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Purpose of a Comprehensive Plan

A municipal Comprehensive Plan is a provides avision and a guide for the future of a town or
city based on history, anticipated growth and desired oUtecomes, It is a document that serves to
put together the comments received by residents, and planning professionals, as well as the
local leaders to highlight what makes our communities special, what we wish to preserve, and
what needs to change in order to grow. The City of Salisbury is committed to the use of this
document to exemplify what we wish for the future.

Legal Basis of Cofhprehénsive Planning

In Maryland, comprehensive planning is governed by the Land Use Article of the Annotated Code
of Maryland which provides thelegislative authority for a municipality’s planning and zoning
powers. Article 3-102ssets forth thesminimum requirements for a municipal comprehensive plan
which shall in€lude the following elements as applicable:

PlangElements

The State of Marylandd#equires the following elements to be included in the Comprehensive
Plan:

Community Facilities

Areas of Critical State Concern
Goals and Objectives

Housing

Land Use Development Regulations
Sensitive Areas

Transportation

Water Resources

Mineral Resources

Municipal Growth

Fisheries
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The City of Salisbury Comprehensive Plan combines some elements for efficiency and clarity.

The State of Maryland requires that comprehensive plans incorporate Maryland’s Sustainable
Growth Planning Principles.

1 Land - Optimize productivity of working landscapes, including farms and forests, and
fisheries, and prioritize development within population centers that are in proximity to
existing infrastructure and facilities.

1 Transportation - Prioritize transportation networks that create energy efficient, affordable,
and reliable access to jobs, housing, and services.

1 Housing - Enable a mix of quality housing types and affordability options to
accommodate all who want to live in the state.

1 Economy - Allow for adaptive reuse, mixed-use, and context appropriate new
development that responds to changing markets and innovations.

1 Equity - Engage all sectors of the community in plan development to ensurexdiverse
voices are heard and the needs of underserved populationsdare prioritized.

1 Resilience - Integrate resiliency measures that will minimize the impacts of rapid and
unexpected natural- and human- caused threats on cammunities.

9 Place - Provide for public spaces that encourage socialinteraction and value cultural,
historical, and natural resources.

1 Ecology - Protect and restore sensitive ecological systems and conserve natural resources,
including forests, agricultural areas, and waterways.

Vision Statement

The City of Salisbury will remain the medical, educational, cultural, and economic center of the
Eastern Shore. Our commitment to excellence, innovation and service, combined with sound
fiscal management will ensure Salisbury's future.as a safe, vibrant, and healthy community.

Public Participagion

The City of Salisbury, Maryland, cafried out extensive community outreach to inform its 2024
Comprehensive Plan. This engagement effort combined in-person and online opportunities to
ensure wide participation. Startingiin late 2023, the city launched a dedicated Comprehensive
Plan webpagé featuringa project roadmap, background information, and avenues for public
input. In November 2024, Salisbury conducted an online community survey that received 429
responses from residents; business owners, and stakeholders. The survey focused on key planning
topias such as land use, Aousing, transportation, resiliency, and community priorities, while also
collecting'demographic data to understand who participated and how they heard about the
survey—mastioften through the city website and social media.

In early 2024, the city hosted public workshops, including a January 2024 presentation that
introduced the planning process, outlined major themes, and invited discussion about
Salisbury’s future development. These workshops were complemented by a series of focus group
sessions held in spring 2025, each centered on a specific topic area—Land Use and Economic
Development; Transportation and Community Facilities; Housing and Historic or Cultural
Resources; and Water and Environmental Sustainability. These sessions brought together
residents, local leaders, and planning professionals to discuss opportunities and challenges in
each area. For those unable to attend, the city provided an email contact for written comments
and published meeting materials online for public review.
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The city also created accessible digital resources, including an ArcGIS StoryMap summarizing
focus group insights and downloadable PDFs of survey results, workshop slides, and outreach
summaries. Throughout the process, recurring themes emerged from public input: the need for
more affordable and diverse housing options, preservation of neighborhood character, improved
pedestrian and transit connectivity, and stronger environmental resilience. Feedback from these
outreach activities directly informed the vision, goals, and policies outlined in the 2024
Comprehensive Plan. Overall, Salisbury’s outreach process emphasized transparency, inclusivity,

and multiple avenues for community participation in shaping the city’s long-term growth and
sustainability.
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Historic Population Growth & Future Population
Projections

The 1970 Census counted 15,252 people residing within the boundaries of the city as indicated in
Table 2-1. By 1980, Salisbury grew to a population of 16,429 people, an increase of 7.7 percent or
1177 persons. The population of Salisbury started expanding greatly in the 1980s.4Jn 1990, the
City’s population was 20,592, an increase of 25 percent or 4,163 persons. Much©f this growth
resulted from annexations during the 1980’s, as well as an increased shift insew residential
construction from the more traditional single-family residential dwellingsfto multi-family
housing units. During the period from 1990 to 2000, the city populatiof grew by 15 percent to
23,743, From 2000 to 2010, Salisbury experienced a 28 percent increase in population followed
by a 9 percent increase from 2010 to 2020.

Table 2-1: Wicomico County and Municipalities Population Statistics

1970 1980 1990 2000 2010 2020

Salisbury 15,252 16,429 20,592 23743 30,343 33,050
Delmar 1191 1232 1,937 2,055 3,003 3,798
Fruitland 2315 2,694 3,511 3774 4,866 5534
Hebron 705 714 655 844 1,084 13
Mardela Springs 356 320 360 364 347 357
Pittsville 477 519 602 1182 1417 1,363
Sharptown 660 654 609 649 651 691
Willards 494 540 708 940 958 963

Wicomico 54,236 64,540 74,339 84,644 98733 103,588

Source: US Census Bureau

In addition to the increaseinpopdlation, this plan emphasizes the expanded role of the city as it
relates to accounting for a larger share of the overall county population. This increase of the city’s
overall proportion@fthe Countypopulation is consistent with Smart Growth principles. From 1970
to 2000, thegity population accounted for approximately 28 percent of Wicomico County’s total
population.

Salisbury is anticipating.a greater rate of growth than has been seen historically and, as a result,
population projections based on historic growth trends are unlikely to accurately reflect the
expected population increase by 2030. The City's population projections for 2030 have been
developed based.©On the average household size and anticipated new housing construction as a
result of the Here is Home program that began in 2021 and ends in 2027. For the 2040 population
projection, the anticipated rate of growth from 2020 to 2030 has been extrapolated, but actual
population increase will largely depend on growth policies and the ability of the city provide the
infrastructure to support the development. For example, if all of the development currently in the
pipeline from the Here is Home program were to be developed by 2040 and the average
household size applied to those dwellings, the population of the city would be 50,254.
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Table 2-2: Wicomico County & Salisbury Population and Projections

Year Salisbury % of County County
1970 15,252 28% 54,236
1980 16,429 25% 64,540
1990 20,592 28% 74,339
2000 23,743 28% 84,644
2010 30,343 31% 98,733
2020 33,050 32% 104,200
2030 41,652 36% 115,700
2040 50,254 40% 124,650

Source: US Census Bureau, Maryland Department of Planning Historical and Projected Total Population for
Maryland'’s Jurisdictions (Dec.2020), & City of Salisbury Dept. of Infrastructure & Development.US)

General Demographics
Race & Ethnicity

Table 2-3 consists of data collected and compiled by the U.S Census 2000, 2010 and 2020,
which presents a glimpse of the demographic conditions in the City‘of Salisbury.

Table 2-3: City of Salisbury Race and Ethnicity

Population: 2000* |Percentage 2010 Percentage 2020 Percentage
Total Population 24,159 30,343 33,050
Race
American Indian & Alaska N/A N/A 81 <1% 177 1%
Asian 997 4% 964 3% 1,232 4%
Black or African American 7,939 33% 10,441 34% 13,897 42%
Native Hawaiian & Other

. N/A N/A 21 0% 18 0%
Pacific Islander
White 14,501 60% 16,91 56% 13,624 41%
Other 722 3% 943 3% 1,656 5%
Two or more races 427 2% 982 3% 2446 7%
Hispanic Origin
Hispanic 664 3% 2128 7% 3,029 9%
Not Hispanic 23,495 97% 28,215 93% 30,021 91%

Source; USCensus Bureau. *Noté: Census 2000 data is based on a sample and therefore do not match other census data. The
data wassourced from Summary File 4, Matrices PCTI, PCT3, PCT4, PCT8, PCT9, PCTIO, PCTII, PCTI2, PCTI4, PCTI5, PCT23, PCT26,
HCT2, and HCTZynformatieh from Census 2000 data for “Two or more races” is not additive.

Age Structure

Age composition of a community is a critical indicator in planning for future public services such
as schools, libraries and public transportation services. For example, if there is an increase in the
overall percentage of residents between the ages of 5 to 18, it is likely that additional school and

library facilities may need to be expanded.

While Salisbury’'s age composition is generally comparable to that of the county, the city has a
lower median age and a larger percentage of residents between ages 20 to 24.
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Table 2-4: City of Salisbury - Population by Age (2023)
Salisbury Percentage County Percentage
Total Population 33,080 100.0% 104,117 100.0%
Under 5 2,340 7.1% 6,261 6.0%
5to 9 Years 2,672 8.1% 6,481 6.2%
10 to 14 Years 2,093 6.3% 6,71 6.4%
15 to 19 Years 2,531 7.7% 8,648 8.3%
20 to 24 Years 4,302 13.0% 10,020 9.6%
25 to 29 Years 2,690 8.1% 6,553 6.3%
30 to 34 Years 2,731 83% 6,183 5.9%
35 to 39 Years 1,947 5.9% 5479 53%
40 to 44 Years 1,492 4 .5% 6,027 5.8%
45 to 49 Years 1132 34% 5536 53%
50 to 54 Years 1,621 4.9% 6,082 5.8%
55 to 59 Years 1,677 51% 7,006 6.7%
60 to 64 Years 1,688 51% 64262 6.0%
65 to 69 Years 1428 4.3% 5,809 5.6%
70 to 74 Years 961 2.9% 4,526 4.3%
75 to 79 Years 783 24% 3,106 3.0%
80 to 84 Years 397 1.2% 1,638 1.6%
85 Years & Over 640 1.9% 1,789 1.7%
Median Age 299 (X) 36.2 (X)

Source: 2023 American Community Survey

Education

The level of education achiéved in a community directly relates to the types of jobs available in a
particular area. Educational attainmeht of Salisbury residents is measured by level of education
for adults age 25 or older::87ypercent have at least obtained a high school diploma and 37
percent have an Associate degree or higher. See Table 2-5. Salisbury and Wicomico County
have comparable educational attainment figures, especially as it relates to persons with some
level of collegeidegree.

Table 2-5: City of Salisbury - Educational Attainment (2023)
Salisbury Salisbury County County
Populationy25 years plus 19,187 100.00% 67,633 100.00%
Less than 9" grade 688 3.60% 1,918 2.80%
9t" to 12" grade, o diploma 1,852 9.70% 4,058 6.00%
High school graduate (incl. equivalency) 6,315 32.90% 24,507 36.20%
Some college credit, no degree 3,236 16.90% 13,788 20.40%
Associate degree 1,662 8.70% 5436 8.00%
Bachelor’'s degree 3,270 17.00% 11,536 17.10%
Graduate or professional degree 2164 11.30% 6,390 9.40%

Source: 2023 American Community Survey
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Labor Force & Employment

Labor force is the term used to describe those available for work and living in a given community
that are 16 years of age or older. According to the 2023 American Community Survey, the city
has 25,857 residents that are 16 years of age or older. Of which, 17,043 residents or 65.9% percent
of the 16 and older population are considered to be in the combined civilian and armed forces
labor force. The majority of the labor force are employed (58.8%). Unemployment among this
work force is 6.8%. City residents in the armed forces account for 0.3%. The city labor force
accounts for 30.9% of the overall county labor force. The county has a slightly larger percentage
of its residents 16 years of age and older in the labor force. The county experiences a slightly
lower unemployment in comparison to the city. Table 2-6 provides a more detailed breakdown
of the labor force skills available in Salisbury.

Table 2-6: City of Salisbury - Employment Statistics (2023)
Salisbury Percent County Percent
In Labor Force 17,043 65.9% 54,702 64.6%
Employed 15,191 58.8% 53,022 62.6%
Unemployed 1,762 6.8% 1,540 2.09%
Armed forces 90 0.3% 140 >1%
Not in labor force 8,814 34.1% 30,030 35.4%

Source: 2023 American Community Survey

Table 2-7 represents the various types of industries, bothiinside and outside of the corporate
limits of Salisbury, which are employing the city’s labor force."The primary sources of
employment include: educational, health and social sefvices (30.3%); manufacturing (14.19%); arts,
entertainment and recreation (13.3%); and retail tradé (11.9%). In comparison, the primary sources
of employment in the County include: educational, health and social services (27.7%); arts,
entertainment, and recreation (117%);.and retail trade (11.3%).

Table 2-7: City of Salisbury - Industry Employing City Residents (2023)

Salisbury Percentage County Percentage

Agriculture, forestry, fisheries & mining 229 1.5% 894 1.7%
Construction 593 3.9% 3,675 7.1%
Manufagturing 2138 14.1% 5509 10.7%
Wholésale trade 285 1.9% 791 1.5%
Retail trade 1,812 11.9% 5843 11.3%
Transportation. warehousing & utilities 583 3.8% 2,393 4.6%
Information 252 1.7% 739 1.4%
Finance, insurance and real estate 493 3.2% 2173 4.2%
Professional, scientific, management,

855 5.6% 4,166 8.1%
administrative, & waste management
Educational, health & social services 4,597 30.3% 14,263 27.7%
Arts, entertainment & recreation 2,019 13.3% 6,033 11.7%
Other services 635 4.2% 2,241 4.4%
Public administration 700 4.6% 2,768 5.4%

Source: 2023 American Community Survey
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In addition to employment status and industry characteristics, the U.S. Census Bureau collects
information about the specific occupations of the labor force. Table 3-8 reflects the service-
oriented nature of the City's economy with 76.3% or 11,591 residents employed in management,
service, sales and office occupations. The remaining 23.7% or 3,600 residents are employed in
farming, fishing, forestry, construction, manufacturing, and producing or moving goods. The City
and County have a similar overall distribution of the labor force for each specific occupation.

Table 2-8: City of Salisbury - Occupation Characteristics (2023)
Salisbury Percentage County Percentage
Management, professional
5345 35.2% 18,241 35.4%
& related
Service 3,820 25.1% 1172 21.7%
Sales & office 2,426 16.0% 10,186 19.8%
Farming, fishing & forestry 824 54% 4,502 8.7%
Construction, extraction,
. . 2,776 18.3% 7,387 14.3%
maintenance & repair
Production, transportation
. . 5345 35.2% 18,241 35.4%
& material moving

Source: 2023 American Community Survey

Commuting to Work

Table 2-9 represents the method of travel to work and the average travel time for the City and
County labor force. According to the 2023 American Cofnmunity Survey, approximately 75%
percent of City residents drove alone to work using afcar, truck or van as their source of
transportation and 13% carpooled to their placeiof'employment. The remaining 12% relied on
public transportation (1%), walked((3.8%), had other means (2%), or worked from home (4.8%).
The proportion of people working from:home in Salisbury has increased significantly since 2020
as a result of the COVID pandemic. This trend has'bbeen even stronger in the county, with 7.5% of
county residents workingfrom home in 2023:

2-9: City of Salisbury - Commute to Work Characteristics

Salisbury Percentage County Percentage
Drovedalone 11,294 75.2% 40,781 79.9%
Carpooled 1,958 13.0% 4,616 9.0%
Public 152 1.0% 186 0.4%
Bicycle 21 0.1% 95 0.2%
Walked 572 3.8% 940 1.8%
Other Means 301 2.0% 623 1.2%
Worked at

725 4.8% 3,805 7.5%

home

Source: 2023 American Community Survey
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Income

The median household income for the City of Salisbury and Wicomico County are shown in
Table 2-10. The median household income for the residents of Salisbury is 22.5% or $16,459 less
than the County. Approximately 12.6% of households in the city have an income less than
$14,999. 50.5% percent of households had an income between $15,000 and $74,999, while the
remaining 27% percent of households in the City had an income over $75,000. A significantly
larger percentage of households in the county (48.6%) have an income over $75,000.

Table 2-10: City of Salisbury - Median Household Income

Income Salisbury County
Less than $10,000 9.0% 5.4%
$10,000 to $14,999 3.6% 2.2%
$15,000 to $24,999 8.5% 6.6%
$25,000 to $34,999 10.3% 7.5%
$35,000 to $49,999 13.4% 11.2%
$50,000 to $74,999 18.3% 18.5%
$75.000 to $99,999 12.2% 14.7%
$100,000 to $149,999 13.3% 17.5%
$150,000 to $199,999 7.6% 81%
$200,000 or more 3.9% 8.3%
Median Household income $56,402 $72,861

Source: US Census Bureau

Housing Tenure

Salisbury’'s housing tenure is of a significantlydifferent composition than the owner occupied
versus renter-occupied status of Wicgomico County. Overall, the City experiences a considerably
higher renter-occupancy rate than the County as indicated in Table 2-12. Over the past 30 years
the City's percentage of renter occupied housing units has increased from 47 percent in 1970 to
62 percent in 2000, which is an increase of 127 percent of renter occupied housing units. In
comparisongthe Countyexperiences a larger share of owner-occupied housing units. From 1970
to 2000, the County averaged a relatively constant rate of 32 percent renter-occupied housing.
Becausé of its close proximity to existing and planned services, regional hospital, and academic
institutions it should be anticipated that the City would experience a slightly higher rate of
renter-occupied housing units. This trend of increasingly higher rates of renter-occupied units
should be'menitored closely to reduce the potential for significant increases of additional renter-
occupied units and the City will continue to explore new opportunities to increase
homeownership opportunities.
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Table 2-11: Salisbury and Wicomico County
Ownership and Renter Occupied Housing Status

Year Salisbury Owner - Occupied | Salisbury Renter - Occupied
1970 2,789 (53%) 2,484 (47%)
1980 3,179 (49%) 3,288 (51%)
1990 3,273 (40%) 4,896 (60%)
2000 3,427 (38%) 5634 (62%)
2010 3,981 (30%) 8,002 (70%)
2020 4,002 (29%) 9,576/(71%)

Source: U.S. Census Bureau
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Land Use decisions play an essential role in maintaining a livable and attractive city while
guiding future growth and development. This section serves to guide land use decisions as
required by state law, including the general distribution and location of land used for
commercial, industry, education, housing, public facilities, open space, and mgare. The land use
section also outlines general population and density goals of the various land uses. It is the
central element of the Comprehensive Plan and forms the basis for all other plan elements.

Comprehensive Plan and Relationship to Land Use Regulationst

Zoning is the primary mechanism through which the city can determine its land usage. The city
is divided into districts which each have a set of permitted andprohibited uses. These uses
determine what is allowed to be developed on the land in the district.Zoning allows the city to
promote compatibility of uses in neighboring areas, ensure‘adequaté infrastructure, and improve
public health and safety.

The State of Maryland has several consistency requirements established between the
Comprehensive Plan and land use regulations sueh.as the Zoning Code, and the Subdivision
Code.

1 Regulations such as the zoning ordinance:and mhaps that implement the Comprehensive
Plan must be consistent with the policies and recommendations of the Plan and the City’s
visions.

1 Other City and County plahs must:be consistent with the Comprehensive Plan and its
implementation regulations.

i State and local funding decisions, such as Capital improvements, must be consistent with
the Plan, i.e. local@overnment€onstruction projects involving state funds must be
consistent with the Comprehensive Plan.

Goals

1 Praovide for the appropriate use of limited land resources within a framework of orderly,
controlled, and sustainable growth and development, according to the specific needs of
Salisbury.

1 “Encourage urban development and redevelopment in the city to promote, retain, and
reinforce the rOle of the city as a center of regional activity.

1 Maximize existing investment in public and private facilities serving the city by
encouraging dense infill and redevelopment.

Objectives
1 Ensure proper and efficient land use, and protect from incompatible uses.
1 Promote sustainability and conservation of the city's natural resources.
1 Reevaluate, simplify, and improve zoning code to promote development.
1 Ensure new growth is compatible with existing land use and city priorities.
1 Promote redevelopment of existing resources.
1 Encourage dense development utilizing mixed uses.
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Implementation

1 Protect residential neighborhoods from incompatible land uses.

1 Encourage clustering of commercial activities at optimal locations.

1 Separate industrial areas from residential areas and other incompatible uses by buffers,
landscaped parking areas, open space and/ or transitional commercial uses to minimize
adverse impact on adjoining uses including: impacts from noise; emissions; or heavy
traffic.

9 Discourage intensive commercial development and big-box retail stores in areas
designated on the Land Use Map as Mixed Use.

1 Encourage a compact growth pattern to efficiently use the remaining buildable land and

enable cost effective provision of utilities and services.

Encourage sustainable development practices

Preserve wetlands, floodplains, and stream buffers, and promote eXpansion of the urban

canopy as a means to improve stormwater management.

i Preserve and enhance open space natural features and consgtvation areas as an amenity
and community hallmark.

1 Provide for adequate, well-located parks, open space and other coommunity facilities to
serve all residential areas.

1 Reevaluate existing zoning and make changes as needed to ensure that the Zoning Code
is achieving the goals of the Comprehensive Plan.

1 Provide a sufficient amount of suitable land for future industrial uses near major
transportation routes and protect industrial zones from encreachment by incompatible
uses.

9 Strive for a development pattern of new annexations indthe, future growth areas that
provide a logical boundary for the city.

1 Where appropriate, consider the establishmentiof design guidelines and standards to
preserve neighborhood character and ensure nhew development is complimentary to
existing communities

1 Encourage new urban development that is mixed with both residential and commercial
space knit closely together

1 Encourage revitalization of neighborhoods with infill development and adequate

community serviéesithat replicate the existing development pattern.

Encourage redevelopmentdiin areas with outdated or incompatible land uses.

Encourage clustering of résidential development as a means of preserving open space

without changing, the overall net density of a tract of land.

= =

Exisging Condifions and Background

Residential land use isdhe dominant land use in Salisbury. 11.2% of city land is medium density
housing, 85%.is high'density, and 2.3% is low or very low density. This amounts to 22% of the
total land in‘the city being used for residential purposes. The next most prevalent land use is
commercial at13.5%, followed by Transportation at 12.7%, Institutional at 6.9%, and Industrial at
5.8%.

Per Maryland Department of Planning’s 2018 Statewide Land Use Classification Definitions (2024
Edition), medium density housing, indicating attached or detached single-family homes at 2-8
dwelling units per acre, is the dominant form of residential use in the City. High density housing,
indicating apartments, accounts for a smaller but still considerable portion of the total
residential land. Low density housing accounts for the lowest proportion of residential land.
These areas tend to be on the outskirts of the City. Commercial uses are primarily concentrated
along the US Routes 50 and 13. Industrial uses are generally segregated from residential areas
and are primarily located in the north of the City.

CITY OF SALISBURY COMPREHENSIVE PLAN 202515



Table 3-1: City of Salisbury - Land Use
Low-Density Residential 2.30%
Medium-Density Residential 11.20%
High-Density Residential 8.50%
Commercial 13.50%
Industrial 5.80%
Institutional 6.90%
Open Urban Land 2.40%
Water 4.30%
Transportation 12.70%
Other Land 32.60%
Very Low Density Residential 0.10%9

Source: Dep. of Infrastructure & Develooment (2025)

Municipal Growth

The original core of the city was 2,307 acres. Since then, the City has annexed over 6,843 acres of
new land, nearly quadrupling its original acreage. Annexationsintended for residential use
accounted for 22.1% of new annexations, followed by 15.8% intended for commmercial, 16.8%
intended for both commercial and residential, and 10.9% intended for industrial. This land
growth has enabled the city’'s population to growand facilitated its emergence as the
commercial and industrial center of the Eastern Shore.

Salisbury saw expansion in the latter half of the 20" €entury. From 1960-1990, the city annexed
4,480 acres, more than doubling its size. Annexation slowed in the 90s to just 468 acres, but
rebounded in the early 2000's. Sirice then, annexation has slowed considerably.

Table 3-2: City of Salisbury - Annexation History
Decade Acreage New Total Acreage| %lncrease
Original 2307 2307 X
1950-1959 27.74 233474 1.20%
1960-1969 1273.2 3607.94 54.50%
1970-1979 1299.43 4907.37 36.00%
1980-1989 1908.04 6815.41 38.90%
1990-1999 468.98 7284.39 6.90%
2000-2009 1573.89 8858.28 21.60%
2010-2019 236.22 9094 .51 2.70%
2020-2025 56.32 9150.83 0.60%

Source: Dep. of Infrastructure & Development (2025)
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Table 3-3: City of Salisbury Annexation by Use
Type of Annexation Acreage % of Total
Residential 202291 22.10%
Commercial 1444 .01 15.80%
Commercial/Residential 1536.5 16.80%
Industrial 996.09 10.90%
Education 546.93 6.00%
Other 2604 .4 28.50%

Source: Dep. of Infrastructure & Development (2025)

Population Growth

Salisbury has experienced significant population growth throughout the last 60 yearsaThe
population in 1970 was slightly above 15,000. By 1990, it had surpassed 20,000, and grew to over
30,000 by 2010. This growth is expected to continue and accelerate. Historically, the city has
accounted for approximately 36% of the county populationflf this tread were to continue, using
county population projections, the city’'s population would approach 42,000 by 2030 and nearly
45,000 by 2040. However, there is reason to believe that the city’s growth will outpace that of the
county. Based on the number of new housing units proposed in the City as a result of the City
Here is Home housing incentive, Salisbury’s population could exceed 50,000 by 2040.

Population Forecast
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Figure 33: Population Forecast

The city has identified unincorporated areas around the corporate limits to target for future
annexation. Map 3-3 shows these growth areas and their potential land uses. This map serves as a
guide for where Salisbury’s growth and how that new land should be used.

Development Capacity

One of the core requirements of the Municipal Growth Element is an assessment of the
relationships between population growth, the amount of land needed to accommodate that
growth and the underlying capacity of the land available to accommodate growth. The basic
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determinant of the amount of residential growth that needs to be accommodated by the City of
Salisbury and evaluated in this Comprehensive Plan are the projected population and housing
unit increases anticipated through 2040.

The 2020 Census indicated that the average household size for the City of Salisbury was 2.43
persons. Based on the average household size, we can estimate the number of new housing
units that will be needed in the City based on population projections. Between 2020 and 2030, a
population increase of 8,724 is anticipated, which adds approximately 3,728 households. The
estimated population increase between 2030 and 2040 is 8,480, which adds approximately
3,624 households. This is an increase of 7,352 households from 2020 and indicates the minimum
number of new housing units the City should plan to accommodate.

Residential Zoning in Salisbury
Table 3-4 represents the development capacity of zoning districts within the City of Salisbury
that allow residential uses. As indicated in this table, the City of Salisbupy has several zoning
districts that provide for a variety of residential uses with a range of allowable density. The
allowable density is based on the highest density allowed in the district, which is based on the
development of apartment projects. Where the numbers are fra€tional, it is due to the density
being based on lot size measured in square feet. Actual density yield per Zzoning district assumes
that only 75% of allowable units can actually be developedddue to enyvironmental and other
external constraints such as accommodating mixed uses, density ranges, stormwater
management, and parking.

Table 3-4: City of Salisbury Zoning District Density Allowances

Zoning District Residential Units/Acre Est. Actual Units/Acre (75%)

Mixed Use Districts
Central Business District 80 60
College and University 12 9
General Commercial 12 9
Hospital 12 9
Light Business and Institutional 12 9
Neighborhood Business 12 9
Office and Service Residential 29.04 2178
Riverfront Redevelopment 40 30
Select Commercial-Mixed Use 12 9

Residential(Districts

Residential R-5 8.71 6.53
Residential R-8 5.44 4.08
Residential R-10 4.36 3.27
Residential R-5 A 12 9
Residential'R-8A 10 7.5
Residential R-T0°A 8 6

Source: Dep. of Infrastructure & Development (2025)

ExistingDevelopment Capacity

A development capacity analysis was conducted to determine how much land within corporate
limits is available for development, and how many total units could be built upon the land.
Based upon this analysis, there is capacity for approximately 18,934 units within the existing
corporate limits (See Table 3-5). Of these, 7,212 units are in residential districts. Mixed use districts
(other zoning districts that also allow residential uses) and the R-5A, -8A and -10A districts also
allow for apartments and/or townhomes which accounts for the higher density potential in these
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districts. The residential potential of the mixed-use districts will not be realized because not all of
the acreage will not be utilized for residential purposes. Currently, only about 1% of land use in
non-residential zoning districts is described as residential in State assessment data.

Although the anticipated growth in households projected to 2040 may be theoretically
accommodated with the existing corporate limits, it is unlikely that this will occur. Undeveloped
and underdeveloped parcels may not be developed for a variety of reasons. Based on the
development capacity analysis of land within the corporate limits showing that the capacity in
residential areas is 140 units short of the anticipated housing need, additional annexation should
be anticipated and changes to the density allowances considered.

Table 3-5: City of Salisbury - Development Capacity - Existing
Allowable Estimated Actual Residential unit
. o Underdeveloped . . . . .
Zoning Districts . Residential Density Yield capacity-
Parcels in Acres
Units/Acre Units/Acre (75%) underdeveloped
General Commercial 607.49 12 9 5467
Light Business and Institutiona 105.91 12 9 953
Planned Development 269.06 12 9 2422
Planned Residential 284.82 12 9 2563
Riverfront Redevelopment 10.58 40 30 317
Mixed Use District Totals 1.267.28 1,722
Residential R-5 19.51 8.71 6.53 127
Residential R-8 24.29 544 4.08 99
Residential R-10 208.69 4.36 3.27 682
Residential R-5 A 152.64 12 9 1374
Residential R-8 A 32712 10 7.5 2453
Residential R-10 A 412.88 8 6 2477
Residential District Totals 114513 7.212

Source: Dep. of Infrastructure & Development (2025)

Methodology

Table 3-5 shows larger undérdeveloped parcels within the city, defined as unimproved parcels
that are greater than 2 ac¢res and impfoved parcels that are greater than 5 acres. City and State
GIS data were used for this analysis‘and provided by the city’'s Department of Information
Services.

Exclusions
1 Unimproved parcels under 2 acres
1 Improved parcels ander 5 acres
1 £Tax exempt land
1 “Land in environmentally sensitive or hazardous areas
1 Landhin Histori€ Preservation Easements or containing historic structures

While unimpraved parcels under 2 acres could be developed and improved parcels under 5
acres redeveloped, they have been excluded from the analysis as areas that are likely built out or
near capacity. It is noted that that not all zoning districts are shown and that is because they
either do not allow residential uses or do not have any land area meeting the criteria for this
analysis. Other lands excluded from the analysis include Tax Exempt Land, Wetlands, Flood
Hazard Zones, Critical Areas (LDA and RCA only), Historic Preservation Easements, and properties
that contain buildings on the Maryland Inventory of Historic Properties and National Register of
Historic Places.
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Assumptions for Allowable Density and Density Yield

1 In the mixed-use districts and residential ‘A’ districts, the allowable density was based on
the maximum apartment units per acre.

1 Allowable density in the single-family residential districts was calculated by dividing the
land area with capacity by the minimum lot size allowed in the district.

1 The allowable density or maximum density is not always feasible due to open space,
stormwater, parking or other infrastructure requirements. To estimate the actual yield, the
allowable units/acre is reduced by 25 percent.

Development Capacity Growth Area

It is unlikely that all of the projected growth of the City will occur within the present corporate
limits. Therefore, the City has defined a Municipal Growth Area that is sufficient to accommodate
residential, commercial and industrial land uses as illustrated on Map 3-3. Alsignificant portion of
the delineated future growth areas represent residentially developed areas with private wells
and individual septic systems. These large concentrations of development have been included as
a precautionary measure because most if not all of the parcels in these areas will eventually need
to connect to public water and sewer systems, which generally réquires annexation.

Table 3-6: Future Land Use Designhations
Future Land Use Designation Acres
Low Density Residential 3,926.55
Medium Density Residential 3,791.97
High Density Residential 44838
Business and Institutional 28.83
Commercial 407.2
Mixed Use 1,069.23
Industrial 998.68
Parks and©pen Space 144.76
Salisbury‘University. 26135
Medians and Right-of-Ways 1,073.56
Waterbodies 139.36
Total 12,289.87

Source: Dep. of Infrastructure & Development (2025)

Description of Growth Areas

The growth areas designated in this plan have not been expanded upon from the 2010 City of
Salisbury Comprehensive Plan. The development capacity analysis and public input indicates
that the growth areas are large enough to accommodate projected development and that
ensuring efficient use of existing City land should be prioritized through redevelopment and
increases in density allowances.

Low Density Residential

Low Density Residential areas are designated in areas toward the periphery of the proposed
growth areas to function as a transition area between the urbanized areas of the existing City
and the less intensive growth areas of the County. These fringe areas are proposed to be
developed at no less than four dwelling units per acre, but no more ten. Clustering of
development is encouraged to maintain open space.
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Medium Density Residential

Medium Density Residential land use is designated in both developed and undeveloped areas
with permitted densities of up to twenty dwelling units per acre. A mix of housing types that
includes adaptive reuse and redevelopment that is compatible with the character of existing
established neighborhoods is encouraged.

High Density Residential

High Density Residential is designated in limited areas of the northern extent of the growth area
and have a maximum density of 30 units per acre. High Density Residential is appropriate for
along major roads in close proximity to commercial areas, schools, transit service and other
compatible non-residential land uses. Examples of areas appropriate for high density are the
Downtown and commercial areas along US Route 13.

Business and Institutional

The areas represented by the Business & Institutional land use designation are 'generally located
between U.S. Route 50 Business and bounded to the south by Mt. Hefmon Road"and to the
north by the streets bordering adjoining residential neighborhoods. Because of theloeation and
close proximity to major highways, these areas are unlikely to develop as a residential Use.

Commercial

The Commercial land use designation includes uses servicing a variety of markets and trade
areas providing retail and wholesale services. The areas included in this designation are used
primarily for the sale of products and services, including associated yards and parking areas.

Mixed Use

The purpose of the Mixed Use category is to optimize the.use of land and services, the
conservation of environmentally sensitive areas, and the creation of functional and attractive
developments. The Mixed Use designation, as its narme implies, provides opportunities for
alternative densities, lot sizes and other building types, and special design and development of
public streets and utilities.

Within this designation a miix of commercial, residential, institutional, light business, and
neighborhood business land uses areenvisioned that promote the best possible design of
buildings and mix of uses should bé permitted based on the zoning designation.

Industrial

The existing indUstrial base of the City of Salisbury is diverse, consisting of both light and heavy
industrial uses. Its central location on the Delmarva Peninsula and accessibility with highways,
rail system, airport and Part makes it the ideal place for industrial development.

Parksand Open Space

Parks and open spaces should be the integral part of Salisbury’s urban life. Parks and open
space helpimprove'the physical and mental health of residents and their overall well-being.
Parks and open spaces are also used as a tool to protect environmentally sensitive areas such as
wetlands, wooded areas, floodplains, and riparian buffers from intense development.

Salisbury University

The Salisbury University area provides opportunity for the expansion of the University beyond its
existing boundary. It also provides an opportunity to fulfill the housing needs of University
employees and students while preserving the characteristics of existing neighborhoods.

Growth Area Capacity
The development capacity analysis for the Municipal Growth Area indicates the potential to
accommodate an additional 39,118 dwelling units.
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Methodology

Table 3-5 shows larger underdeveloped parcels within the residential growth areas, defined as
unimproved parcels that are greater than 2 acres and improved parcels that are gfeater than 5
acres. City and State GIS data were used for this analysis and provided by the city’s Department
of Information Services.

Exclusions
1 Unimproved parcels under 2 acres
1 Improved parcels under 5 acres
1 Tax exempt land
1 Land in environmentally sensitive or hazardous areas

While unimproved parcels under 2 acres could be developedanddmproved parcels under 5
acres redeveloped, they have been excluded from the an

AnalySis of Projectg@ Growth Impacts 2040
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