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FORM NP-1, page 1:  Cover Page for Submission of a Neighborhood Plan 
 
 
 

Neighborhood:  ____________________________________ Legislative District:  ______________________________________

Eligible Municipality:  _________________________________ Mayor:  ________________________________________________

  

Name of Nonprofit Organization Applying:  

Name and Title of CEO/Executive Director:  

Address:  

City:  State:  Zip Code:  

Charity Registration Number:  __________________ 

  

Contact Person:  

Contact Person’s Address:   

Phone:  Fax:  E-Mail:  
 
What is the time period for this Neighborhood Plan? _______________________ 
 (The time period must be at least 2 years, and no more than 10 years) 
 
Did you partner with another organization to develop the Neighborhood Plan?     Yes (complete page 2) 

  No 
 

 
Corporate Sponsor (If applicable):  Provide information on the corporation that has committed its support to the 
Nonprofit organization.  Must be incorporated in the State of NJ. 

Company Name:  

Address:  

Contact Person (including title):  

Phone:  Fax:  E-Mail:  
  

 
 
Certification: To the best of my knowledge and belief, the data in this application are true and correct.  
The governing body of the applicant has duly authorized the document. 
 
  
Name   Title 
  
  
Signature of Board Chairperson Date 
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Section 2:  Executive Summary 
 
Overview of the Center of Salem Neighborhood Plan 
 
The City of Salem, New Jersey has received several grants in the past that have greatly improved 
many areas of the City; however, this Plan is intended to directly benefit the Center of Salem 
Neighborhood, from Oak to Olive Streets.  The desired outcomes of this planning effort are 
guided by a set of goals that speak directly to the issues and concerns identified by 
Neighborhood residents, and include improving the condition of housing, revitalizing the local 
economy, improving the accessibility and organization of community and recreation facilities, 
improving the quality of public spaces and infrastructure, and improving social conditions.  
 
The key outcomes of the plan comprise improving the Neighborhood’s overall appearance, 
stabilizing homeownership rates, decreasing the rate of housing and commercial vacancies, and 
establishing a stable economic framework that generates employment and encourages 
redevelopment.  The actions, strategies, timeframes and funding sources identified to achieve 
these goals will be used to guide Stand Up for Salem/Salem Main Street, the corporate sponsor 
and the City of Salem in implementing the Plan. 
 
Description of Stand Up for Salem/Salem Main Street 
 
Stand Up For Salem (SUFS) was incorporated in 1988 as a not-for-profit development 
corporation for the purpose of improving the City of Salem.   Charles Petersen, a local resident, 
and John B. Campbell, a local businessman, inspired and initiated the program in response to a 
perceived economic downturn in the City.  A task force of 29 local leaders initiated six major goals 
for the program:   
 

1. Improve housing and housing opportunities 
2. Expand employment opportunities 
3. Improve business opportunities 
4. Reduce social problems that impair individual and community advancement 
5. Enhance community appearance, amenities and activities 
6. Improve Salem’s image in the region and at home.   

 
Major accomplishments of the organization during the initial years included fundraising and 
construction of the “Greater Salem Community Center” now known as the John B. Campbell 
Family and Fitness Center; the development of Fenwick Plaza, a half-block retail and commercial 
center still owned and operated by Mannington Mills Inc.; and the development of  three 
“Welcome to Salem” signs.  Due to internal organizational issues, Stand Up For Salem became 
inactive in the early 1990’s; however, in 1999, the incorporated agency was utilized by the City of 
Salem and local volunteers as the vehicle for obtaining the designation of a New Jersey Main 
Street Program from the State of New Jersey.  Stand Up For Salem was thus reborn as the 
Salem Main Street Program - a comprehensive downtown revitalization program modeled after 
the National Main Street Approach developed by the National Trust for Historic Preservation in 
1980.  The mission of Salem Main Street is to “Stimulate business opportunity, historic 
preservation and community growth through economic restructuring, promotion, design and 
organization.”  Salem Main Street follows the national four-point approach to downtown 
development, reflected by its four working committees:  Design, Promotion, Economic 
Restructuring and Organization.   
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In recognition of a need for real estate development for the central business district of Salem, 
SUFS partnered with the City of Salem to develop a Main Street Redevelopment Plan, with SUFS 
identified as the developer.  Implementation of this plan to-date has included the following: 

 
• The 37,000 SF Finlaw Office Building  
• The 64-unit, age-restricted Salem Senior Village 
• Hires Avenue, the new service street behind Broadway 
• Pedestrian-friendly streetscape enhancements on Broadway between Chestnut and 

Walnut Streets 
• The 280-space Walnut Street Parking Garage   
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Section 3:  Neighborhood Description and Statement of Need 
 
Neighborhood Description 
 
The Center of Salem Neighborhood is located in the City of Salem, in Salem County, New Jersey.  
The neighborhood is bounded by Broadway (NJ Route 49) to the north, Grieves Parkway to the 
south, Olive Street to the east and Oak Street to the west.  New Market Street, running 
north/south, is generally located in the center of the neighborhood, and parallels two other major 
north/south neighborhood connections; Walnut Street to the east and Chestnut Street to the west.  
The neighborhood’s only internal east/west connection is Wesley Street.  Census Tracts 221 and 
220 comprise the Center of Salem Neighborhood.  Surrounding jurisdictions include Mannington, 
to the northeast, Quinton, to the southeast, and Elsinboro, to the southwest.  Fenwick Creek 
borders the City of Salem to the north, northeast, and northwest.  Maps of the City can be found 
in the appendix.  The Neighborhood covers an area of approximately 0.20 mi2 and has a 
perimeter of little less than two miles. 
 
According to the 2000 U.S. Census, the Center of Salem Neighborhood comprises portions of 
two different Census Tracts.  The western portion of the neighborhood, from New Market to Oak 
Streets, falls within Census Tract 221 (Block Group 1), Blocks 1000, 1001, 1015-1020 and 1023.  
The eastern portion of the neighborhood, from New Market to Olive Streets, falls within Census 
Tract 220 (Block Group 1), Blocks 1010-1019, and approximately half of Block 1020.  
Approximately 41 percent of the residential population of Census Tract 220 (Block Group 1) lives 
within the Neighborhood, while approximately 24 percent of the residential population of Census 
Tract 221 (Block Group 1) lives within the Neighborhood.   
 
As of the 2000 Census, the Blocks of Census Tracts 221 and 220 that comprise the 
Neighborhood contain a total of 1,251 people and 314 families.  Approximately eight percent of 
the population is 65 years of age or older, and approximately 24 percent of the Neighborhood’s 
population is under the age of 18.  As of 2000, there were a total of 579 housing units, of which 
approximately 191 were owner-occupied, 275 were renter-occupied, and 113 were vacant.   
 
Need for Neighborhood Revitalization 
 
The City of Salem has suffered from a decline in population for approximately two decades. 
Between the years 1990 and 2000, the City’s population decreased by approximately 15 percent, 
from 6,883 to 5,857 people.  It is estimated that the City’s population in 2008 was 5,661, 
indicating an approximate decline in population of almost 18 percent over 18 years.  It appears as 
though the decline in population has remained at a rate of approximately one percent per year.   
 
In 2000, Pennrose Properties was invited by the Salem City Council to review potential 
development opportunities in the City.  The outcome was a redevelopment plan which included 
the rehabilitation of historic homes and creation of affordable apartments in the Hedge Carpenter 
Thompson Neighborhood, called the Salem Historic Homes project.  At the time development 
was initiated, the six blocks that comprised the Hedge Carpenter Thompson Neighborhood were 
characterized by littered, vacant, abandoned and burned homes, and the City of Salem ranked 
the 10th lowest in per-capita income in the state of New Jersey.  By 2003, the Hedge Carpenter 
Thompson Neighborhood was listed on the National Register of Historic Places, and offered 76 
historically-renovated, energy-efficient homes and 28 new, affordable, energy-efficient 
apartments.  The Salem Historic Homes project was funded by a series of investment tax credits, 
historic tax credits, federal grants and state grants, and earned the 2004 New Jersey Future 
Smart Growth Award and the 2006 National Housing and Rehabilitation J. Timothy Anderson 
Award for Excellence in Historic Rehabilitation: Best Scattered Site Development.   
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Recent improvements to the City’s downtown, located at the intersection of Broadway and Market 
Street, have included the restoration of several historic structures, the construction of a parking 
deck and elderly housing community, and the transfer of state offices to a new, in-town office 
complex. Although partially located within the Center of Salem Neighborhood, these 
improvements to the downtown have not directly benefited Neighborhood residents in terms of 
job growth, retail or commercial opportunities.  However, the adjacency of the Neighborhood to 
the downtown is considered an asset.  Many Salem residents perceive that, in order for proposed 
City improvements to be successful, the percentage of homeownership must be higher, the City 
must attract more businesses and generate more employment, housing must be affordable, 
accessible public transportation must be provided and public safety must be a priority.   
 
Housing 
 
The majority of the Center of Salem Neighborhood is residential; however, the northern edge of 
the planning area runs along Broadway, which is considered part of Salem’s downtown core.  
Retail and commercial uses are located primarily along Broadway, but extend as far south as 
Carpenter and Beldin Streets.  Of the 2,867 housing units in the City of Salem, 579, or 20 
percent, are located within the Center of Salem Neighborhood.  The majority of housing in the 
planning area is single-family detached, although some single-family homes have been divided 
into separate apartment units.  Although most residents find that the current housing stock is fairly 
affordable, approximately only 33 percent of homes in the Neighborhood are owner-occupied, 
while 47 percent are renter-occupied and 20 percent are vacant.  
 
In June of 2010, Stand Up for Salem administered a building conditions survey of approximately 
372 properties in the Center of Salem Neighborhood.  Approximately 30 percent of these 
properties were rated as being in “excellent” condition, 40 percent were rated as being in “good” 
condition, 19 percent were rated as being in “fair” condition and seven percent were rated as 
being in “poor” condition.  Of the properties rated “excellent,” six were vacant, of the properties 
rated “good,” 39 were vacant, of the properties rated “fair,” 28 were vacant, and of the properties 
rated “poor,” 18 were vacant.  Using a combination of tax information from April 2010 and 
observatory data from the building conditions survey, approximately 103 properties, or 27 percent 
of the properties surveyed, were considered to be vacant. 
 
Under the State of New Jersey Housing and Mortgage Finance Agency, the entire City of Salem 
is designated as a Smart Growth Area and CHOICE Municipality, and the Center of Salem 
Neighborhood falls within a designated Urban Target Area.  As a State of New Jersey Housing 
and Mortgage Finance Agency-designated Smart Growth Area, Salem has been identified for 
growth as a result of a petition for Plan Endorsement approved by the State Planning 
Commission.  As a State of New Jersey Housing and Mortgage Finance Agency-designated 
CHOICE Municipality, the City is eligible for financing from the Agency for the development of 
newly constructed and substantially rehabilitated homeownership (owner-occupied primary 
residence) housing. The program features below-market interest rate construction loans and 
construction subsidy funding for developers, and favorable end-loan financing for eligible 
homebuyers.  As a State of New Jersey Housing and Mortgage Finance Agency and HUD-
designated Urban Target Area, the Neighborhood comprises census tracts in which at least 70% 
of the families have incomes that are 80% or less than the statewide median family income. This 
program offers a below-market, fixed interest rate for home buyers. 
 
Feedback from the public forum indicated that many residents who currently rent housing in 
Salem would like to own their homes, but lack the funds necessary to make essential home 
improvements.  Residents at the forum expressed concern over the lack of responsibility and 
initiative taken by their absentee landlords to make these improvements, as well as the efforts of 
these landlords to avert such duties and responsibilities, which include offering their tenants the 
option of purchasing their rental units.   
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Due to the lack of obligatory housing maintenance on the part of absentee landlords, and the 
number of homeowners who lack the funds necessary to make basic home improvements, 
approximately seven percent of the total number of homes in the Center of Salem Neighborhood 
appear to be in various states of disrepair, based on the June 2010 building conditions survey. 
 
Economic Development 
 
Using a percentage of 2000 Census Tract information for Tracts 220 and 221, approximately 430 
residents of the Neighborhood are employed, and approximately 60 residents of the 
Neighborhood are unemployed.  The median household income of Census Tract 220 (Block 
Group 1) is $19,818, and approximately 28 percent of residents within that Census Tract have 
incomes that qualify them as living below the poverty line.  The median household income of 
Census Tract 221 (Block Group 1) is $35,915, and approximately 23 percent of residents within 
that Tract have incomes below the poverty line.   
 
Community Insights’ 2008 retail inventory for the City of Salem found that, within a quarter mile of 
Broadway and Market Street, there is a large demand for neighborhood retail and everyday 
commerce that is not being met.  The study found that, of the 59 retail storefront properties on 
Broadway between 5th and 9th Streets, 19 were vacant and ten were occupied by non-retail uses.  
The remaining uses on Broadway suffer from the corridor’s inconsistent appearance; however, 
the strengths of existing development along this corridor include the historic character of its 
buildings, the sidewalks, and the available parking. 
 
Recreation and Community Facilities 
 
The John B. Campbell Family Fitness Center, Salem High School (9th to 12th grades), Salem 
Middle School (3rd to 8th grades), John Fenwick Elementary School (kindergarten to 2nd grades), 
the Salem County Community College and the Salem Senior Village are all located within the 
planning area boundaries.  The senior living center is located on Broadway, while the fitness 
center and schools are located south of Smith Street and north of Grieves Parkway.  Athletic 
fields that serve the neighborhood include the high school football field, which abuts the southern 
edge of Smith Street, and two large baseball fields, which are located at the corner of Oak Street 
and Grieves Parkway.  Although the Neighborhood is surrounded by programmed open space 
and recreational facilities, public feedback identified that the community needs to market safe, 
programmed activities toward youth in the neighborhood.   
 
Infrastructure/Public Spaces 
 
Although the condition of housing in the Neighborhood has deteriorated over the years, the 
sidewalk framework and general walkability of the community are tremendous assets.  The 
historic sidewalks and lighting along Broadway are fairly well-maintained, as is the new extension 
of, and streetscape improvements along, Hires Avenue.   
 
Social Issues 
 
Frequently acknowledged at the public forum was the lack of adult supervision of children and 
teens, which has led to a growing number of youth engaging in drug and criminal activities.  
Residents discussed several potential solutions for this issue, which included increased police 
visibility and involvement in the community, and the development, outreach and marketing of 
structured and organized activities for youth.  Residents also discussed the possibility of 
establishing a Boys & Girls Club or a Big Brothers/Big Sisters program to help engage youth in 
safe activities in a controlled environment. 
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Section 4:  Vision Statement 
 
Vision Statement 
 
We would like to see our neighborhood become a clean, safe, attractive and affordable 
place to live with accessible recreational and employment opportunities for all.   
 
Goals, Outcomes, Strategies and Actions 
 
Goal 1: Improve the condition of housing. 
Goal 2: Revitalize the local economy. 
Goal 3: Improve the accessibility and structure of community and recreation facilities. 
Goal 4: Improve the quality of public spaces and infrastructure. 
Goal 5: Improve social conditions. 
 
The goals of the plan reflect the major areas of need in Salem, as described in Section 3, which 
include housing, economic revitalization, community facilities, public spaces, infrastructure and 
social issues.  The chart within this Section illustrates the outcomes projected to attain these 
goals, the strategies needed to produce the outcomes, and the associated actions to be taken to 
support these strategies.  Additionally, a level of priority is assigned to each activity to guide 
implementation of the plan.  The level of priority was determined on a basis of practicality and 
costs associated with implementation.  For this effort, “Short-term” indicates a timeframe of one to 
two years from the date of plan approval, “Mid-term” a timeframe of three to four years, and 
“Long-term” indicates five or more years. 
 
Overall, it has been found in Salem that incremental implementation is most successful and 
provides the best results.  It is recommended that the maintenance activities, historic 
designations and infrastructure improvements be implemented on an annual, block-by-block 
basis.  It is assumed that, over a period of time, these incremental improvements would 
accumulate and establish large areas of redevelopment in the Neighborhood. 
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Section 4: Description of Projected Outcomes 
 
1) Habitable, safe and attractive homes for renters and owners. 
 
Several different opportunities for homeownership will be made available to both current residents 
who rent and to Neighborhood newcomers.  By increasing the rate of homeownership, vacancy 
rates will decrease and the community will become more stable and attractive to new residents.  
Stricter maintenance standards will hold landlords accountable for improving the conditions of 
rental housing in the Neighborhood and will aid in establishing a seamless transition in 
appearance from owner- to renter-occupied housing.  Additionally, the historic character of the 
community will be better preserved through architecturally-appropriate design guidelines for 
renovations and remodels.  
 
2) Revitalize the local economy. 
 
The City will become a designated Urban Enterprise Zone and begin generating and accruing 
economic benefits.  New neighborhood retail businesses, such as a grocery store, and 
commercial businesses will fill current vacancies along Broadway.  Graduates of the City’s job-
training program will contribute to the educated workforce and, along with other residents, will find 
new employment opportunities within close proximity of the City and Neighborhood. 
 
3) Improve the accessibility and structure of community and recreation facilities. 
 
City residents of all ages will use community facilities, such as the Campbell Center, much more 
frequently than they do currently.  Programmed open spaces, such as the baseball fields, 
basketball court and tennis court, will be improved and maintained for frequent use by students 
after school, and by adult athletic leagues.  Additionally, the Boys and Girls Club program will 
provide opportunities for youth to engage in positive activity.  Neighborhood residents will also 
reap the benefits of their community garden, which will engage and involve residents of all ages 
and backgrounds. 
 
4) Improve the quality of public spaces and infrastructure. 
 
In order to accomplish this outcome, two new Safe Routes to School will be developed for both 
elementary and middle school students to encourage safe pedestrian access between the 
Neighborhood and the schools.  New gateway structures will define the physical boundaries of 
the Neighborhood, as well as provide residents with a sense of identity and place.  Roads, 
sidewalks and yards will be free of litter and debris, which, in addition to a consistent and 
connected sidewalk network, will contribute to an improved pedestrian environment. 
 
5) Improved social conditions. 
 
Residents will no longer feel unsafe walking through their Neighborhood after dark.  Better 
lighting, improved maintenance of trees and shrubs, and less trash will create a safer and more 
attractive neighborhood setting.  Additionally, a visible and active police force will work with the 
community to prevent and reduce violent criminal activity and youth-related drug activity.  Finally, 
an informed and engaged citizen advocacy group will work together to support the needs of the 
community, as well as work with the local government to address residents’ concerns.   
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 Section 4: Review of Adopted Plans 
 
City of Salem Master Plan Historic Preservation Element (1991) 
This master plan element promotes and encourages programs that focus on historic preservation, 
education, the general pleasure and welfare of residents, protection and enhancement of the 
community’s beauty, a strong economy, and a legal foundation for using Home Rule power to 
accomplish goals.  Recommendations from this plan include establishing a Historic Preservation 
Commission, enlarging existing historic districts, and designating new historic districts and 
landmarks. 
 
Master Plan Reexamination Report (2002) 
The City of Salem Planning Board produced a reexamination of the City’s municipal plans and 
regulations, as required by the state of New Jersey every six years.  The report identified major 
accomplishments for the City since implementing the former Master Plan.  These included 
adopting the Main Street Redevelopment Plan, looking into designating Oak Street as an historic 
district, enhancing recreation opportunities in the community, and focusing on increased 
homeownership along Carpenter Street.  Recommendations from the report included 
strengthening the qualities of housing and life in the community, improving historic preservation 
efforts, evaluating open space and producing an economic plan. 
 
City of Salem Main Street Redevelopment Plan (2004) 
The 2003 Main Street Revitalization Master Plan was adopted in 2004 as the City of Salem Main 
Street Redevelopment Plan.  In addition to providing a comprehensive design template for 
accommodating development opportunities in the center of Salem, the 2003 Main Street 
Revitalization Master Plan also encompassed a Transportation Inventory and a Land Use 
Regulation and Policy Review document.  The Transportation Inventory provided a balanced 
approach for the success and livability of Downtown Salem.  It recommended that Broadway 
Road and Market Street be made accessible to regional traffic, as well as accommodate the 
needs of businesses, residents and pedestrians.  The Land Use Regulation and Policy Review 
provided a review of all relevant City planning documents to date.   
 
Since its adoption in 2004, the City of Salem Main Street Redevelopment Plan has directly led to 
the completion of several significant Stand Up For Salem-owned projects, including the Salem 
Senior Village, renovation of the Finlaw office building and parking garage, development of the 
streetscape along Hires Avenue, and preliminary development of the future town square. 
 
Bringing Back Businesses to Salem (2008) and Salem Strategies – Part Two (2009) 
In 2008, JGSC Retail Consulting conducted a community insights retail survey and 
comprehensive report on retail opportunities and challenges in downtown Salem, titled Bringing 
Back Businesses to Salem.  Using customized research techniques, an in-depth assessment of 
the economic realities of downtown Salem was provided which offered strategies for recruiting 
sustainable retail businesses and growing Salem’s retail market area.  This report is currently 
being used to guide the City’s priorities and strategies for recruiting businesses.   
 
The Salem Strategies – Part Two document established Salem’s goals for revitalization, 
prescribed strategies to achieve those goals, and outlined the tactics in sequence that should be 
undertaken to accomplish each strategy. 
 
Open Space and Recreation Plan (2009) 
The City of Salem Open Space and Recreation Plan documented the public and private 
resources that provide existing recreation and open space opportunities for the City.  The plan 
contains an inventory of all public and private land and water areas available for recreation, 
including protected open space and recreation facilities. The inventory catalogs the type, size, 
location, degree of protection, form of ownership, and other information for all areas of recreation 
and conservation in the City. 
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Section 5: Projected Outcomes Performance Measurement System 
 
Using Form NP-2 (on the following pages), the anticipated outcomes of the Neighborhood Plan 
have been evaluated and measured, using the State Plan and NRTC Objectives listed below.  
 
State Plan Goals  
 

1) Revitalize the State’s cities and towns. 
2) Conserve the State’s natural resources. 
3) Promote beneficial economic growth, development, and renewal for all residents of New 

Jersey. 
4) Protect the environment, prevent and clean-up pollution. 
5) Provide adequate public facilities and services at reasonable costs. 
6) Preserve and enhance areas with historic, cultural, scenic, open space and recreational 

value. 
7) Ensure sound, integrated planning and implementation Statewide. 

 
 
NRTC Objectives 
  

1) Alleviate poverty by increasing total household income. 
2) Increase disposable income and purchasing power by increasing access to facilities and 

services at affordable prices, such as housing and health care. 
3) Reduce unemployment, including access to jobs, creating business activities, and 

strengthening existing neighborhood-based business enterprises. 
4) Contribute to enhancing the quality of life in the neighborhood, as reflected in the physical 

and/or programmatic improvements, in ways that have the potential to increase the 
market competitiveness of the neighborhood, and its attractiveness to potential 
homebuyers and renters.  Such improvements include the increased commercial activity, 
improved open space and recreation facilities, and enhanced community, social and 
educational services. 
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