SALEM AREAWIDE PLAN:
Market Analysis

City of Salem, Salem County, New Jersey




May 2026

Market Analysis

City of Salem, Salem County, New Jersey

Prepared For:

City of Salem

125 West Broadway
Salem, NJ 08079

Prepared By:

BRS

PO Box 2293
Medford Lakes, NJ 08055

SALEM AREAWIDE PLAN: Market Analysis



oo 1 T4 o o PN 4
(070 00 1 0 10 a1 8V ) 1= PR 5
Study Area Location and Neighborhood CONTEXL .....cccceiiiiierrrrrr e aea s 5

O 1Y 0 S = 1 1= e RN 5
QL= 0 L= = PSP PPPROE 10
Consumer PreferenCe Profile .......oo oot s e e s e e e s snn e e s smeeeenanns 13
Identification of Key COMMEICIAl SECTOIS .......nneeiiiiiiie ettt e e sene e e e e 16
CoMMEICIAl VOIA ANGIYSIS .eiieeiieiee ettt ee e ettt e e e e e et e e e e e s anae e ee e e e e snee e e e e e e eesnseeeeeeeeeannsneneeeesannnns 16
RESTAUIANT ... e e e e e s s e a e e e e e s h e s nn e e e e e e s s e nn e e e e e s s s nnrreeeenean 16
LRSI €V = o | 2 17
Sports EqQUIipMeENt/Fan APParel STOIE ... ittt ee e e e s e e e e e e e e e e e e e e e e ennnnnanans 18

LG o oY Y (oS 19
7= o] o P 20

A g =T I Y o 0 T= T =T S (o =R 21
Family-friendly ENtertainmeEnt ... ..o ittt e e e e e e e s s s nne e e e e e e an 22

[ (o TU ] | o = PR 23

070 T 11 o o TN 27

SALEM AREAWIDE PLAN: Market Analysis 3



INTRODUCTION

This Market Analysis evaluates economic conditions,
consumer demand, and commercial development
opportunities in the City of Salem, with a particular focus
on properties located in Block 13, Block 5, and Block 12,
Lots 1, 2, 3, and 16. The 14.37-acre study area lies just
northeast of West Broadway, Salem’s primary commercial
corridor and the center of the city’s downtown district. The
analysis is intended to inform redevelopment planning and
identify opportunities for new investment that can
strengthen the local economy while responding to the
needs of residents of Salem and its surrounding trade
area.

Like many older industrial communities in southern New
Jersey, Salem has experienced decades of economic
restructuring and population decline that have left behind
vacant properties, underutilized land, and limited
commercial services. At the same time, the city retains
significant assets, including a historic downtown, a
strategic location within a regjonal trade area, and a
population with a strong sense of community. These
factors create opportunities for targeted redevelopment that can address long-standing challenges while
building on existing strengths.

Old Salem Courthouse

The purpose of this market analysis is to examine both local conditions within the City of Salem and
broader consumer demand within the surrounding trade area. By analyzing demographic and economic
characteristics, consumer spending patterns, and existing business supply, the study identifies sectors in
which consumer demand may exceed current commercial supply. Understanding these market dynamics
is essential to determining which types of development are most likely to succeed in the study area.

The report evaluates several potential development sectors - including restaurants, fitness facilities,
retail establishments, personal services, grocery stores, and housing - based on consumer preferences,
regional spending patterns, and the presence or absence of comparable businesses in the trade area.
The findings are intended to guide redevelopment strategies that expand access to needed goods and
services, support local employment opportunities, and encourage sustainable economic growth in the City
of Salem.
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COMMUNITY PROFILE

STUDY AREA LOCATION AND NEIGHBORHOOD CONTEXT

Salem’s industrial legacy has left 102 brownfield sites, and decades-long disinvestment and poverty have
contributed to a significant number of vacant and poorly maintained properties. The City of Salem and the
Salem Brownfield Development Area (BDA) Steering Committee designated Blocks 5 and 13 and Block
12, Lots 1, 2, 3, and 16 as the study area for an Area-Wide Planning process intended to lead to
successful redevelopment. This 14.37-acre area lies just northeast of West Broadway - Salem’s main
thoroughfare - in the downtown district.

Map 1: Study Area
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CITY OF SALEM

The City of Salem is a densely populated urban area of approximately 2.34 square miles, located in
Salem County - the most rural county in New Jersey. The city is traversed by the Salem River, with
residential, commercial, and industrial areas of the city all located southeast of the river, and marshland
throughout the river north of downtown Salem. In 2023, Salem had 5,340 residents living in 2,137
households. After a peak in population in 1950 (9,050 residents), the city’s population declined until
2015, when it began to increase very slowly.
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Figure 1: City of Salem population, 1940-2023
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Source: NJ State Data Center and US Census American Community Survey (ACS) 5-year estimates

The population is significantly younger than that of the surrounding area and the county, with a much
higher proportion of children. Salem’s comparatively high percentage of residents aged 15 to 24 also
suggests a potentially expanding workforce in coming years. The city’s racial makeup is also distinct from
that of the surrounding area: in Salem, 61% of the population is Black and 24% is White (the county’s
population is 15% Black and 73% White). 13.4% of Salem’s population is Hispanic (of any race) - similar
to the county. While nearly half of Salem’s households have only one person, the overall average
household size is the same as the county average, and almost a fifth of Salem households have 4-7
people. Children are living in more than a quarter of households, and 40% have members over 65.

Table 1: Key Demographic Indicators |

City of Salem Salem County New Jersey us
Average household size 2.5 2.5 2.62 2.5
Population under 18 31% 21% 20% 21%
Population 16-64 (potential labor force) 57% 62% 64% 64%
Population over 65 16% 22% 19% 19%
Median age of residents 33.6 42.5 40.6 39.6
Population density 2,278 195 1,282 96

Source: US Census ACS 2023 5-year estimates

Limited retail, service, entertainment, and employment opportunities in Salem are directly tied to the
city’s low incomes. In 2023, median household income was $39,168 - less than half the county, state,
and national levels. The city has a high unemployment rate, particularly among the youngest members of
the labor force. The largest proportion of Salem households have an annual income of less than
$15,000, and about a third receive Supplemental Nutrition Assistance Program (SNAP) benefits.

Table 2: Key Economic Indicators |

City of Salem  Salem County New Jersey us
Median household income $39,168 $86,496 $104,287 $81,624
Per capita income $22,786 $42,171 $55,036 $45,360
Less than HS degree 20.7% 9.9% 9.3% 10.6%
Unemployment rate 11.7% 6.5% 5.3% 4.3%
Households with SNAP benefits 33.3% 11.7% 8.8% 11.8%
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Renter-occupied housing units
% Housing-cost burdened*
No vehicle
Individuals in poverty
Families in poverty
*Housing costs exceeding 30% of income

Source: US ACS 2023, ESRI 2025, Headwaters
Economics

The fact that by far the largest proportion of
residents falls into the lowest income
bracket (less than $15,000 per year)
presents serious challenges to Salem’s
economic development and ability to attract
commercial investment. While household
expenditures may be approximately the
same as those of the surrounding area in
terms of proportion of total expenditures
(with housing, food, and transportation as
the top three categories for both the city and
the county), the dollar value of Salem
households’ average annual expenditures is

65.3% 28.5% 37.8% 35.8%

60.5% 53.4% 48.3% 46.9%
28.3% 9.5% 11.3% 8.3%
31.2% 12.8% 9.8% 12.4%
23.5% 8.6% 7.0% 8.7%

Figure 2: Household Income Distribution
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Source: ESRI 2025 estimates

about 40% lower. For example, the average Salem County household spends $10,629 per year on food
(12% of total annual household expenditures) and $3,852 on entertainment and recreation (4% of total
expenditures), while the average City of Salem household spends $6,244 on food (12% of total annual
household expenditures) and $2,046 on entertainment and recreation (4% of total expenditures).

Salem’s economy is dominated by
businesses in the public administration and
“other services” sectors, with 41% of local
businesses falling into one of these industry
sectors. And while 20% of employed Salem
residents work in public administration and
18% work in other services, 31% work in
educational services - the largest industry
sector in terms of employment. The retail
sector encompasses 5.5% of businesses and
5.9% of employment. Accommodation & food
services businesses also make up 5.5% of
total businesses and 6% of total
employment.

Only about 50% of Salem’s population aged
16 and over are currently in the labor forcel,
which is significantly lower than the US rate

Figure 3: Salem’s top economic sectors in terms of businesses
& employment

m % of Businesses ™ % of Employment
0% 10% 20% 30%
Educational Services
Public Administration
Finance & Insurance
Health Care & Social Assistance
Other Services (except public)
Accom. & Food Services

Retail Trade

Transportation & Warehousing

Source: ESRI Business Analyst 2025

1 The US Bureau of Labor Statistics defines the “labor force participation rate” as the percentage of the population that is
either working or actively looking for work. It does not include people who are not employed but are not actively looking for
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of 63%.2 Even taking this fairly low labor force participation rate into account, the unemployment rate is
almost double the county average (and nearly three times the 2023 national average of 4.3%) at 11.7%.
Unemployment is highest among residents aged 16-24 at 38%. Often, low labor force participation
coupled with high unemployment suggests a scarcity of job opportunities, or a mismatch between
available opportunities and residents’ occupational qualifications. With a lack of feasible job
opportunities, more people are likely to stop actively looking for work and drop out of the labor force.

Salem’s labor force specializes in occupations in healthcare support, production, protective service (such
as security and law enforcement), building maintenance, and transportation/material moving. The extent
of this specialization is expressed as location quotients for a variety of occupations in Figure 4 below. A
location quotient is an analytical statistic that measures the concentration of employment in a specific
region (the City of Salem) relative to a larger benchmark area (in this case the US). Calculated as the
share of local employment in a particular occupation divided by the share of national employment in that
occupation, a location quotient greater than 1.00 indicates specialization.3 A location quotient of over
2.00 indicates a high degree of specialization.

Figure 4: Location Quotients: Employed Population 16+ by Occupation
0.00 0.50 1.00 1.50 2.00 2.50 3.00 3.50 4.00

Healthcare Support

Production

Protective Service

Building Maintenance
Transportation/Material Moving

Healthcare Practitioner

Personal Care/Service

Sales and Sales Related
Installation/Maintenance/Repair
Office/Administrative Support
Community/Social Service
Computer/Mathematical
Arts/Design/Entertainment
Architecture/Engineering
Education/Training/Library
Management US Average = 1.00
Business/Financial

Food Preparation/Serving

Construction/Extraction
Farming/Fishing/Forestry 0.00
Legal 0.00

Life/Physical/Social Sciences 0.00

Source: ESRI Business Analyst 2025 data

work. Note that the unemployment rate only includes people who are actively looking for work.
https://www.bls.gov/cps/definitions.htm#laborforce

2 US Bureau of Labor Statistics

3 US Bureau of Economic Analysis
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This is important data because the occupational experience and qualifications of the labor force
determine the extent to which local workers are likely to be hired by new local businesses. Very few
residents currently work in legal, construction, food preparation/serving, business/financial, engineering,
and sales occupations (to name just a few), and although this does not necessarily mean that few
residents have the required skillset for these occupations, this data coupled with Salem’s low average
educational attainment levels could limit investment interest in the industries that employ these
occupations. 19% of Salem residents over 25 years of age do not have a high school diploma, and only
9.2% have a Bachelor’s degree.

Figure 5: Educational Attainment (population 25+)
m City of Salem m Salem County
45%
40%
35%
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25%
20%

15%

9%
10%
“ N m [ I| i 11
o | | L]

Less than 9th Grade ~ 9th - 12th Grade, No High School Graduate GED/Alternative Some College, No Associate Degree Bachelor's Degree  Graduate/Professional  Total less than HS
Diploma Credential Degree Degree diploma

19%

X

Source: US ACS 2023 5-year estimates

Figure 9: Worker Inflow/Outflow (2023)

Currently, about 2,700 people come into
Salem for work (in both the public and
private sectors), and while no data is
available on the disposable income or
consumer preferences of this daytime
population, it is an additional consumer
base separate from the resident
population.

E N 2698 . Evgloyed i Selection Ares. Uve Dursadel
v 1‘/ 2,331 - Uve i Selection Area, Employed Outudel
o B 176 - Employed and Live in Selection Area

Source: US Census OnTheMap, 2023 data
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TRADE AREA

Despite Salem’s challenges related to low incomes and limited household expenditures, this market
analysis highlights strong and rising consumer demand in the surrounding trade area. In the area of a 15-
minute driving distance from Salem - the area from which Salem businesses’ consumer base is most
likely to originate - the population of 27,532 is significantly older and wealthier than Salem’s population.
The trade area’s 11,552 households live primarily in Pennsville Township, Alloway Township, and the City
of Salem, but the trade area overall includes rural areas and is generally much less densely populated
than Salem.

The population of this area has a median age of 42.8 - almost ten years older than Salem’s - and a
lower proportion of children (20%). The area’s racial makeup is similar to that of the county: 70% of
residents are White, 17% are Black, and about 13% are of another race or more than one race. 8.4% of
the trade area’s population is Hispanic (of any race) - lower than the county proportion. The average
household has 2.36 people, and around 35% of households have only one person. Less than a fifth of
trade area households have more than three people living in them. About a quarter of households have
children, and 37% have at least one senior citizen.

Map 2: Salem and Trade Area
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Table 3: Key Demographic and Economic Indicators for the Trade Area

Average household size 2.36
Population under 18 20%
Population 16-64 (potential labor force) 60%
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Population over 65 22%

Median age of residents 42.8
Population density 1835
Median household income $82,848
Per capita income $42,475
Less than HS degree 8.8%
Unemployment rate 7.4%
SNAP benefits 13.1%
Renter-occupied housing units 30%
% Housing-cost burdened* 46%
No vehicle 9.4%
Households in poverty 12.9%

*Housing costs exceeding 30% of income
Source: ESRI 2025 estimates

Nearly half of the total population of the trade area is in the prime working age of 25-64 years. The
unemployment rate is higher than the US, New Jersey, and Salem County rates (4.3%, 5.3%, and 6.5%,
respectively, in 2023), but the median household income and per capita income levels are about the
same as the county and the US overall. Two thirds of households have annual incomes of over $50,000.
About 70% of households own their own homes, and 90% have a car. The area’s median disposable
income# of $66,611 is over twice the City of Salem amount.

The main industry sectors for trade area businesses are “other services” (not including public
administration), retail trade, educational services, and healthcare & social assistance, with 53% of local
businesses falling into one of these sectors. These are the same as the top industries for employment in
the area.

Figure 6: Top economic sectors in terms of businesses & employment
B % Businesses % Employment

0% 5% 10% 15% 20% 25%

; I #2
Retail Trade FEEEEE s #1
Health Care & Social Assistance [Fr——— Zz’
—

Educational Services T sy /3

Other Services (except public) | —
Accom. & Food Services
Public Administration

Construction

Professional, Scientific & Tech Services

Source: ESRI Business Analyst data from 2025

4 Disposable income is the amount of money remaining for spending or saving after paying all required federal, state, and
local taxes. US Bureau of Economic Analysis.
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The trade area’s labor force specializes in occupations related to production, protective service (such as
security and law enforcement), office/administrative support, and transportation/material moving.
However, the labor force has less extreme levels of specialization than that of the City of Salem. The trade
area’s higher household and individual incomes are also attributable to the fact that more of the
occupations with location quotients above 1.00 are white collar professions, which generally pay more
than blue collar and service occupations. Educational attainment among residents is also higher: only
8.8% of trade area residents over 25 years of age do not have a high school diploma, while 14% have a
Bachelor’s degree and 8.1% have a graduate or professional degree.

Figure 7: Location Quotient: Trade Area Employed Population 16+ by Occupation
0.00 020 040 0.60 0.80 1.00 1.20 1.40 1.60 1.80

Management
Business/Financial
Computer/Mathematical US Average = 1.00
Architecture/Engineering

Life/Physical/Social Sciences

Community/Social Service White collar

Legal occupations
Education/Training/Library

Arts/Design/Entertainment

Healthcare Practitioner

Sales and Sales Related
Office/Administrative Support
Farming/Fishing/Forestry

Construction/Extraction
Blue collar

Installation/Maintenance/Repair occupations

I

Production

Transportation/Material Moving

Healthcare Support

|

Protective Service

Food Preparation/Serving Service

Building Maintenance occupations

Personal Care/Service

|

Source: ESRI Business Analyst 2025 data

Households in the trade area have estimated average annual expenditures of $88,965 across 29
categories. Of these, the greatest percentage is spent on housing & utilities, followed by food and
transportation (which together make up 55% of annual household expenditures). Generally speaking, the
proportion of trade area household expenditures by category is similar to Salem households’, but the
dollar value of spending by category in the trade area is 25%-62% higher. Because of Salem’s lower
incomes, the top three categories of expenditure (i.e., basic necessities of shelter, food, and
transportation) are a larger component of total expenditure for city residents, leaving less for
discretionary spending. Trade area households can afford to spend a larger proportion on categories such
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as travel and entertainment & recreation. The next section provides further details on consumer
expenditure preferences in Salem and its trade area.

CONSUMER PREFERENCE PROFILE

Consumer expenditures overall are forecast to grow by 7.3%-7.4% among Salem residents in the coming
five years, and by 8.4%-8.5% among trade area residents.> Within these ranges, certain goods and
services are expected to see higher expenditure growth rates, reflecting consumer preferences and
needs. The most promising sectors show strong forecast demand in both Salem and the trade area, while
others show stronger demand in one or the other.

Consumer preferences are reflected in a Market Potential Index (MPI), which measures the relative
likelihood of the adults or households in the specified trade area to exhibit certain consumer behavior or
purchasing patterns compared to the US average. An MPI of 100 represents the US average; any number
under 100 indicates that consumers in a specified area are less likely to purchase a good or service than
the average American individual or household, while any number over 100 shows higher than average
demand for a good or service. The table below highlights categories of strong consumer demand in Salem
and its trade area, based on the consumption behavior of adults or households:

Table 4: Consumption Categories in High Demand (Salem and Trade Area)

MPI
Category of Spending Salem Trade Area
Retail
Purchased women's apparel in past year 102 101
Purchased fine jewelry in past year 127 o7
Purchased a watch in past year 121 103
Purchased pet (dog, cat) care & supplies in past year 65 104
Shopped at a convenience store in past 6 months 98 105
Spent over $100 at a convenience store in the past month 107 115
Bought cigarettes at a convenience store in past month 210 135
Purchased a daily newspaper (paper version) 127 121
Spent $1-99 on sports/recreation equipment in past year 119 104
Food
Went to family restaurant/steakhouse 4+ times in past month 107 106
Went to fast food/drive-in restaurant 9+ times in past month 126 105
Ordered take-out/walk-in fast food in past 6 months 101 96
Recreation
Participated in paintball in past year 166 115
Identify as college basketball "super fan" 182 127
Identify as college football "super fan" 132 117
Identify as high school sports “super fan” 154 112
Identify as pro wrestling "super fan" 214 130
Attended R&B/Rap/Hip-Hop music performance in past year 255 114
Have Android phone (any brand) smartphone 126 111

5 ESRI Business Analyst forecasts 2025-2030, derived from the 2022 and 2023 Consumer Expenditure Surveys of the US
Bureau of Labor Statistics.
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Household owns Sony PlayStation VR Headset 259 108

Household owns 3 TVs 113 108
Used PlayStation network gaming service in the past month 177 100
Health/Personal Care
Member of Planet Fitness Club/Gym 115 100
Member of YMCA Fitness Club/Gym 92 137
Control diet for blood sugar level, cholesterol, and/or salt restrictions 140 106
Used obesity/weight loss prescription drug in past year 248 129
Services
Spent $1-99 on veterinary care in past year 100 117
Assist with personal care as caregiver/caretaker 176 109
Used professional service for manicure/pedicure in past 6 months 126 97
Spent $1-99 at a barber shop in past 6 months 71 98
Spent $1-99 at a beauty salon in past 6 months 63 103

Source: ESRI 2025 estimates

Total retail demand in Salem’s trade area is estimated at about $323,284,500 per year, with the top
three categories being food & beverage stores, general merchandise stores (e.g., department stores,
supercenters, and warehouse stores), and food services & drinking places (i.e., restaurants and bars).

Figure 8: Where in the trade area is retail spending most likely to occur?
0% 2% 4% 6% 8% 10% 12% 14% 16% 18% 20%

Food & Beverage Store:s

General Merchandise Stores (incl. supercenters)

Food Services & Drinking Places

Gasoline Stations

Motor Vehicle & Parts Dealers

Nonstore Retailers (incl. online shopping)

Bldg Material & Garden Equipment & Supplies Dealers
Clothing and Clothing Accessories Stores

Furniture and Home Furnishings Stores

Health and Personal Care Stores

Miscellaneous Store Retailers

Sporting Goods, Hobby, Musical Instrument, and Book Stores

Electronics and Appliance Stores

Source: ESRI Community Analyst, 2025 estimates

These consumer preferences, along with current and forecast expenditure levels, suggest the following
about where residents might spend their money in the coming years:

— There is growing demand for food purchases - both food consumed at home (groceries) and food
consumed away from home (restaurants). Both Salem and trade area residents are more likely
than the average American to eat at a sit-down restaurant or fast-food restaurant, and more likely
to order take-out. Demand is particularly strong in Salem for fast food and home delivery.

— There is relatively strong demand for goods and services that support health through diet and
exercise in both Salem and its trade area. This includes purchasing specialty food for dietary
restrictions. Trade area residents are much more likely than Salem residents to visit fitness clubs,
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but both Salem and trade area residents are more likely than the average American to spend one
to three hours per week exercising.

— Demand for personal services such as salons is mixed. Trade area residents show about average
demand for budget barber/salon services, while demand among Salem residents is very low.
Neither group is likely to spend more than $100 on these services in any six-month period. Salem
residents, however, exhibit high demand for nail salon services.

— Strong demand for entertainment and recreation is evident. Salem residents express a
preference for spectator sports, concerts, and movies and visit casinos and amusement parks.
While growth in these types of businesses may not be feasible in Salem, the city’s high proportion
of children offers opportunities for growth in entertainment businesses that cater to families and
children of all ages.

— Itis difficult to find overall trends in non-food retail demand in Salem and its trade area. A
successful retail establishment would have to offer affordable goods that meet specific demands
(such as women’s apparel and jewelry) or a combination of demands (sporting goods and fan
apparel).

— The market for electronics such as video game systems, televisions, and phones is steady but not
particularly strong in Salem and its trade area. However, demand for computers and cameras is
extremely weak in Salem. Salem residents are very active on social media but tend to use phones
rather than computers. Trade area residents overall tend to purchase budget computers and are
far less active on social media.

— In general, pet products/services has been a quickly growing sector in the US in recent years, but
data for Salem and the trade area is mixed. Over half of trade area households own at least one
pet, and a quarter of households own two pets. Demand for all types of pet supplies and pet care
(including veterinary services) is strong, and residents tend to travel to big box stores for pet
supplies and spend over $500 per year on vet services. However, only about a third of Salem
households own a pet, and very few have more than one. Expenditures on pet supplies and
services are very low, although the proportion of households spending up to $99/year on
veterinary care is about the same as the national average. Few Salem households spend more
than $100 per year on these services.

— Demand for convenience stores is strong in Salem and very strong in the trade area. Sixty-five
percent of Salem adults reported shopping at convenience stores, and over a quarter of adults
spent more than $100 at convenience stores per month.6 Few reported purchasing coffee, but
the proportion that purchased cigarettes at these stores was much higher than the national
average. Sixty-nine percent of trade area adults reported shopping at a convenience store, and
29% spend over $100 at convenience stores per month.

— Expenditures on housing in Salem tend to go more frequently toward rent than mortgage
payments, given low levels of homeownership (35%). Seventy-two percent of housing units were
built before 1960, and demand for modern, well maintained, affordable housing in a variety of
sizes is strong. Rising proportions of senior citizens and of families with children point to a need
for a range of affordable housing types.

6 Note that this may be due to the fact that convenience stores (and dollar stores) are the only option for purchasing snacks
and food for consumption at home in Salem, and not to a preference for shopping at convenience stores. Salem does not
currently have any grocery stores or supermarkets, and a significant proportion of households does not own a car.
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IDENTIFICATION OF KEY COMMERCIAL SECTORS

Identifying these categories of strong consumer demand and proportionally high household expenditure
in Salem and the trade area is a step toward identification of potentially successful types of new
commercial establishments in the study area. The following is a list based on these consumer
preferences and expenditures:

o Restaurant (full-service, take-out, or fast food)

e Fitness/gym facility

e Sports equipment/fan apparel store

e Grocery store (specifically one offering healthy options)

e Salon

o Women'’s apparel store

e  Family-friendly entertainment/recreation

o Affordable housing (potentially as mixed-use property with a commercial component)

Often the most successful strategies - particularly in lower-income areas and low-retail areas that have
not historically attracted consumers from the surrounding regions - is to focus efforts on attracting a
national brand anchor retailer. The development of an anchor retailer can support local businesses by
attracting customers from a wider area, who might then make other purchases nearby (e.g., to buy a cup
of coffee, eat a meal, or visit another retail establishment).

The next section reviews the presence of commercial establishments in the above categories within the
trade area in order to determine (a) where demand for specific goods and services is not currently met
with sufficient supply, and (b) what competition new businesses in the study area might face.

COMMERCIAL VOID ANALYSIS

The discussion of existing businesses in the trade area above identified broad industry sectors
represented by local business establishments. The objective of this section is to identify existing
businesses in the following specific industries in order to determine opportunities for commercial growth
in Salem:

o Restaurant - fast food or full-service

o  Fitness/gym facility

e Sports equipment/fan apparel store

o Grocery store (specifically one offering healthy options)

e Salon

e Women'’s apparel store

e Affordable housing (potentially as mixed-use property with a commercial component)

The areas of potential commercial voids for each type of business are shown on maps on the following
pages that show establishments in Salem’s trade area.

RESTAURANT

There are 49 restaurants (including fast food and takeout) in the trade area, with 11 in Salem, including
fast food/take-out and pizza. Many of the 38 remaining restaurants are in clusters in Pennsville, Penns
Grove, and Woodstown - toward the outer edge of the area of the 15-minute drive-time radius from
Salem and somewhat less likely to be considered direct competition.
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Of the 49 restaurants in the trade area, about half are takeout/delivery or fast food, and 12 are pizza
restaurants. A couple of the most popular restaurant chains identified by Salem and trade area residents
(Applebee’s and Cracker Barrel) are present in the trade area, but many others (Longhorn Steakhouse,
Bob Evans, Waffle House, Buffalo Wild Wings, Red Lobster, Ruby Tuesday, T.G.l. Fridays, and Golden
Corral) are not, suggesting that consumers travel longer distances to these favored restaurants.”

Figure 10: Commercial Void Analysis - Restaurants
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Source: BRS, Inc. analysis of ESRI Business Analyst data

ESRI Business Analyst forecasts show an 8.44% increase in trade area residents’ expenditures at all
types of restaurants between 2025 and 2030, and a 7.34% increase in such expenditures for residents
of Salem. This does not necessarily mean that those expenditures will be made at Salem restaurants, but
the forecasted demand growth is significant. Given the relative lack of full-service dining establishments
in particular in the trade area, there is room for new businesses in the coming years to meet this growing
demand.

FITNESS/GYM FACILITY
There are only two fitness/gym facilities in the trade area, and neither one is located in Salem. The
closest facility (a Planet Fitness) is a seven- or eight-minute drive from Salem in Pennsville, and there is

7 Data from ESRI Business Analyst, derived from the 2022 and 2023 Consumer Expenditure Surveys of the US Bureau of
Labor Statistics.
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also a Jersey Fitness about 14 minutes away in Pennsville. Particularly for residents of the areas east and
southeast of Salem, there are few convenient options.

Figure 11: Commercial Void Analysis - Fitness/Gym Facilities
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Source: BRS, Inc. analysis of ESRI Business Analyst data

Salem residents are currently less likely to exercise at a club than the average American but more likely to
spend one to three hours per week exercising. For those who do visit fitness clubs and gyms, the most
popular is Planet Fitness (which has locations in Wilmington/New Castle, DE and in Pennsville, and
another just outside the area in Bridgeton that is temporarily closed in 2026). Residents of the trade area
are also more likely than the average American to spend one to three hours per week exercising, with
about an even likelihood of working out at home or in a fitness club. The preferred facility is a YMCA,
although there are none in the trade area. The closest is located in New Castle, DE, northwest of the trade
area. The scarcity of facilities in the trade area combined with consumer demand suggests potential for a
new fitness facility in Salem.

SPORTS EQUIPMENT/FAN APPAREL STORE
There are no sporting goods or fan apparel stores in the trade area. Outside the trade area, there are a
few options in Wilmington, DE and a bicycle and bicycle supply store in Pilesgrove.
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Figure 12: Commercial Void Analysis - Sports Equipment and/or Fan Apparel
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Source: BRS, Inc. analysis of ESRI Business Analyst data

Trade area residents spent an estimated $3,824,028 on stores selling sporting goods, hobbies, and
musical instruments in 2025 - a level about on par with the American average. Given Salem and trade
area residents’ strong interest in professional (particularly NFL, NBA, and wrestling) and college sports
teams, there is potential for a store that sells these items, but because of overall low consumer
expenditures on clothing, a store that sells sports equipment/sporting goods as well could be more
profitable in this location.

GROCERY STORE

Demand for a grocery store is well established in Salem, a New Jersey Economic Development Authority-
designated food desert. A study completed in 2025 discussed consumer demand, expenditures, and
existing grocery stores in the trade area in detail and is available at the following link:

https://brsinc.com/wp-content/uploads/2025/05/Salem-Food-Security-Study 7-May-2025_Final.pdf

Not including convenience stores, there are six supermarkets and grocery stores in Salem’s trade area -
with the closest in Pennsuville.
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Figure 13: Commercial Void Analysis — Grocery Stores
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Convenience stores in Salem sell a small variety of food items - rarely fresh or nutritious, and few items
that meet dietary needs highlighted above. In addition, the Walmart in Pennsville (not included on the
map) has a limited selection of food items, but it is not a Walmart Supercenter that has a full selection of
groceries such as produce, meat, and dairy. Dollar stores in the area also offer a limited range of foods,
but the development of a full grocery store has consistently been a top priority for Salem residents after
the local store closed ten years ago.

SALON

Salem currently has no hair salons, barber shops, or nail salons. The closest hair salon is 2.1 miles away,
and the nearest nail salon is 3.7 miles away. There are a total of 22 hair and nail salons in trade area,
with several options in Pennsville and Woodstown.

Demand for personal services such as salons is mixed. Trade area residents show about average demand
for barber/salon services, while demand among Salem residents is very low: Salem residents do not tend
to spend much on salon/barber services, but this may be at least partly because there are few options in
the near vicinity. Both Salem and trade area residents tend to use budget-friendly salon/barber services
and are unlikely to spend more than $100 on these services in any six-month period. Salem residents,
however, exhibit stronger demand for nail salon services.
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Figure 14: Commercial Void Analysis - Salons
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Source: BRS, Inc. analysis of ESRI Business Analyst data

Trade area households spend on average $914 per year on personal care products and services of all
types, and although Salem households spend significantly less ($541 per year on average), the lack of
service options in Salem means that residents travel to other municipalities to spend this money.8

WOMEN’S APPAREL STORE

Trade area residents spent an estimated $8,692,037 total on women’s apparel in 2025, and demand is
forecast to grow about 8.5% by 2030.8 Consumer demand is also stronger among Salem residents than
the US average, with over half of all households reporting that they had purchased women’s apparel in
the previous six months.

There are currently only two retail stores specializing in women’s apparel in the trade area - one in Salem
and one just north in Pennsville. However, it should also be noted that the Walmart in Pennsville sells
apparel of all kinds. For a wider selection, residents of the trade area travel longer distances to larger
population centers and malls.

8 Data from ESRI Business Analyst, derived from the 2022 and 2023 Consumer Expenditure Surveys of the US Bureau of
Labor Statistics.
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Figure 15: Commercial Void Analysis - Women’s Apparel Stores
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Source: BRS, Inc. analysis of ESRI Business Analyst data

Because demand for watches and jewelry is also higher in Salem than the US average, a store that sells
women’s apparel (or a broader range of apparel), watches, and jewelry may be able to capture additional
consumer demand.

FAMILY-FRIENDLY ENTERTAINMENT

In order to generate a map of potential competitor businesses and identify commercial gaps, this study
examined arcades, theaters, indoor active recreation (e.g., bowling, trampoline parks, laser tag, obstacle
course gyms, climbing walls, and batting cages), arts & craft or music studios, and board game cafés. A
hybrid business that offers food, an arcade, and space for birthday parties can be one way to access
multiple consumer bases and markets.
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Figure 16: Commercial Void Analysis - Family-Friendly Entertainment
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There are no competing businesses in the trade area, and the only related business type is the
Mannington Music School. Figure 15 shows the wider geography outside the trade area, where there are
a few family-friendly entertainment and recreation businesses - the closest of which is a bowling alley in
Pilesgrove.

Considering very limited trade-area competition and a high proportion of children and families, a
reasonably priced option in Salem could attract consumers from a fairly wide area. Further market
research would be needed to narrow down the specific types of recreation businesses that could be
feasible and best meet consumer demand.

HOUSING

According to 2023 US Census data, there are 2,889 housing units in Salem City, including 2,216
occupied and 673 vacant units. Far more Salem residents rent their homes (65%) than own them (35%).
Total housing units include single-family detached, single-family attached (townhouses), multifamily
dwellings, and a small number of mobile homes. The largest proportion of the city’s housing stock is
multifamily housing (40%), followed by single-family detached (34.5%) and single-family attached (22%)
units. The housing stock is old, with 72% of housing units built before 1960 and less than 5% built in the
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last 25 years. Maintenance and safety issues in the aging housing stock - rather than any declining
demand for housing - contribute to the city’s high vacancy rate.

Table 5: Housing Units by Type in Salem

Unit Type Units Percent Figure 17: Housing Occupancy
1-unit, detached 997 34.5% Renter —

1-unit, attached 636 22.0% Occupied

2 units 293 10.1%

3 or 4 units 447 15.5%

5 to 9 units 141 4.9%

10 to 19 units 274 9.5% Owner
20 or more units 88 3.0% Ocoupied
Mobile home 13 0.4%

Total 2,889 100%

Source: US Census ACS 2023 5-year estimates

As a result of Salem’s majority rental population and low income levels, a large part of the city’s rental
housing is either subsidized public housing or subsidized through housing vouchers:

Table 6: Subsidized Rental Housing in Salem

Project Program Number of units
Harvest Point= USDA Section 515 260
Westside Court Public Housing 76
Anderson Drive Public Housing 80
Carpenter Street Low Income Tax Credit 103
Salem Senior Village Low Income Tax Credit 64
Broadway Towers Public Housing (Senior) 24

All subsidized housing projects 607
Housing Choice Vouchers 200**
Total Subsidized Housing 807**

*Includes Whispering Waters

**Since vouchers are often used by tenants in subsidized rental housing projects, particularly in Low Income Tax Credit
projects, the actual total of subsidized households will be less than 807.

Source: City of Salem Municipal Self-Assessment Report, November 2024

Recent housing trends suggest a need for additional housing - and particularly a need for affordable
housing. Vacant housing units have declined by 4% in the past four years, while renter-occupied units
have increased by 17% and owner-occupied units have increased by 22%. The average household is
slightly larger than it was in 2010, and median household income has risen steadily - albeit to a level
that is less than half the amount in Salem County overall. While per capita income has increased
significantly in recent years, 25% of city residents (and 16% of families) still live in poverty.

Table 7: Housing Trends in Salem

Indicator 2010 2020 2024

Housing Characteristics

Total housing units 2,713 2,730 3,073
Owner-occupied housing units 818 679 829
Renter-occupied housing units 1,320 1,332 1,557
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Vacant housing units 575 719 687

Percent owner-occupied 38.3% 31.8% 34.7%
Percent renter-occupied 61.7% 68.2% 65.3%
Population Characteristics

Average household size 2.36 2.52 2.48
Per capita income $17,733 $16,719 $26,130
Median household income $25,682 $33,191 $38,721
Individuals below poverty level 1,462 1,969 1,320
Families below poverty level 305 407 184

Source: US Census ACS 2010, 2020, and 2024 5-year estimates

Trade area households are slightly smaller and significantly wealthier, and homeownership rates are
higher. The vast majority of housing units are single-family detached homes, but almost a third of housing
units (3,485) are occupied by renters, and there are over 2,600 multifamily housing units in the trade
area. Median rent in the trade area is $966 - compared to $828 in the City of Salem.®

Table 8: Housing Units by Type in the Trade Area

Unit Type Units Percent
1-unit, detached 9,266 70.3%
1-unit, attached 808 6.1%
2 units 485 3.7%
3 or 4 units 627 4.8%
5 to 9 units 356 2.7%
10 to 19 units 515 3.9%
20 or more units 163 1.2%
Mobile home 495 3.8%
Total 13,186 100%

Source: US Census ACS 2023 5-year estimates; ESRI Business Analyst

It is not surprising given Salem’s growing population and aging housing stock that city planning
documents have highlighted a need for new housing. The Salem City Master Plan Reexamination (2012)
and Salem County Economic Development Strategic Plan (2014) called for rehabilitation of the city’s
housing stock (where appropriate) and construction of new housing developments. Stand Up for Salem’s
Center of Salem Neighborhood Plan (2022) specifically highlighted the need for additional affordable
housing. In 2023, A Housing Strategy for the City of Salem, New Jersey emphasized the importance of
both building homeownership among residents and improving the quality of the city’s rental housing
stock.

Figure 18 below shows the location of multifamily housing in the trade area, with clusters in Salem,
Woodstown, Pennsville, Carney’s Point, and Bridgeton.

9 Median contract rent excludes utilities and extra fees. Median gross rent (including utilities and extra fees) is $1,130 in the
trade area and $992 in the City of Salem. US ACS 2023 5-year estimates.
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Figure 18: Commercial Void Analysis - Multifamily Housing
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There are 785 multifamily housing units in Salem, of which 512 units are designated as affordable, rent
restricted, or subsidized housing. In the trade area (plus a 10-minute drive), there are 2,837 units
designated as affordable, rent restricted, or subsidized. One of the principal benefits of residential
development in the downtown is that it increases the customer base for all of the other commercial uses
identified in this market analysis. This is sometimes used as a justification for preferring market rate
housing over affordable housing, to get a perceived higher level of customers living in the community.
However, However, there are now numerous studies that have shown that affordable housing
development has a strong impact on revitalizing low-income communities.10 11

10 Diamond, Rebecca and Tim McQuade. “Who Wants Affordable Housing in their Backyard? Any Equilibrium
Analysis of Low-Income Property Development.” Journal of Political Economy, Volume 127, Number 3, June
2019. https://doi.org/10.1086/701354

11 Calabrese, Taylor, et al. “The Impacts of Affordable Housing, a Literature Review.” Weber State University
Center for Engaged Learning. 2021. https://www.webercountyutah.gov/Housing-
Authority/documents/The%20Impacts%200f%20Affordable%20Housing%20A%20Literature%20Review.pdf
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Part 5 of this Area-Wide Plan - the Commercial Real Estate Analysis - will provide more detail on
commercial housing demand in Salem and its trade area.

CONCLUSION

This market analysis demonstrates that while Salem faces significant economic challenges, there are clear
opportunities for strategic redevelopment that responds to local needs, city planning objectives, and
regional consumer demand. Analysis of demographic trends, consumer spending patterns, and the
existing supply of businesses in the trade area suggests that certain types of commercial establishments -
such as restaurants, fitness facilities, and small retail or personal service businesses - are feasible for this
market. At the same time, the city’s relatively small population, low household incomes, and limited
consumer spending capacity indicate that large-scale single-use commercial development may be difficult
to sustain without drawing from the broader regional market of the trade area.

Among the potential redevelopment options considered, housing - particularly in a mixed-use environment
- appears to offer the strongest alignment with both city planning priorities and market conditions.
Salem’s housing stock is aging, vacancy rates are high, and demand for affordable, well-maintained
housing continues to grow as population trends stabilize. A redevelopment strategy that incorporates
mixed-use buildings with ground-floor commercial space and multifamily residential units above could
address multiple community needs simultaneously by expanding the local housing supply, creating
opportunities for small neighborhood-serving businesses, and increasing pedestrian activity and economic
vitality in the downtown area. Such development would also align with broader planning goals that
emphasize revitalization of underutilized properties and strengthening of the city’'s commercial core.

The following sections of this study build upon the findings of this market analysis. The Economic Impact
Analysis examines the potential effects of redevelopment on employment, income generation, and local
economic activity in Salem and the surrounding area. This is followed by a Commercial Real Estate
Analysis, which evaluates current market conditions, development feasibility, and potential absorption of
commercial and residential space. Together, these analyses provide a more detailed assessment of the
redevelopment scenarios most likely to support long-term economic growth and community revitalization
in the City of Salem.
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