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INTRODUCTION
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Founded in 1675 by John Fenwick and incorporated in

1798, the historic City of Salem—home to 5,296 residents—

is nestled in western Salem County, the most rural county in |
New Jersey, at the southwestern edge of the state along the
Salem River. Encompassing just 2.7 square miles and
framed by water on nearly all sides, Salem is bordered to
the west by the Delaware River; to the south by Elsinboro
Township and Lower Alloways Creek Township; to the east
by Quinton Township; and to the north by the Salem River
and Fenwick Creek. Across the Salem River lie Pennsville
and Mannington Townships. Characterized by flat coastal
plains and fertile farmland, Salem County is renowned for its |
expansive rural lowlands, numerous rivers, picturesque ke
landscapes, and a rich Quaker heritage, all of which
continue to shape the historical and cultural identity of
Salem City. While these waterways once sustained the
bustling shipping activity of the Port of Salem, they now form Figure 1: Salem,' N.J highlighted in blue and inset identifies
natural boundaries that both define and subtly isolate the Salem County within New Jersey.

city.

During the eighteenth century, Salem was a thriving economic hub, with its port—strategically located at the
mouth of the Salem River—playing a significant role in shipbuilding and in establishing trade routes linking
Philadelphia, Boston, New York, and the West Indies. The location was critical and it led to British occupation of
the port during the American Revolution, as control of the port allowed the British to restrict vital supplies to
American forces.

BACKGROUND HISTORY

Salem is a city steeped in history, shaped in no small part by centuries of industrial and manufacturing activity.
While many historically representative buildings and structures remain, the city also bears the lasting imprint of
the industrial boom-and-bust cycles tied to shipping and manufacturing. Some of these remnants endure as
brownfields—sites that, as defined by the U.S. Environmental Protection Agency, are properties whose
expansion, redevelopment, or reuse may be complicated by the presence or potential presence of hazardous
substances, pollutants, or contaminants.

For more than 150 years, glass manufacturing served as one of Salem’s oldest and most significant industries,
providing steady employment to generations of residents. The closure of its last glass manufacturing plant in
2014 marked the end of an era and further highlighted the city’s ongoing economic challenges. Today, Salem
continues to confront the cumulative effects of decades of industrial decline—reflected in a shrinking
population, the loss of employment opportunities, an aging housing stock, and numerous vacant residential
and commercial buildings. Centuries of shipping and manufacturing have also left visible environmental and
economic scars: brownfield sites, pervasive poverty, limited job prospects, and a persistent lack of capital
investment. These conditions have contributed to enduring patterns of disinvestment, evident in the high
concentration of vacant and neglected properties throughout the city.

Over the years, numerous planning studies have examined how Salem’s assets can be leveraged to
strategically position the city for economic renewal. Additionally, Salem has also tapped into numerous grant
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opportunities to advance planning efforts, fund the cleanup of environmental contamination, and demolish
vacant and abandoned buildings, thereby better positioning itself for long-term revitalization.

The United States Environmental Protection Agency (US EPA) is among the key funding partners supporting
Salem’s revitalization efforts through a Brownfield Multipurpose Grant. A key requirement of this grant is the
completion of an Area-Wide Plan. This plan serves as a framework for evaluating local brownfield sites—
assessing environmental conditions, identifying cleanup needs, and outlining opportunities for redevelopment
and reuse. Typically, an Area-Wide Plan focuses on a well-defined project area within the community, and in
Salem’s case, many priority locations have already been identified through previous studies. BRS worked with
the City of Salem to select a target area for this Area-Wide Plan that would advance local priorities while
meeting EPA grant criteria.

Salem also benefits from its designation as a New Jersey Brownfield Development Area (BDA), which enables
the city to access HDSRF funding for the assessment and remediation of contaminated sites. The BDA
encompasses a broad area containing approximately 76 properties identified as brownfields. A portion of the
BDA overlaps with the Area-Wide Plan target area, and the City’s BDA Steering Committee serves as the
Steering Committee for this project.

THE PROJECT AREA

(" Salem EPA Eligibility Plan
I City of Salem e
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Figure 2: Parts of the study area, in yellow, are included in Waterfront Redevelopment Area and the Brownfield Development Area.

The study area for the Area-Wide Plan focuses on Blocks 5 and 13, along with Block 12, Lots 1, 2, 3, and 16 in
the center of Salem’s downtown district. Situated just north of West Broadway, also known as Route 49, which
functions as Salem’s principal commercial corridor anchoring the downtown district, and west of Market Street,
also known as Route 45, the project area is located in the heart of downtown Salem. Downtown Salem is the
city’s historic business center; the area is comprised of historic commercial buildings and is surrounded by
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established residential neighborhoods. The project area has been addressed in several past City of Salem
Plans, including the Waterfront Redevelopment Plan, Center of Salem Neighborhood Plan and the Master Plan
Re-examination Report.

The project area is generally bound by West
Broadway to the south and by Center Drive (aka
Martin Luther King Drive) along the eastern edge
of Block 13. The northeast corner of Block 13 is
briefly defined by Griffith Street until its
intersection with Ward Street, where the
boundary continues northward to Howell Street
along the eastern edge of Block 5. Howell Street
forms the northern limit of Block 5 before curving
southward to Fifth Street, which establishes the
western boundary of the project area until it
meets Griffith Street. South of Griffith Street, the
western edge extends along the rear lot lines of
Lots 1, 2, 3, and 16 in Block 12, which front onto
Fifth Street. Collectively, this area represents a
small yet significant portion of Salem’s downtown
neighborhood.

Located to the west of the project area is the Port
of Salem. At its height, the once bustling port was
lined with manufacturing and industrial
enterprises, its busy waterfront alive with
shipping vessels delivering goods and cargo from
near and far. Like many port cities across the
United States, however, Salem experienced a

Figure 3: Study Area Parcels
downturn as the demand for maritime trade shrank and other modes of commercial transportation rose to
prominence. Industries reliant on shipping weakened or disappeared altogether. Over the course of several
decades, this downturn resulted in a pronounced reduction in commercial activity, significant job losses, and a
steady decline in the population in Salem.

Though the port never regained its former vibrancy, in 1984, the Port of Salem was redesignated as a U.S.
water port of entry, allowing it to resume international shipping. Three years later, in 1987, Salem was granted
designation as a Foreign Trade Zone (FTZ). FTZs are special areas located in or near ports of entry where goods
are considered, for customs purposes, to be outside U.S. territory. This status permits deferral, reduction, or
elimination of duties and tariffs until goods enter domestic commerce, while exports often remain duty free.

Within the zone, goods and cargo may be imported, stored, assembled, manufactured, or re-exported without
the immediate payment of duties or tariffs.1 By reducing taxes and fees, an FTZ designation provides
expanded opportunities for international trade and enhances the competitiveness of businesses operating
within these zones. As an FTZ, Salem occupies a strategically advantageous position for global commerce. The
Port of Salem was the central focus of the Salem Waterfront Redevelopment Plan, which sought to catalyze the
revitalization of the port and its surrounding area.

1International Trade Administration. Foreigh-Trade Zones 101. https://www.trade.gov/about-ftzs
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Salem’s historic richness is formally recognized through its three National Register-listed historic districts.
Among them is the Broadway Historic District, which extends east to west from Front Street to Keasbey Street,
and the Market Street Historic District, encompassing Market Street from the river to its terminus with
Broadway. According to the New Jersey Historic Preservation Office database, these corridors contain
numerous contributing structures, primarily dating from the eighteenth and nineteenth centuries. Though many
of these buildings no longer stand in pristine condition, a walk along Market Street or Broadway can
effortlessly transport a pedestrian to another era. The weathered elegance of the historic structures—softened
by time and wear—quietly remembers and preserves echoes of the past.

Of particular significance is the Old Salem Courthouse, erected in 1735 during the reign of King George Il and
recoghized as the oldest active courthouse in New Jersey. While the building was remodeled in 1817 and
expanded in 1908, its original bell remains, and the distinctive bell tower has changed remarkably little.
Standing before it, one can almost sense the historic bustle—people hurrying to court, the cadence of footsteps
weaving through the surrounding downtown streets. The experience inspires a quiet awe, a palpable
awareness of history’s enduring presence.

ZONING

EXISTING ZONING AND THE ZONING ORDINANCE

Within the project area, two
zoning designations are
present: C-1 Commercial
and R-2 Residential. The C-1
Commercial District permits
a broad range of uses,
including all uses allowed
within the RLC Residence-
Limited Commercial District,
as well as retail stores;
restaurants, cafés, and
catering establishments;
theaters and other places of
amusement, recreation, or
assembly; and residential
apartments with kitchen
and bathroom facilities.
Additional permitted uses
include hand laundries,
automatic or self-service Figure 4: Zoning Map (2012) of Salem.

laundromats, self-service

synthetic dry-cleaning establishments, newspaper publishing and job printing operations, and bakeries or
confectionery shops.

The zoning ordinance further allows uses of a similar general character to those listed, provided that no
noxious or hazardous activities are involved. Certain automotive-related uses—including public garages, motor
vehicle service stations, automobile sales agencies, and parking garages or surface lots—are also permitted,
provided that all facilities and services are located entirely on the lot. All parcels within Block 13, as well as the
project-area lots within Block 12, are zoned C-1, Block 5 is zoned R-2, reinforcing the area’s predominantly
commercial character surrounded by residential neighborhoods.
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The R-2 Residential District permits single-family detached dwellings, single-family semi-detached buildings,
and municipal buildings or municipal uses. Accessory uses are also permitted within the district and include
private garages, professional offices for physicians, lawyers, dentists, architects, professional engineers, and
similar professions, as well as studios or rooms for home occupations.

PERMITTED USES IN THE C-1 COMMERCIAL DISTRICT

e Any use permitted in RLC Residence - Limited Commercial Districts.

e Retail store.

e Restaurant, cafe or catering establishment.

e Theater and other place of amusement, recreation or assembly.

e Residential apartments containing kitchen and bathroom facilities, subject to the minimum square
footage requirements for apartments set forth in § 130-56, and further provided that residential
apartments shall not be permitted on the first floor/street level.[Amended 12-5-2005 by Ord. No. 05-
36]

e Hand laundry; automatic or self-service laundry (laundromat); or self-service synthetic dry-cleaning
establishment or synthetic cleaning establishments.

o Newspaper publishing or job printing establishment.

e Bakery or confectionery shop, for the production of articles to be sold only at retail on the premises.

e Public garage, motor vehicle service station, automobiles sales agency, parking garage or lot, provided
that all facilities are located and all services are conducted on the lot.

e Any use of the same general character as any of the above permitted uses, provided that no use which
is noxious or hazardous shall be permitted.

e Accessory use on the same lot with and customarily incidental to any of the above permitted uses, and
signs when erected and maintained in accordance with the provisions of Article XVIlI hereof.2

PERMITTED USES IN THE R-2 RESIDENTIAL DISTRICT

Permitted uses.

e Single-family detached dwelling.
e Municipal building or use.

ACCESSORY USES IN THE R-2 RESIDENTIAL DISTRICT

Accessory use on the same lot with and customarily incidental to any of the foregoing permitted uses. The term
"accessory use" shall not include a business but shall include:

e Private garage.

e Professional office for a physician, lawyer, dentist, architect, professional engineer or other such
profession or studio and/or rooms for home occupations, provided that such office, studio or rooms
for home occupations shall be located in a dwelling in which the practitioner resides or in a separate
building and no goods shall be publicly displayed on the premises.

e Signs when erected and maintained in accordance with the provisions of Article XVI of this chapter.

e The renting of not more than one room to one roomer, as an accessory use.

2 Article Xll: C Commercial Districts - City of Salem, NJ
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KEY PLANNING DOCUMENTS

MASTER PLAN

The City of Salem’s Master Plan dates back to
1974, with reexaminations occurring in 1982,
1996, and 2012. In the 2012 Reexamination
Report, Salem revisited the document to
determine whether its goals, objectives, and
policies remained relevant or required
refinement to better reflect the community’s
needs. This process provided an opportunity to
reassess existing planning frameworks and
invite both the committee and the broader
community to consider whether updates were
necessary to align with current planning
priorities. Ten planning objectives and
development policies identified in the original
plan were found to still be relevant. The
Reexamination Report emphasized the need to
advance a comprehensive plan for the Central
Business District. The report further
recommended strengthening Salem'’s historic
preservation efforts—both to enhance its appeal
as a heritage-based tourism destination and to
safeguard the city’s rich architectural fabric. A
third objective relevant to the Area-Wide Plan
called for continued investment in rehabilitating
existing housing and developing appropriate,
high-quality residential options to meet the
community’s needs.

The Master Plan recommended several updates
to the land development regulations, including a
detailed evaluation of the R-1 and R-2
residential zones to ensure the protection and
preservation of existing neighborhood character.
In addition, the plan advised reassessing the
range of uses allowed in these residential
districts to maintain compatibility and support
long-term community goals. These updates have
not been made to the City of Salem Zoning
Ordinance. However, the Waterfront
Redevelopment Plan introduced new zoning
which supersedes the existing R-2 zoning that
exists within the Area-Wide Plan study area.
That new zoning is in line with the Master Plan
re-examination recommendations and will be
examined below.
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2012 MASTER PLAN OBJECTIVES

Encourage types of development and uses
which, while consistent with other policies
and goals, will increase the financial
capability of the City to provide the required
community services and facilities.

Preserve and strengthen the four basic roles
of Salem: a residential community, a County
seat, a regional commercial center, and a
source of industrial employment.

Prevent the spread of haphazard and
incompatible mixtures of residential,
commercial and industrial development.

Provide for adequate and diversified housing
supply in attractive healthful and safe
environment.

Continue the City’s program to eliminate
substandard housing.

Maintain an active and viable central
business district.

Encourage the location of additional
industries in appropriate area, and the
continued expansion of existing industries.

Provide for adequate community facilities,
including programs to meet social, cultural
and recreational needs.

Provide for safe and convenient circulation
within the city and to points beyond.

. Protect to the maximum extent possible and

promote the best use of the remaining open



The City of Salem is currently in the process of completing a new Master Plan in partnership with the New
Jersey Department of Community Affairs. This plan will completely replace the previous Master Plan; it is not a
re-examination. It is anticipated that this Area-Wide Plan will inform the new Master Plan; there are no conflicts
anticipated between the two plans.

WATERFRONT REDEVELOPMENT PLAN

The overarching goal of the Salem Waterfront Redevelopment Zone Plan is to provide a clear framework for
Salem’s economic revitalization. The plan identifies 15 goals for the redevelopment area. Central to this effort
is recognizing the waterfront as a catalyst for renewed economic vitality—a place capable of anchoring growth
and helping to restore the vibrant, historic community that once defined the city. While Salem continues to face
significant challenges, including dilapidated housing and vacant storefronts, focusing redevelopment efforts on
the cleanup and
reactivation of the
waterfront establishes
both the structure and
direction necessary for
meaningful, sustained
renewal.

Map 3 - Cay of Salem Waterfreat Redevdopment Zone

Drafted in 2017 and
formally adopted in
2018, the plan
designates an area
along Salem’s
waterfront—comprising
142 parcels and
encompassing
approximately 211.74
acres along the city’s
northwest boundary— X 5t
as the Salem ' STATE OF MW JRsEY : & . o3%

.4
Waterfront ooty A 18 A .
Redevelopment Zone R O T T Com P oot 511 Scumcen: NIOGS, S Cy |
(see Figure 5).

Conceived as a Figure 5: Map 3 from the Waterfront Redevelopment Plan which indicates the Waterfront Redevelopment Zone.

strategic framework to Blocks 5 and 12 are included in this redevelopment area.

stimulate reinvestment in vacant and underutilized waterfront-adjacent properties, the plan seeks to reawaken
an area that once functioned as a bustling, historic shipping port and the economic heart of the region. To this
end, the plan outlines the underlying zoning in the area and supersedes it with a more permissive zoning
designation, providing the flexibility for coordinated and sustainable revitalization.

ZONING IN THE WATERFRONT REDEVELOPMENT PLAN

Block 12, Lots 1, 2, 3, and 16 and Block 5 are included in the Waterfront Redevelopment Area Plan (Block 13
is not). These properties are zoned Mixed-Use Transition Zone (MUT) in the Redevelopment Plan. This zoning
supersedes the underlying zoning for the city. As its name suggests, the MUT district functions as a transitional
zone, linking the historic downtown with the Waterfront Redevelopment Area. It is intended to connect existing
retail and residential uses to the more industrial parts of the district while supporting infill development that
can help catalyze broader revitalization efforts in Salem.
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The Waterfront Redevelopment Plan proposed uses for the Mixed-Use Transition Zone (MUT).
Permitted Uses in the Mixed-Use Transition Zone (MUT)

e Single-family detached dwellings

e Single-family attached, semidetached and townhouse dwellings, provided that adjoining dwellings
with which there is a common wall are erected at the same time.

e Apartment house or townhouse development, designed and maintained as a unified project,
under private ownership or under condominium ownership.

e Educational or research institutions

e Automobile-oriented businesses including car washes, servicing centers and retail parts sales but
excluding retail fuel sales

e  Print shops including newspaper/magazine, cartons/packaging and bookbinding

e Natural resource recreation, nature conservancy and nature centers

e Contractor, craftsmen or general consumer service/repair shops or other types of machine shops

e Private schools, photography or art studios, dance, music or recording studios (subject to
additional soundproofing or vibration suppression requirements when a proposed use might
interfere with the normal use and enjoyment of an adjoining property)

e  County, Municipal and other governmental facilities

e  Single-family dwellings

e Two-family dwellings

e Three and four family dwellings

e  Mixed-use structures

e Apartments

e Townhouses

e  Child-care centers

o Retail sales Personal service establishments, including, but not limited to: beauty and barber
shops, shoe repair shops, retail dry cleaners, laundromats, appliance or electronic repair shops,
tailor shops, animal boarding and grooming Offices or office buildings, including corporate
administrative offices, field or satellite offices, personal or professional service offices, sales
offices and social service/counselling offices

e Art studios/galleries

e Artist Live/Work Studios

e Museums

e Restaurants, catering or other eating or drinking establishments (including drive-through)y.
Bakery or confectionery shops including the production of items to be sold at retail on the
premises

e Taverns or breweries (including micro-breweries)

o Nightclubs or lounges

e Banks or other financial institutions (including drive-through)

e Health and fitness clubs/centers or spas

e Houses of worship

e Hotels, motels or extended stay facilities

e Theaters or other places of amusement, commercial recreation or assembly

e Banquet halls 84

e Parking lots, garages or decks excluding dead storage of vehicles

e Nursing homes
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e Adult day care facilities

o Assisted living facilities

e  Mortuaries/Funeral homes

e  Wireless communication facilities

e Clubs or lodges organized for fraternal or social purposes

e Open space, parks, playgrounds or recreation areas

e  Community center buildings, and libraries

e Accessory uses on the same lot with and customarily incidental to any of the above permitted
uses including off-street parking areas or parking structures and signs when erected and
maintained in accordance with the provisions of the City of Salem Land Development Regulations
at Chapter 130, Article XVII.

CLIMATE RESILIENCE PLAN

The City of Salem completed a Climate Resilience Plan in April 2025 as part of the ResilientNJ program. This
plan provides includes a climate change-related hazard vulnerability assessment to assess the level of risk for
identified hazards, including flooding, sea-level rise, temperature and urban heat island effects, and drought.
Recommendations were provided to prepare for these hazards.

The most serious risk for the city is flooding,
which has the potential to affect a large portion
in the city. The subject area for the Area-Wide
Plan is completely out of the Special Flood
Hazard Area, which is the area where there a 1%
annual chance of flooding. The northern portion
of the study area is in the climate-adjusted flood
hazard-area, which is the area that would in the
flood-plain with three feet of sea-level rise.
Development is possible in this area, but should
be done with consciousness of future flood risks.
The area that is outside of any flood area is
especially valuable within the context of Salem.

The Climate Resilience Action Plan includes a
number of recommended actions that are
relevant to the development of the Area-Wide
Plan study area. These are intended to mitigate
risks from both flooding and urban heat island
effects. Adaptation measures should be
incorporated into new construction in the
climate-adjusted flood hazard-area, including
structural elevation, floodproofing, and elevating
mechanical systems. New development should
incorporate green infrastructure wherever
Figure 6: Map of flood risk in the study area possible to reduce pressure on stormwater

systems. Shade trees need to be planted and
maintained throughout the area both to reduce heat and absorb stormwater.
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STAND UP FOR SALEM CENTER OF SALEM NEIGHBORHOOD PLAN

The Center of Salem Neighborhood Plan serves as the approved Neighborhood Revitalization Tax Credit (NRTC)
plan for the City of Salem. The NRTC area includes the majority of downtown Salem. Block 13 and Lots 1, 2, 3,
and 16 of Block 12 fall within the neighborhood planning area, while Block 5 lies immediately north of Griffith
Street, the plan’s northern boundary. NRTC offers business entities a 100% tax credit against various New
Jersey state taxes. The funds must be used by the eligible organizations for projects and activities that will
implement the goals and strategies of an approved neighborhood plan. These funds are a critical resource for
downtown revitalization.

The vision of the Center of Salem Neighborhood Plan includes several goals and actions that inform the Area-
Wide Plan study area. These include increasing homeownership, increasing the affordability and quality of
rental housing, expanding the neighborhood business incubator, creating pop-up marketplaces to sell goods
and services produced by local entrepreneurs, and combining arts and culture to convert under-utilized public
spaces. The idea of providing space for new entrepreneurs to get a foothold in the district is an idea worth
thinking about, particularly in conjunction with the market analysis that is being done as part of this project.

CONCLUSION

The existing planning for the City of Salem provides regulatory flexibility for future development within the EPA
Area-Wide Plan area while also providing guidance for some preferred uses in the area. Zoning is split between
the C-1 district from the Zoning Ordinance and the MUT district from the Waterfront Redevelopment Area Plan.
This paints a picture of a main street commercial area transitioning into a mixed-use residential district before
approaching the city’s industrial district. Both zoning designations permit a wide range of residential and
commercial uses. The Salem Climate Resilience Plan shows that the study area, particularly the area closer to
Broadway, has a lower flood risk than much of the rest of the city. This supports the idea that density should be
concentrated in this area. Finally, the Center of Salem NRTC plan provides encouragement for the
development of both homeownership and affordable rental units in the downtown area. Strong consideration
should also be given to creative opportunities to bring small entrepreneurs into the district,.
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