redevelopment plan itself 
(March 2010). Since then the plan has been firmly placed in “idle” for a decade. While it was 
recently updated in 2019, no meaningful changes were made to the plan. With outdated 
information and plans that could easily fall flat in the face of changes to Inspira, the Glassboro-
Camden Line, and the COVID-19 pandemic, it’s vital that we review & update our City’s master 
redevelopment plan.  
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The first step in this long-term task is to begin with a public education campaign about the 
importance of the plan with the community (Task 3.1a). The public education campaign should 
reach at least 50% of the City (around 2,000 of the total 4,000 households) within 3 months, and 
100% within 6 months. This can easily be achieved through incentivized volunteers to canvass 
every street in the City, paid for by the City budget’s community development line item. Without 
proper education of the plan’s importance, and the importance of incorporating community voice 
into the process it would be almost impossible to get the right buy-in we need and create more 
transparency in this process.  

Once the education campaign has reached at least 50% the City will form a Redevelopment Task 
Force comprised of City leadership and local business & community leaders (Task 3.1b). A Chair 
will be selected by the Mayor and the group will review each component of the current 
redevelopment plan in respective subcommittees: executive summary, background, vision, plan, 
implementation strategy, form-based code, and relationships to existing plans & regulations. The 
group should be comprised of no more than ten (10) people who will act as unpaid volunteers. 
Each subcommittee will meet both in-person and virtually, and video recordings will be archived 
on the City website and a newly created YouTube channel. Public updates will be required monthly 
from each subcommittee.  

Once a formative plan has been updated, the Task Force will present its findings & revisions to 
the larger public and will submit a final report to the City Council for approval (Task 3.1c). Based 
on the revised implementation strategy for the redevelopment plan, the Council & Mayor along 
with relevant stakeholders should not waste time to get to work. Woodbury cannot afford another 
ten years of idling leadership to put plans into action and make the potential of our City a reality.  

Step 3.2: Leverage the federally-designated Opportunity Zone in North Woodbury 

It’s plain and simple to see that North Woodbury is the most upcoming-and-coming neighborhood 
in the City. With a combination of residential, commercial, industrial, medical, and nonprofit 
properties all packed within the small neighborhood it’s easy to argue that this neighborhood is its 
own “Little Woodbury.” Restaurants like Bo Ne, Brynn Bradley, and the famous Colonial Diner 
paired with Striped Lion Distillery and Eight & Sand Beer Company are valuable opportunities to 
create an enhanced nightlife in Woodbury. The residential properties are extremely affordable and 
great sizes for younger families looking to put down roots.  

All of these opportunities alone would make a place like North Woodbury attractive enough, but 
the added bonus is that the entire neighborhood is a federally-designated opportunity zone. What 
this means is that the federal government has identified North Woodbury as an area in desperate 
need of development. In order to bring that development to North Woodbury there are tax 
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incentives to attract individual & corporate entities to the City and finance other activities & 
projects like commercial and industrial real estate, housing, infrastructure, and existing or start-up 
businesses.  

Our opportunity fund (the investment vehicle for the opportunity zone) has been neglected for 
some time. First, our City leadership should develop an Opportunity Plan in concert with County 
and State representatives (Task 3.2a). An Opportunity Plan is a document that outlines ideas on 
how communities can identify and leverage local advantages and design strategies with 
community priorities at the center. There are seven concrete actions to develop and implement 
these plans which can be found in the Appendix (Exhibit A – Developing an Opportunity Plan). 
In order to manage the creation and roll-out of this plan it is also recommended that the City 
establish a special Opportunity Zone Committee with authority to coordinate actions within the 
government and engage with the community and investors (Task 3.2b). This committee should 
include local community & business leaders, primarily from North Woodbury. Coordinated efforts 
through the office of the Business Developer would add additional resources, oversight, and 
accountability to the process.  

 

Conclusion 
For years, even decades, Woodbury has always been a city of “potential,” but we have a chance to 
realize that potential and make the community we’ve envisioned for so long a reality. While Broad 
Street still desperately needs attention, and will continue to receive it under our administration, it’s 
important that we look at Woodbury as a whole and capitalize on all the resources at our disposal. 
That’s what good leadership does, and that’s what we’re going to do together! 


