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Project 
Overview: 
Elimination of 
parking minimums 
for multifamily 
housing

Origins in Salem's 2022 Housing Roadmap.

Desired outcomes focused on housing 
production and affordability, alongside 
several other City planning goals.

Aided by the City's current housing and 
parking context (recent plans, data, market 
knowledge). 

Capitalized on existing support and opportunity.



Housing Roadmap adopted by City Council, includes 
studying residential parking minimums as Strategy #16, 
a housing supply strategy.

The Mayor selects Strategy #16 as a priority for advancement.
City applies for Technical Assistance Grant from MAPC to support the 
project. 

The City partners with MAPC to examine 
the fitness of our current parking 
minimums for multifamily housing and 
explore changes to support housing 
production.

Continued on next slide.
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Project Timeline



2024

Overnight 
parking 
counts

Committee of the Whole meeting on right-sizing  off-
street parking requirements for new multifamily 
housing

2025
Feb                                    Aug   Sept  Oct   Nov  Dec                          May Jun                Aug   Sept     

Conduct site research and surveys

City 
Council 
vote on 1st 
and 2nd 
passage

Referral to Planning Board 
for recommendation

Denotes Opportunity for Public Participation

The City partners with MAPC to study parking minimums for multifamily housing in Salem (ongoing)

This data informed the 
proposed ordinance 
amendment, 
which would eliminate 
parking minimums for 
new multifamily 
housing, thereby better 
meeting community 
needs and advancing 
our priorities.

Data analysis and verification; findings 
and recommendations development

Joint Public Hearing on zoning amendment to eliminate 
parking minimums for multifamily residential

Community engagement 
begins (ongoing)



2025
Sept 

September 29, 2025 
Mayor signs ordinance eliminating 
parking minimums for new multifamily 
housing citywide, following a final 10-1 
vote at City Council and unanimous 
support from the Planning Board.

https://www.mapc.org/news/parking-mandates-new-
multifamily-housing-salem/

https://www.bostonglobe.com/2025/09/29/business/sale
m-parking-spaces/

The City of Salem is the first community 
to directly apply MAPC Perfect Fit 
Parking methodology to inform their 
zoning changes, following over a year of 
technical assistance. 

Looking forward:
Salem is spinning up our plan to track 
the parking ratios at future multifamily 
development. May also undertake data 
collection concerning parking needs of 
single-family and duplexes, for which 
parking minimums remain in place. 

https://www.mapc.org/news/parking-mandates-new-multifamily-housing-salem/
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Salem’s Parking Context

Population: ~45,000 

people

(Census 2020).

Commute patterns: 
68% commute by car (60.9% drive 

alone, 7.1% carpool), 6.8% 
commute by public transit, 6% by 

walking, and 0.5% by bike.

(ACS 2018-22).

Car Ownership:
Of occupied housing units in 

Salem, 60% have 1 or fewer cars.
(ACS 2019-23).

Cost of Building Parking: 

$35K + of podium parking 

& $10K - $15K per space 

of surface parking.

(2022 Developer Interviews)

Parking requirements: 

Zoning Ordinance requires 1.5 

parking spaces per housing unit 

with limited exceptions.

Salem's Parking and Housing Context
• In Salem, for every 1 new unit of multifamily housing, a minimum of 1.5 parking 

spaces are required, with limited exceptions.

• Existing minimum adopted in 1969, increased from 1 parking space to 1.5 spaces, 
meaning we've held the same requirement for over fifty years. 

• Per the MassINC report, Salem needs 2,229 new housing units in the next ten years. 

• Studying residential parking minimums is Strategy #16 in the City's Housing Road Map, 
as a method of unlocking additional housing supply, including affordable housing.

https://massinc.org/research/2024-gateway-cities-housing-monitor/
https://www.salemma.gov/sites/g/files/vyhlif12836/f/uploads/approved_housing_roadmap.pdf


Multifamily Housing Projects that Received Parking Relief from 
Variances or Special Permits Granted by the ZBA (2015-2025)

Property Variance/Permit Received Year Parking Ratio 
Approved

Parking Ratio
(# of parking spaces/# of units)

1-2 Leefort Terrace Comprehensive Permit (# of spaces) 2022 0.81

Lighthouses (47 Leavitt St and 38 
Palmer St)

Comprehensive Permit (# of spaces) 2017 0.91

197 Lafayette St Variance (# of spaces) 2024 1.00

301 Essex St Variance (# of spaces) 2023 1.00

75 North St Variance (# of spaces) 2023 1.00

30 Federal St Variance (# of spaces) 2021 1.00

9 Boston St Variance (# of spaces) 2019 1.00

84 Congress St Variance (# of spaces) 2018 1.25

11 ½ Hardy St Variance, Special Permit (# of spaces) 2023 1.00

61 Mason St Variance, Special Permit (# of spaces) 2022 1.40

11 West Ave Variance, Special Permit (# of spaces) 2019 1.00

7 Howard St Variance, Special Permit (# of spaces) 2015 1.00



Property Special Permit 
Received

Year Parking Ratio 
Approved

Parking Ratio (# of parking spaces/# of 
units

Residences on Canal St (266 Canal St) PUD 2025 1.18

Courthouses (32-24 Federal St) PUD 2025 1.27 (including offsite parking spaces)

Crescent Lot (252 Bridge St) PUD 2024 1.05 (including offsite parking spaces)

El Centro (73 Lafayette St) PUD 2024 0.38

38 Norman St PUD 2022 1.25

132 Canal St PUD 2022 1.16

Former St Joeseph's Site (129 Lafayette St) PUD 2020 1.38

Former St James School (160 Federal St) MRR 2020 1.27

Former Immaculate Conception School (13 
Hawthorne Blvd)

MRR 2020 1.25 (including offsite parking spaces)

Hampton Inn (217 Washington, 11 Dodge) PUD 2018 1.11 (residential ratio only, excludes 
additional parking provided for 
commercial and hotel use)

Brix (65 Washington St) PUD 2018 1.01

Multifamily Housing Projects that Received Parking Relief through 
the Planning Board via PUD and Municipal and Religious Reuse 
Special Permit (2015-2025)



Why getting parking 
right matters

• Parking minimums increase the cost of 

housing – more required parking means fewer 

and more expensive housing units.

• Lower-income and rental households have 

fewer cars and may pay for parking that they 
do not need or want. 

• Parking minimums dictate design, prioritizing 

limited land for parking spaces that may sit 

empty over housing and other uses.

• Parking minimums encourage car-
dependency, contributing to driving, 
congestion, and traffic.

• Parking, particularly surface parking, has 

negative environmental impacts, including 

contributing to urban heat effects and polluting 
stormwater runoff. 

Image of overnight parking counts, September 2024, showing vacancy at Loring Towers.



Elimination of minimum parking 
requirements citywide
Elimination of minimum parking 
requirements citywide
Elimination of minimum parking 
requirements citywide

December 17, 2024 Community Open House #1 at City Hall Annex

February 12, 2025 Community Open House #2 at Saltonstall Middle School

March 31, 2025 Presentation at Point Neighborhood Association

Spring 2025 Analysis of community engagement data

June 2025 Committee of the Whole Meeting

August 2025 and 

beyond

Public hearings during City Council zoning amendment 

process

Materials were made available in English and Spanish, and all community meetings included a Spanish-language interpreter.

Continual project updates were made available on www.ImagineSalem.com.

Community Engagement

https://imaginesalem.org/residential-parking-minimums


60+ total residents engaged in this effort, 45+ residents attended our Open Houses.

32%

13%
17%

36%

53% reported living 

in multifamily 

housing with 3 or 

more units

11%

59%

14%

16%

70% reported having one 

or no cars

Over half reported walking, 

biking, or scooter as their 

primary travel mode within 

the City

50%

9%

36%

88%

13%

100% reported that it took 

fewer than 5 minutes to 

move between their 

parking and home

Age: 22% (age 18-34), 61% (35-64), 17% (65+) Time in Salem: 7% (<1 year), 26% (1-5 yrs), 24% (6-10 yrs), 43% (10+ yrs)

Gender: 40% (male), 56% (female), 5% (nonbinary) Housing status: 66% (homeowner), 30% (renter), 4% (other)

Ethnicity: 16% (Hispanic), 84% (non-Hispanic) Parent or caretaker: 24% (yes), 76% (no)

Race: 86% (white alone), 5% (Black/African-American), 9% (two+ 

races)

Where do you park? 38% (street), 44% (dedicated space at home), 5% 

(parking pass at another location), 14% (don't have a car/don't park)

Additional information is available on www.ImagineSalem.com.

Who We Heard From:

https://imaginesalem.org/residential-parking-minimums


• Concerns about parking for home healthcare workers and visitors.

• Concerns about street parking and possible spillover effect.

• Support for maximizing housing affordability, open space, walkability, infill 

development, and/or small businesses.

• Support for reducing car dependence and traffic congestion.

• Desire to see improvements to bikeability, walkability, and transit options.

• Parking reform as a form of historic preservation because it prioritizes 

pedestrian spaces.

What We Heard:



Of the 60+ residents who offered input, there was significant support 

expressed for parking reform in Salem:

"As a historian, I think Salem should plan to highlight its pedestrian heritage, 

parking reform is a good start."

“Our building was built in 1914 and has no dedicated parking. I moved there 

and eventually bought my unit because it was more affordable than other 

properties I considered. I do not have a car and actually sold my car about 5 

years after moving to Salem because I didn't use it and street/snow parking 

is a hassle.”

What We Heard:



Policy options offered to City Council 

Elimination of parking minimums

Existing minimum of 1.5 spaces per 

housing unit of multifamily housing

Reduction of existing minimum

Findings: Salem data suggests multifamily stock, in aggregate, is being built under 1.5 spaces/housing unit 

currently required by the ordinance and still vacancy is observed. Model indicates supply positively correlated 

with demand. To support housing growth in Salem while limiting growth in parking and traffic, we should 

reform our parking minimums for multifamily housing to enable more car-lite and car-free housing 

development.

Degree of flexibility 



Overview of 
Adopted 

Zoning 
Amendment

Eliminate parking minimums for all new 

multifamily housing (3 units and above).

Create a uniform affordability expectation in 

Inclusionary Housing ordinance of 10% of units 

affordable at 60% AMI for eligible projects. 

Require multifamily projects receiving Site Plan 

Review to identify how they will control 
transportation needs via submittal of 

Transportation Demand Management plans.



Window of Opportunity
We were able to advance this amendment because of a confluence of the 
following factors:

o State support signaled via Unlocking Housing Production Commission
o Large and growing body of national parking reform efforts (connected 

with peer communities)
o Local need and alignment with community goals (Housing Roadmap)
o Local support

▪ Working Group
▪ Mayor
▪ Local pro-housing groups

o MAPC's Perfect Fit and Technical Assistance Program
▪ Built upon the existing methodology & body of work
▪ Salem data demonstrated mismatch between existing minimum 

and built supply; mismatch between existing minimum and 
demand

https://www.mass.gov/news/unlocking-housing-production-commission-releases-recommendations-for-producing-more-housing-lowering-costs
https://parkingreform.org/
https://www.mapc.org/about-mapc/funding-opportunities/


Metropolitan Area Planning Council 
(MAPC) 

• The Metropolitan Area Planning Council (MAPC) is 

the regional planning agency serving the people 

who live and work in the 101 cities and towns of 

Metropolitan Boston.

• MAPC's regional plan, MetroCommon 2050, 

guides their work as they engage the region into a 

more equitable and resilient future.

• In the MetroCommon 2050 goal, Inclusive Growth 

and Mobility, they outline recommendations 

focused on investing and expanding public and 

active transportation systems to support more 

affordable, reliable, and safer connections to jobs 

and homes. 



MAPC’S Perfect Fit 

Phase Region
Number

of Sites

Parking Supply

(total spaces /

total units)

Parking Demand

(occupied spaces 

/ occupied units)

Parking

Utilization

(occupied spaces /

total spaces)

Phase 1 & 2

(2015-2019)​

Boston Inner 

Core​
189​ 1.00 spaces/unit​ 0.73 spaces/unit​ 70%​

Phase 3

(2019-2020)
North Shore​ 20​ 1.25 spaces/unit​ 0.95 spaces/unit​ 76%​

Phase 4

(2022-2023)​

WestMetro

HOME

Consortium​

37​ 1.45 spaces/unit​ 0.92 spaces/unit​ 62%​

• Goal: Understand regional parking supply, demand, and utilization at multifamily housing sites 
and identify what factors most strongly influence parking demand.

• Findings: Top factor that influences parking demand is parking supply and parking is 
overbuilt and underutilized in the Greater Boston region.



Salem Project Methodology 
  This project replicates MAPC's Perfect Fit methodology.

• Goal: Determine if our current parking requirements adequately 

meet community needs, advance our shared priorities, and 

represent our vision for Salem’s future.

• Multifamily properties selected included a variety of locations, 
size, tenure type (ownership vs. rental), and affordability.

• Key milestones:

• Outreach included a survey detailing parking and housing provided onsite 
completed by owners and operators. 

• Overnight parking counts and informational surveys were conducted at 
selected sites in Sept, Nov, and Dec 2024.

• Data verification in May 2025.

93 Canal Street 72 Flint Street

7 High Street 10-16 Rainbow Terrace

20 Endicott St 45 Traders Way

34 Peabody St 1000 Loring Ave

47 Leavitt St 10-12 First St

179 Boston St and 43 Boston St 190 Bridge Street

28 Goodhue Street 12 Pope Street

Multifamily sites in data set



In aggregate: 

• Average parking supply (total spaces / total units): 1.18 

parking spaces built per unit of housing.

• Average parking utilization (occupied spaces / total spaces): 

0.62, meaning 62% of those spaces were observed to be 

occupied, with 38% of parking spaces sitting empty.

• Average parking demand (occupied spaces / occupied units): 

0.85 parking spaces per unit of housing – this is the 

appetite for parking per household living in multifamily 

housing.

Salem 
Findings

• Findings are consistent with previous Perfect Fit research - off-street parking is 

overbuilt and underutilized.

• Findings vary based on types of housing (affordability, building size) - following slide 
shows breakdown by segments.



FINDINGS 

Segments # of Sites
Parking Supply

(total spaces/total units), 

total physical spaces

Maximum 
Potential Parking Demand

(occupied spaces/occupied units),

unobserved spaces at full occupancy

Maximum 

Potential Parking Utilization

(occupied spaces/total spaces),

unobserved spaces at full occupancy

All Sites 14 1.18 spaces/unit 0.85 spaces/unit 62%

By Affordability

Market Rate 5 1.79 1.25 70%

Mixed Affordability 5 1.10 0.90 80%

Deeply Subsidized 4 0.53 0.30 31%

By Development Size

Buildings 6 to 20 units 4 0.81 0.47 39%

Buildings 21 to 45 units 3 1.20 0.82 55%

Buildings 45 and up 7 1.39 1.14 81%



Salem Statistical Model Findings 

• MAPC ran a statistical model to determine factors that correlate with parking demand (occupied 

spaces / occupied units) for Salem sites.

• Findings:

• Increase in parking supply by 1 space per unit is associated with an increase in the demand 

for parking by 0.68 vehicles per occupied housing unit. 

• Increase in the walking distance to the commuter rail of 1 mile is associated with an increase 

in the demand for parking by 0.14 vehicles per occupied housing unit.

Elimination of minimum parking 
requirements citywide
Elimination of minimum parking 
requirements citywide
Elimination of minimum parking 
requirements citywide

These findings are consistent with previous Perfect Fit research, which found increased parking 

supply to be the single biggest factor associated with increased parking demand.



Snapshot 
of Shared 
Materials



What are parking minimums?

Parking minimums:
The lowest number of off-

street parking spaces 

required based on the type of 

activity on a site, codified in 

Zoning Ordinance or bylaw. 

Parking minimums often rely 

on estimates from 

the ITE Parking Generation 

Manual, which in the late 20th 

century, produced findings 

that relied heavily on data 

from suburban environments. 

 Minimums are sometimes 

called parking mandates, as 

they create a required 

baseline.

Source: St Paul Parking Study (NRDC)

“Eliminate mandatory minimum parking requirements – 

This elimination will not only give people more say over how 

they live their lives and use their property, but it’s also an 

important step in developing affordable housing.” 

- Bruce Belmore, President, Institute of Transportation Engineers

https://www.stpaul.gov/sites/default/files/2021-04/Saint-Paul-Parking-Study-Presentation.pdf


What are parking minimums?

Above: Excerpt of Section 5.1, Off-Street Parking, City of Salem Zoning Ordinance



The 
connection 

between 
housing 

and parking

Source:  Denver Urbanism



Defining parking reform
"Parking Reform is the use of policies and 

activism to discourage the building of too 

much parking supply and encourage more 

equitable, efficient and sustainable management 
of existing parking supply." 

- Parking Reform Network 

Parking reform can look like:

• adjustment of existing parking minimums;

• elimination of parking minimums; and

• adoption of parking maximums, among other 

interventions.

  Parking reform is not a ban on parking.

Instead, it creates flexibility for 

new projects to provide parking 

that meets their needs.

Image depicts vacant parking space, November 2024, at Salem Dolce Condominium.



Multifamily in Salem

• There are five zoning districts in 

City that allow multifamily housing, 

and two of the five only by special 

permit.

• These five zoning districts comprise 

approximately 12% of Salem's land 

area, meaning multifamily housing 

is only allowed in less than one 

fifth of the City.

• Across those five districts, there are 

three different minimum parking 
requirements for the use.

*This does not include PUDs, which have other dimensional 
and use requirements.*



All contiguous US jurisdictions that have advanced parking reform



US municipalities with populations of <50K that 

have advanced parking reform



Northeast municipalities that have 
advanced parking reform 

Bridgeport, CT

Hartford, CT

Central Falls, RI

Seabrook, NH



Since COW meeting in June 2025, the following 
jurisdictions have advanced parking reform:

Jurisdiction Nature of parking reform

Bothell, WA
Population: 48,161

Elimination of all parking minimums.

Denver, CO
Population: 713,734

Elimination of all parking minimums.

Chicago, IL
Population: 2.6 million

Eliminated parking minimums in transit-rich areas for residential uses; this includes areas within 1/4 mile of 
a frequent bus route, or 1/2 mile of a rail station.

North Carolina 
Population: 10.4 million

North Carolina State House unanimously approved House Bill 369, the Parking Lot Reform and 
Modernization Act. If approved by the Senate & signed by the Governor, bill will eliminate all mandatory 
parking minimums statewide.

Maine 
Population: 1.3 million

As part of a legislative package to support housing production, Maine disallowed parking minimums for all 
new development. 

“I will be another voice to supporting the removal of outdated, unscientific, kind of like throwing 

darts at a dart board parking minimums..."

- Bothell Councilmember Jenne Alderks



Parking reform as housing policy in Massachusetts

Unlocking Housing Production Commission, convened by Governor Healey and tasked with 

finding strategies to support housing production in the Commonwealth, recommended several 

zoning changes, including the below:

The Commonwealth should eliminate parking minimums statewide for any residential use. 

Metro Boston: Several communities in the inner 

core have advanced parking reform in recent years, 

often through the elimination of parking minimums.

• Somerville

• Boston
• Cambridge

• Everett

Beyond Boston: Communities outside of Boston 

are also advancing forms of parking reform:

• Acton

• Lowell

• Framingham
• Salem

Public sentiment: In a recent poll conducted by Abundant Housing, 800+ Massachusetts voters were asked 

how they would feel about a law giving property owners flexibility to determine how much paved parking area 

is on their property – 71% of respondents said they would strongly or somewhat support such a law.



Seattle, WA, from 2012-2017, reduced 

or eliminated parking requirements in its 
urban core and transit-oriented areas.

These reforms enabled new housing 

units to be built, increasing supply. 

Developers built 40% fewer parking 
spaces than would have been required 

absent reform.

More housing units, lower housing costs, growth with limited congestion and air pollution, 

improved walkability, favorable consideration for state and federal grants, and more.

What are the benefits of parking reform? 

https://www.sightline.org/2023/04/13/parking-reform-legalized-most-of-the-new-homes-in-buffalo-and-seattle/


What are the benefits of parking reform? 

Minneapolis, MN, eliminated all off-street parking 

requirements in 2021 after incremental changes 

starting in 2009, leading to a 30% reduction in 

parking as of 2024. Typical rents of studio 

apartments fell 17% in buildings without parking.

“No single legislative action did more to 

contribute to housing creation than the 

elimination of parking minimums.” 

- Minneapolis Director of City Planning
Source: Solstice Northeast

More housing units, lower housing costs, growth with limited congestion and air pollution, 

improved walkability, favorable consideration for state and federal grants, and more.

https://www.pew.org/en/research-and-analysis/articles/2024/01/04/minneapolis-land-use-reforms-offer-a-blueprint-for-housing-affordability
https://solsticempls.com/


What are the benefits of parking reform? 

Both Bridgeport and Hartford, CT, eliminated 

parking minimums for all uses. In 2024, 3 

years post-elimination, Bridgeport permitted 

more housing units than the previous 8 

years combined. 

Source: CT Parking Reform

More housing units, lower housing costs, growth with limited congestion and air pollution, 

improved walkability, favorable consideration for state and federal grants, and more.

Bridgeport, CT – Post-parking reform

Total Multifamily Units Built 

2022-2023
23 projects, totaling 281 units

Properties Built Without 

Parking

6 properties (4 duplexes, 2 

triplexes, and 1 six-plex)

Average Parking Supply 1 space per unit

https://parkingreform.org/mandates-map/city_detail/Bridgeport_CT.html
https://parkingreform.org/mandates-map/city_detail/Hartford_CT.html
https://ctparkingreform.org/


Parking supply after parking reform

A case study in Denver tracked parking 
provided at housing development in 
neighborhoods with no minimums.

• Parking provided at an average of 
0.84 spaces per housing unit.

• Range of 0 spaces - 1.9 spaces per 
unit depending on context.

• Parking supply reduced by 17% or 
4,180 spaces.

Source: Eliminating Parking Mandates, SWEEP

Cities where parking minimums were eliminated often still see off-

street parking produced alongside housing units.

https://docs.google.com/presentation/d/10wMIwW84kMnZ1UxaA09emJAHwYCw5vWk12hzPpJtbEE/edit?slide=id.g96e6814296_4_3#slide=id.g96e6814296_4_3
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Final 
Takeaways

• Know your local context: 
Situate within ongoing City work, 
leverage available data on current 
parking and housing landscape.

• Crowdsource information: Contact 
muni staff in other jurisdictions, most 
will be happy to help.

• Leverage window of opportunity: 
local support and need, state support, 
national parking reform efforts, Perfect 
Fit
o "Trust but verify" - political support

▪ Housing Choice legislation – simple majority
oPairing quantitative and qualitative data



Thank you!

Elena Eimert, Senior 
Planner
eeimert@salem.com

Robyn Lee, Planner
rlee@salem.com Project webpage: 

https://imaginesalem.org/residential-parking-
minimums 
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