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Project
Goals

Plan for the revitalization of
targeted brownfield sites

Prioritize actions for
revitalization

Place that revitalization in
the context of an overall
vision for the area

Meet the requirements of
the EPA Brownfields
Multipurpose Grant




What is the area that is being studied?




Brownfield Sites -

McCarthy’s Bar — 188-190 Griffith
St

 Former Machine Shop - 43 Ward St

e I S , + Salem Coal Gas - 15 5t St and
- Sunbeamiy ¥ [ y: . <
Publishingf I e = ] T Howell St

« Hetty Reckless Center/Former

Hatty Reckless}

Lty Reckiog . =/ /=L »  Sunoco - 116 West Broadway

« 115 5t St

« Sunbeam Building - 93-107 Fifth St




Salem Zoning Districts

l C-1 Retail Commercial
|

|

C-2 General Commercial ~
M-1 Light Manufacturing 1
I
I
y

Block 13
« Salem Zoning Ordinance
« C-1 Commercial Zoning
« Allows:
« Residential (most types)
» Retall
« Restaurant, Bakery
« Laundromat
« Theater or Recreation
* Newspaper or Publishing
« Other Similar Uses

M-2 General Manufacturing
R-1 Residence
~ R-2 Residence
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Salem Zoning Districts . : o
| C-1 Retail Commercial ~ ‘
C-2 General Commercial - —
[

M-1 Light Manufacturing

- Zoning

Block 5 and Block 12, lots 1, 2, 3, and 16
« Waterfront Redevelopment Area
 Mixed-Use Transition Zone
* Allows:

« Residential (most types)

« Retail, Financial, Personal

Services

 Health and Fitness Clubs

 Restaurants, Bars, Hotels,
Theaters, Banquet Halls,
Nightclubs
Automobile Oriented Businesses,
excluding Gas Stations
Repair/Machine/Print Shops
Community Uses (Community
Center, Library, Museum)
« Educational or Research

institutions

M-2 General Manufacturing
R-1 Residence

R-2 Residence

RL-C Residence-Limited Commercial




Flood Risk

Blue - 1% Annual Chance of
-lood

Purple — 1% Annual Chance
of Flood Given 3 Feet of Sea
_evel Rise




Why a Market

Analysis?

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
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Salem’s
trade area

The area within a 15-minute

arri 1l .
L Harrisonville Oakland -

driving distance from Salem -
This is the area from which

Ty - -,

Salem businesses’ consumer Snlckson "L' 2

base is most likely to originate £ FQY o Alloway ;
Population of 27,532 is
significantly older and wealthier
than Salem’s population | ook oo

Most of the trade area (
population lives in Pennsville . ™y, -
Township, Alloway Township, |
and the City of Salem, but the "
trade area includes rural areas

\ Hagerville g

Seelay

Mad Horse



Salem has challenges:

« City of Salem has experienced
decades of economic and
population decline that have left
behind vacant properties,
underutilized land, and limited
commercial services

« The largest proportion of the
resident population has annual
income of less than $15,000

Household income, 2025

<$15,000

$15,000 - $24,999

$25,000 - $34,999
$35,000 - $49,999
=1 $50000- $74999

$75,000 - $99,999
$100,000 - $149,999
$150,000 - $199,999

$200,000+

m City of Salem = Trade Area




And It has assets:

Historic downtown

Strategic location within a regional
trade area

County seat

Population with a strong sense of
community

Much of the study area is outside of
the flood zone

Higher incomes in surrounding trade
area = higher consumer spending,
potentially benefitting Salem
businesses
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Key demographic indicators:

B = =< Z

Salem
Population 5,340
Population growth rate (2010-23) +3.8%
% of population under 18 31%
% of population over 65 16%
Population 16-64 57%

Potential labor force

Trade Area

27,532
+0.5%
20%
22%

60%



' Key housing
INndicators:

Salem | Trade Area
_ Owner occupied 26.5% 60.8%
= @ = | Renter occupied 59.1% 29.3%
| Vacant 14.4% 9.9%
Built before 1960 72.4% 51.2%
Single-person households 46.5% 34.6%
Households with 4+ people 17.8% 18.4%
Households with children 26.8% 24.6%
Median rent $992 $1,130




Key economic indicators:

Households earning
<$50,000/year

SNAP benefits
Households in poverty
Unemployment rate
Less than HS degree

No vehicle

Salem

61.9%
33.3%
28.0%
11.7%
19.4%
28.3%

Trade Area

33.4%
13.1%

12.9%
7.4%

8.8%

9.4%

$90,000
$80,000
$70,000
$60,000
$50,000
$40,000
$30,000
$20,000
$10,000

$0

Income levels, 2025

m Salem mTrade Area

$82,848

$42,475

$39,168

$22,786

Median household
income

Per capita income



Business and employment: Salem

Economy dominated by businesses in:

#1 Public Administration

#2 Services (other than public administration)
#3 Retail Trade

Salem businesses that employ the greatest numbers of workers are:
#1 Educational services

#2 Public administration

#3 Finance/insurance and Healthcare/social assistance

Top occupations: Healthcare Support, Production, Protective Services (security, police, etc.), Building
Maintenance, and Transportation




Business and employment: Trade Area

Economy dominated by businesses in:

#1 Services (other than public administration)
#2 Retail Trade

#3 Healthcare and Social Assistance

Salem businesses that employ the greatest numbers of workers are:
#1 Retail Trade

#2 Healthcare and Social Assistance

#3 Educational Services

Top occupations: Production, Protective Services (security, police, etc.), Office/Administrative
Support, Transportation, Healthcare, Construction, Social Service Support




Key consumer demand indicators:

Annual household expenditures

TOp CategOI’IeS Of hOUSGhOld m Salem m Trade Area
expenditure are: S0 $10000  $20000  $30,000
Housing
* Housing Food I
Transportation
¢ FOOd Health Care
o : Entertainment and Recreation [llem
Transportation iy
Household Furnish & Equip =
Household Operations B
Apparel and Services s
Education e

Personal Care Products &... k
Housekeeping Supplies k&



Trade Area: Total retall demand

0% 2% 4% 6% 8% 10% 12% 14% 16% 18% 20%
Food & Beverage Stores
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
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Retall demand
highlights

« Jewelry & watches

« Sports/recreation equipment
 Active recreation

 Nail salon services

« Vitamins & nutritional supplements
 Veterinary services & pet supplies
* Fitness center/gym membership

» Hair salon services

What is in demand in
Salem and its trade
area?

« Women’s apparel

 Restaurants/fast food/takeout

» Sports & music entertainment

« Goods & services that support health




Commercial

void analysis

What (and where) is
the competition, and
IS there enough
demand to support a
new business?
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Areas of
commercial
opportunity

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

Fitness/gym facility

Sports equipment and fan apparel
store

Grocery store (specifically one
offering healthy options)

Salon/barber shop
Women’s apparel store

Family-friendly
entertainment/recreation

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




Economic
Impact analysis

What are the potential
effects of

redevelopment on
employment, income
generation, and local
economic activity?
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Estimated new business
output

Estimated amount of annual output generated for each of the commercial uses
Restaurant $500,000
Gym/Fitness Facility $400,000
Retail Establishment $460,000
Neighborhood personal services $200,000
Family-friendly Recreation/Entertainment $240,000
Multifamily rental housing (20 new units)* $120,000

*Apartment leasing; does not include initial construction/renovation of apartments




Direct and secondary economic impacts

E———

New businesses

hire new Businesses in the

workers, who supply chain Workers spend
earn income and  jncrease output,  their income in
produce new jobs, worker various ways in
output wages the local

economy



Business output

l.e., contribution to Salem County gross domestic product

$0 $50,000 $100,000 $150,000 $200,000 $250,000 $300,000 $350,000

Restaurant | ——
Gym/Fitness facility
Retail

Personal care services

Family recreation

Leasing of multifamily housing



Jobs created and impact on incomes

Total new jobs supported and total new income

Number of

jobs

9.0
8.0
7.0
6.0
5.0
4.0
3.0
2.0
1.0
0.0

New income

m New jobs

Restaurant

Gym/Fitness

Retail

Personal Care
Services

Family Recreation

Leasing of
multifamily
housing

Total worker
compensation

$180,000
$160,000
$140,000
$120,000
$100,000
$80,000
$60,000
$40,000
$20,000
$0



But are they jobs that pay well?

Average employee compensation by business type

$120,000

$100,000

$80,000

$60,000

$40,000
$20,000 I

$0

Restaurant Fitness Club/Gym Retail (aggregate) Personal Care Services Family Leasing of Multifamily
Recreation/Entertainment Housing

(agg.)



New local taxes
generated

$50,000
$45,000
$40,000
$35,000
$30,000
$25,000
$20,000
$15,000
$10,000

$5,000

$0

Restaurant Gym/Fitness

Retail

Personal
Care
Services

Family
Recreation

Leasing of
multifamily
housing




One-time economic impact of

apartment construction

New jobs supported 14.9
New labor income $1,535,229
Contribution to county GDP $2,321,508
New county and sub-county taxes $86,716
Direct and secondary economic output $3,859,843
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Total economic impact of area redevelopment

=
__

Year 1 Economic Impact

Jobs created: 37

= New income: $2.2 mn

Al

Contribution to local GDP: $3.4 mn

County & sub-county taxes: $196,353

Annual Economic Impact

=== Jobs created: 20

3 New income: $686,791

iil Contribution to local GDP: $1.16 mn
County & sub-county taxes: $138,452
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/. . estate analysis

D& ;ﬁ Evaluates current market

conditions, development
feasibility, and potential
absorption of commercial
and residential space



Analysis of existing
commercial space

« Examines retail, multi-family housing,
office, and flex space markets within
Salem’s trade area

« Evaluates supply, demand, vacancy,
and pricing trends across these
sectors to better understand current
market conditions and potential
opportunities for investment and
development

Retail commercial space in
Salem’s trade area

snnsville Em :

pwnship Woodstown

:

%

Stow Creek
STOW CREPR

LANHINF.Q ROADSTOW



Key takeaways:

Retail

Retail market conditions vary by property but are
generally stable. Although the overall retalil
vacancy rate in the trade area is relatively high, this
is largely driven by one underperforming shopping
center in Pennsville. Excluding this property, most
retail space in the trade area — particularly in the
City of Salem —has very low vacancy and stable
occupancy.




. : Key takeaways:
=B R BRR S R DB Multifamily
housing

The multi-family housing market
shows steady demand and
balanced conditions. \Vacancy
rates remain near 5 percent,
which is generally considered a
healthy level for rental housing

: Lok 1 markets. Rents have increased
, } E AER R . A TR modestly in recent years and are

expected to continue rising
gradually, reflecting stable
demand for rental housing.
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Key
takeaways:
Office space

Office space is limited and
largely occupied. The trade
area’s office market has
extremely low vacancy - well
below regional averages -
indicating strong demand for
the relatively small supply of
office space. Asking rents have
gradually increased and are
expected to continue rising.




Key
takeaways:
Flex space

Flex space is a small but fully
utilized segment of the market. Only
four flex properties exist in the trade
area, and all are currently occupied.
Asking rents for flex space have
increased significantly over the past
decade, suggesting stable demand
despite the limited size of the market.
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Time for Discussion!

Michael Kolber
Director of Planning
BRS, inc.
mkolber@brsinc.com
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