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EXECUTIVE SUMMARY 
 

BACKGROUND 
 
The City of Vineland Planning Board has prepared the 2008 Master Plan to guide the City’s 
future growth, development, redevelopment, and conservation. The Master Plan responds to 
increasing development pressures and provides for balanced land use that would benefit the entire 
community 
 
The plan is based upon a vision for future growth, redevelopment, and conservation that maintains a 
compact pattern of development within the City's sixty-nine square miles.  The City envisions a 
revitalized historic urban center, appropriate infill, adaptive reuse, brownfield reclamation and new 
development in the suburbs surrounding the City's urban center, and a rejuvenated Delsea Drive 
corridor.  Vineland's suburban development transitions at a low density to a rural greenbelt of 
preserved open spaces and farms that extends to the western, northern, and eastern City limits.  
 
PRINCIPLES, GOALS, AND OBJECTIVES 
 
The City of Vineland Master Plan is based upon the principles of balanced land use, sustainable 
development, and equitable growth. 
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BALANCED LAND USE ~ Land and water are finite resources.  Residential, commercial, 
industrial, agricultural, public, recreational, and open space uses compete for a share of these two 
limited and increasingly valuable resources. The City's future land use and development must be 
balanced to meet the public needs and serve the goals and objectives of the City plan for housing 
and economic development, redevelopment of the City center, agricultural land use, community 
facilities and services, clean and abundant water, good quality air, and green spaces for recreation 
and biological diversity.   
 
SUSTAINABLE DEVELOPMENT ~ Sustainable development meets the needs of the present without 
compromising the ability of future generations to meet their needs.  Development should not 
exceed the limits of the City's natural systems and its infrastructure system nor should it degrade 
those systems.  
 
EQUITABLE GROWTH ~ The benefits and the responsibilities of the City's growth, development 
and redevelopment, and conservation should be equitably shared.  
 
The City Master Plan supports the vitality of the City's urban and suburban areas that have the 
appropriate infrastructure, regional highway access, and community facilities to support and serve 
the City's present and future population and provide for new job creation and housing.  The City 
will utilize its existing urban and suburban footprint more efficiently through the redevelopment 
and rehabilitation of the City's downtown, by reclaiming brownfields and greyfields for beneficial 
economic development, through the adaptive reuse of existing developed sites, and by promoting 
the infill of areas where sewer and water lines already exist.  
 
The Master Plan establishes goals and objectives for the City's future development, 
redevelopment, and conservation. 
 
LAND USE PLAN ELEMENT 
 
The City of Vineland is a diverse community with a land area that totals more than sixty-nine square 
miles.  It includes urban, suburban, and rural land uses and a variety of housing types and 
commercial, institutional and industrial activities. A large portion of the community is actively 
farmed and significant areas of the City are open space lands in public or private ownership. 
Although a large area of the City is served by public sewer and water service from community wells, 
extensive areas of the City rely upon on-site wells and septic systems.  The City's many community 
facilities include schools, library, emergency service facilities for police, fire protection, and first aid, 
and community recreation areas and playgrounds.  Most of Vineland's public community facilities 
are located in the more densely populated areas of the City south of Forest Grove Road between 
Route 55 and the Menantico Creek and Hance Bridge Road.  The City is served by a well developed 
transportation network that includes local streets, County roads, and State highways as well as an 
airport and a rail line.  The City's rivers, streams, waterways, and wetlands are important features of 
Vineland's landscape and provide needed drainage, and flood control for the community as well as 
scenic rivers and habitat areas for rare or threatened native species. 
 
The land use plan element presents the standards for density and development intensity 
recommended for Vineland. 
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The City land use plan is based upon the following generalized land use areas: 
 

 Historic City Center  
 City Center Suburbs 
 Suburban/Rural Transition 
 Special Economic Development 
 Commercial/Industrial Nodes 
 Rural/Conservation Greenbelt 
 Greenways 

 
Sanitary sewer is essential infrastructure for the City's future growth and development.  The City 
has a limited sewage treatment capacity and a limited supply of water.  The City plan is to limit 
future City sanitary sewer extensions to a defined area of the City that includes the historic City 
center, the City center suburbs, the area of suburban rural transition, commercial and industrial 
nodes, and the area of special economic development.  Sanitary sewers will not be extended to 
serve the rural/conservation greenbelt.  
 
 
 
 
 
 
 
 
 

City of Vineland 
Future Land Use 
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LAND USE PLAN ELEMENT ~ COMMUNITY DESIGN GUIDELINES 
 
Vineland has a distinct pattern of land use and development that includes an historic urban center 
with a central business district and main shopping street, urban and suburban residential 
neighborhoods with tree lined streets, commercial corridors, commercial or industrial nodes, and 
a greenbelt of farms and open spaces.  To establish a positive community image, the City requires 
sensitive community design in all areas of Vineland.   
 
The orientation, form, and relationship of buildings, landscaping, signage, lighting, streets, open 
spaces, and parking to meet the public need for a well ordered community are basic 
considerations of community design.  
 
The Master Plan land use plan element includes community design guidance for the following: 
 
• Building design 
 
• Off street parking and loading areas 
 
• Streets and circulation 
 
• Landscaping 

Proposed Land Use Acres Percentage 
Commercial 1,999 4.5% 
Center City Redevelopment 
Area (Excluding Public and 
Parklands) 

702 1.6% 

Mixed Use 225 0.5% 
Industrial 3,492 7.9% 
Institutional Campus 169 0.4% 
Institution 266 0.6% 
Low Density Residential 5,302 12.0% 
Medium Density Residential 7,284 16.5% 
Multi-family Density Transfer 207 0.5% 
Agriculture 7,680 17.4% 
Conservation 7,379 16.7% 
Mobile Homes 400 0.9% 
Parks/Open Space 5,666 12.8% 
Public Use/Public Land 3,379 7.7% 
Total 44,150 100.00% 
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• Conservation of trees and forests 
 
• Delsea Drive corridor 
 
HOUSING PLAN ELEMENT AND FAIR SHARE PLAN 
 
The City of Vineland Master Plan Element and Fair Share Plan provides recommendations for the 
future development, rehabilitation, and improvement of housing in the City of Vineland.  It also 
addresses the obligation of the City to plan for a fair share of the regional need for affordable 
housing. 
 
The City of Vineland offers a wide variety of housing opportunities, including a large number of 
affordable housing units. Although the predominant housing type in the City is the single family 
detached dwelling, the City housing stock is diverse. The City has developed single-family and 
multi-family housing for families, the elderly, the lower income and the disabled. Vineland is 
improving the City center through housing rehabilitation.  The 2000 Census indicated that the 
City contained nearly 21,000 dwelling units. 
 
Approximately 33.7% of the City's total occupied housing units are rental units. In addition to 
single family detached dwellings, the City housing stock includes significant numbers of the 
following other types of dwelling units. 
 

 Duplexes 
 Multi-family dwellings 
 Alternative living arrangements  
 Housing for the disabled  
 Age-restricted housing 
 Assisted living  
 Public housing 
 Mobile homes 

 
The City is obligated to plan to provide affordable housing. The City adopted its housing plan 
element and fair share plan in 2006 to address the housing needs identified by the New Jersey 
Council on Affordable Housing (COAH) in its rules adopted in 2004.  Subsequent to the COAH 
rule adoption and the City adoption of its housing plan element and fair share plan, COAH has 
proposed a revised rule in response to an Appellate Court decision issued in January, 2007.  The 
COAH revised rule, if adopted as proposed, will require changes to the City housing plan element 
and fair share plan. 
 
CONSERVATION PLAN ELEMENT 
 
The City of Vineland is distinctive in the variety of ecological communities and wildlife species 
that are sustained within the City limits. In a crowded state where open space and agricultural 
lands have been consumed by development and urban sprawl, the scenic vistas, farmlands, 
forests, pristine rivers, streams, and watercourses of Vineland are stand out features of the City’s 
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environment. Vineland recognizes that, for the City to remain an attractive and healthy place to 
live and work, the City must protect its natural environment and resources from degradation. 
 
The conservation plan element of the Master Plan responds to civic concern that the City’s 
environment, open spaces, and rural areas are being consumed and compromised by land 
development practices that clear cut forests, aggravate flooding, impair water quality, fragment 
and reduce wildlife habitat, and consume open space and farmland. 
 
The City should take the following actions to achieve its conservation goals and objectives and 
meet the City’s needs for resource protection: 
 

 Establish a City Open Space and Preservation Program 
 

 Establish a System of Greenbelts and Greenways 
 

 Conservation of Stream Corridors and Flood Hazard Areas  
 

 Regulate Development in Wellhead Protection Areas 
 

 Encourage Compact and Energy Efficient Community Development  
 

 Conserve Forests and Trees 
 

 Provide Development Practices that Preserve Open Space and Farms and Reduce 
Environmental Impacts such as Transfer of Development Rights (TDR), residential cluster 
development, and lot size averaging. 

 
FARMLAND PRESERVATION PLAN 
 
The City of Vineland's agricultural economy begins with the City’s founding in 1861 as a planned 
agricultural community and runs through to the present day.  The City plan is to preserve farms 
and farmland and to sustain agriculture as part of the City's economic base.  Agriculture and 
agribusiness continue to be important to the City's economic diversity and to Vineland's character 
and identity as a South Jersey community and center for the production of fresh produce and 
other food products.  The City's vision for a sustainable future includes maintaining a productive 
agricultural base as part of the local economy.  The City is committed to balanced land use 
planning that preserves farming as a business and as a major land use within Vineland.   
 
The City recognizes that productive farmland is a diminishing resource in New Jersey.  Given the 
City's highly suitable soils and location for agricultural production, the City’s goal is to promote 
farming as a business and preserve the greatest possible amount of Vineland’s farmland.  
 
To preserve farmland and farming in Vineland, the City, in conjunction with the County and the 
State, needs to encourage, support, and assist the participation of local farmers and landowners in 
farmland preservation programs.  To maintain farming as a business, the City also needs to 
promote and protect the local farm economy and work with the State and the County to preserve 
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the agricultural economy of the region.  To meet these needs, and to preserve as much farmland 
as possible, the City should take the following actions.  
 

 Establish a Permanent Agricultural Advisory Committee to work with the farm community to 
preserve the City’s farmland 

 
 Expand the City’s Agricultural Development Areas to enable more of Vineland's farms to be 

eligible for farmland preservation by creating  new and expanded ADAs extending to the 
farms in the eastern, northern, and southern areas of the City.  

 
 Establish a City Farmland Preservation Program to leverage monies from the State and the 

County for preserving Vineland's farms.  
 

 Protect Agricultural Areas from conflicting land use sand conserve a working landscape for 
farm activities by limiting, discouraging, or prohibiting the introduction of development and 
sewer infrastructure or land uses that are incompatible with or conflict with farm operations 
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STATEMENT OF PLAN RELATIONSHIPS 
 
The New Jersey Municipal Land Use Law (MLUL) requires that the City state the relationship of 
its Master Plan to the plans of adjacent communities, the Cumberland County plan, the State 
Development and Redevelopment Plan (SDRP), the Pinelands Comprehensive Management Plan 
and the District Solid Waste Management Plan. The City of Vineland is bordered by Franklin 
Township, Newfield Borough, Buena Borough and Buena Vista Township to the North, Maurice 
River Township to the east, Millville City to the south and Deerfield and Pittsgrove Township’s 
to the west.   
 
The policy of the City of Vineland is to work with neighboring municipalities, the County, the 
State, and the Pinelands Commission to advance sound planning and develop compatible plans. 
 
The SDRP places Vineland within the Metropolitan (PA1), Suburban (PA2), Rural (4), Rural 
Environmentally Sensitive (4B), Environmentally Sensitive (PA5) State Park and Pinelands 
planning areas as designated by the State Plan.  
 
The State is currently revising the State Plan and has proposed a revised plan and a revised State 
Plan map. Vineland has mapping issues with the State Plan which it hopes to work out through 
the State Plan cross acceptance process and through the plan endorsement process. The conflict is 
chiefly over the area that the City has invested in to expand and develop the City's economic 
base. This area lies between Delsea Drive and Route 55 and is part of the special economic 
development area conceptualized for the City Master Plan.  
 
Approximately seven (7) percent of the City is located in the Pinelands Preserve. The City zoning 
plan within each district in the Pinelands is consistent with the Pinelands Comprehensive 
Management Plan. 
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BACKGROUND TO THE PLAN 
 
 
HISTORIC BACKGROUND  
 
In 1861, Charles K. Landis, an attorney and banker from Philadelphia, seized the opportunity to create a 
new town on 31 square miles of land in southern New Jersey.  Landis envisioned a vibrant town whose 
fine buildings would be well set back from an orderly grid of wide, tree-lined streets and surrounded by a 
hinterland of vineyards and farms.  He named his town Vineland. 
 
Since its founding, Vineland has grown in size and developed a rich heritage.  This heritage has survived 
the test of time, and is still evident in the City’s many historic sites and economy, which includes 
agribusiness, food processing, transportation, glass making, and mental health services.  In addition, the 
City’s population and many street names reflect Mr. Landis’ effort to diversify the City by attracting 
Italian immigrants to the eastern part of the City.  The City's population and diversity have grown to 
almost 60,000 residents. 
 
REGIONAL LOCATION 
 
Today, the City of Vineland, Cumberland County, has an area of approximately 69 square miles.  It 
borders eight (8) municipalities in four (4) counties1, and is situated just 40 miles from Philadelphia, PA 
and 50 miles from Wilmington, DE.   
 
 

                                                 
1 Franklin Township (Gloucester County), Newfield Borough (Gloucester County), Buena Vista Township (Atlantic  
  County), and Buena Borough (Atlantic County) to the North; Maurice River Township (Cumberland County) to  
  the East; Pittsgrove Township (Salem County) and Deerfield Township (Cumberland County) to the West; and, the 
  City of Millville (Cumberland County) to the South. 

C. K. Landis 
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PRIOR MASTER PLAN DOCUMENTS 
 
Vineland’s prior Master Plan was adopted by the Planning Board on January 8, 1992, and subsequently 
reviewed in July 1998 and January 2000.  It included a land use element, a housing element, a circulation 
element, a utility element, a community facilities element, a conservation element, and a statement of plan 
relationships.  Although the January 2000 Master Plan Reexamination Report noted that there were no 
significant changes to the assumptions, policies, and objectives of the 1992 Master Plan, it expressed 
concern with the City’s future growth and development.  Among these concerns were issues related to the 
capacity of the City’s sewer and water service; the subdivision of farmland for residential development; 
restoring the vitality of commercial areas within the historic City core; improving the quality of life for 
residents of the central neighborhoods in the City center; and, maintaining the City’s competitive position 
to attract high-quality development after the scheduled loss of its Urban Enterprise Zone in 2008.   
 
In 2000, the City adopted a housing plan to address the City’s 1987 to 1999 fair share affordable housing 
obligations.  
 
In 2004, in an effort to reverse the decline of the historic City core, the City adopted the Center City 
Redevelopment Plan following designation of this area as a federal empowerment zone. 
 
In 2005, the City Planning Board amended the Master Plan to include a stormwater management plan 
element. 
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In 2006, the City Planning Board amended the Master Plan to include a Housing Plan Element and Fair 
Share Plan to address the rules and regulations of the New Jersey Council on Affordable Housing 
(COAH) adopted in 2004. 
 
In 2006, the City Planning Board amended the Master Plan Land Use Plan Element to plan the future land 
use for the Institutional Campus Area of the City that included the Vineland Development Center and the 
Training School at Vineland. 
 
From 2000 forward, the City of Vineland experienced an accelerated level of residential growth and 
extraordinary development pressures. This was evident in the fact that, while the community gained 
approximately 1,200 households during the 1990’s, almost 1,000 households were added in the five (5)-
year period from 2000 to 2005.  Most of the development activity occurred outside the historic City 
center. 
 
During the 1990’s, the City’s population grew by about 1,045 residents.  However, in the years from 2000 
to 2006 Vineland’s population grew by more than 2,446 residents, which represents approximately 29 
percent of Cumberland County’s population growth for the same period. 
 
In 2006, the City Planning Board received Master Plan Technical Review Reports on Existing Land Use, 
Zoning, Demographics, Economic Base, Natural Resources, and Environmental Conditions.  The reports 
were prepared by the City’s planning consultant for Planning Board use in reviewing and updating the 
City Master Plan. 
 
As a result of the increasing development pressures, and in an effort to update the City Master Plan to 
provide balanced land use that would benefit the entire community, the Planning Board has prepared this 
Master Plan to guide the City’s future growth and development.   
 
The land use plan element, housing plan element and fair share plan, conservation plan element, and 
statement of plan relationships of this Master Plan supersede the land use plan, housing plan, conservation 
plan, and statement of plan relationships contained in the 1992 Master Plan.2 
 
MASTER VISION STATEMENT 
 
What will Vineland be in twenty years?  The vision statement below looks ahead and describes the City’s 
future. 
 
Vineland is recognized as one of the most unique and livable communities in New Jersey.  It has a 
thriving and attractive downtown that is the focus of community life.  The Center City is a healthy mix of 
residential and nonresidential uses featuring restored buildings, exceptional streetscapes, stable 
neighborhoods, and affordable and well-maintained housing that provide the convenience of downtown 
living. The City has pursued a highly successful development strategy of utilizing its existing urban and 
suburban footprint more efficiently through the redevelopment and rehabilitation of the City's downtown, 
by reclaiming brownfields and greyfields for beneficial economic development, through the adaptive 
reuse of existing developed sites, and by promoting the infill of areas where sewer and water lines 
already exist. The City's business retention and expansion program is a model for economic development 

                                                 
2 The circulation plan, utility plan, and community facilities plan of the 1992 Master Plan will continue as elements  
   of the City Master Plan until such time as the Planning Board amends or replaces those elements. 
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that provides significant employment, modern infrastructure, and an expanding tax base. The City’s 
farmland and open space program has preserved large contiguous areas of farm, forests, and important 
natural features. The City has capitalized on its transportation links and reputation as a businesses 
friendly community that offers the region's best quality of life. The City has successfully grown by 
directing development into the City's urban center and suburbs and into the revitalized and redesigned 
Delsea Drive corridor. The City's suburbs that transition to the greenbelt are the most sought after place 
to live in South Jersey.  
 
As Vineland looks to the future, the residents seek to retain the community's character, its young 
residents, and to continue to provide employment, housing, and recreational opportunities for all age 
groups.  
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PRINCIPLES, GOALS, AND 
OBJECTIVES 

 
 
PRINCIPLES 
 
The City of Vineland Master Plan is based upon the principles of balanced land use, sustainable 
development, and equitable growth. 
 
BALANCED LAND USE ~ Land and water are finite resources.  Residential, commercial, 
industrial, agricultural, public, recreational, and open space uses compete for a share of these two 
limited and increasingly valuable resources. The City's future land use and development must be 
balanced to meet the public needs and serve the goals and objectives of the City plan for housing 
and economic development, redevelopment of the City center, agricultural land use, community 
facilities and services, clean and abundant water, good quality air, and green spaces for recreation 
and biological diversity.   
 
SUSTAINABLE DEVELOPMENT ~ Sustainable development meets the needs of the present without 
compromising the ability of future generations to meet their needs.  Development should not 
exceed the limits of the City's natural systems and its infrastructure system nor should it degrade 
those systems.  
 
EQUITABLE GROWTH ~ The benefits and the responsibilities of the City's growth, development, 
redevelopment, and conservation should be equitably shared.  
 
GOALS 
 
The Vineland Master Plan is based upon the following goals: 
 
1. To encourage public action to guide the appropriate use or development of all lands in the 

City in a manner which will promote the public health, safety, morals, and general welfare. 
 
2. To secure safety from fire, flood, panic and other natural and man-made disasters. 
 
3. To provide light, air and open space that maintains the best qualities of the City's urban, 

suburban, and rural environments. 
 
4. To promote the establishment of appropriate population densities and concentrations for the 

well being of the City and its neighborhoods and the environment. 
 
5. To encourage the appropriate and efficient expenditure of public funds by the coordination of 

public development with land use policies. 
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6. To provide sufficient space in appropriate locations for a variety of agricultural, residential, 
recreational, commercial and industrial uses and open space, both public and private, in a 
manner that will provide for balanced City growth, development, redevelopment, and 
conservation. 

 
7. To encourage the location and design of transportation routes which will promote the free 

flow of traffic while discouraging location of such facilities and routes that result in 
congestion or blight. 

 
8. To promote a desirable and an exceptionally high quality visual environment through creative 

development techniques and good civic design and arrangements. 
 
9. To promote the conservation of historic sites and districts, open space, energy resources and 

valuable natural resources and to prevent urban sprawl and degradation of the environment 
through improper use of land. 

 
10. To provide opportunities for senior citizen community housing construction. 
 
11. To coordinate the various public and private procedures and activities shaping land 

development with a view of lessening the cost of such development and to the more efficient 
use of land. 

 
12. To conserve, protect, and promote the wise use of water resources. 
 
13. To promote the utilization of renewable energy resources. 
 
14. To encourage improvements to neighborhoods throughout the City by providing for 

appropriate redevelopment, reinvestment, revitalization and capital improvements.  
 
15. To manage stormwater in accordance with the best management practices for protecting 

water quality and promoting ground water recharge. 
 
16. To maintain Vineland’s rural features.  
 
17. To encourage, support, and assist local farmers and landowners in permanently preserving as 

much farmland as possible.  
 
18. To promote agribusiness and farming as part of the City's economic base. 
 
19. To expand the City's economic base and provide economic opportunity for City residents. 
 
20. To revitalize the City center. 
 
OBJECTIVES 
 
The Vineland Master Plan establishes the following objectives for the improvement of the City: 
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A. Upgrade substandard housing and eliminate illegal conversions through code enforcement, 
home improvement loans, technical assistance, effective property maintenance ordinances, 
and public improvements. 

 
B. Maintain Vineland’s rural features and secure the environmental, economic, and social 

benefits derived from farmland in the City by increasing the number of farms and the areas of 
the City that are eligible for farmland preservation programs through the expansion of the 
City’s Agricultural Development Areas. 

 
C. Establish a permanent Agriculture Development Committee to work with the County, the 

State, and the private sector to actively encourage, support, and assist participation by local 
farmers and landowners to permanently preserve as much of Vineland’s farmland as possible 
and to retain and develop the City’s agricultural industry. 

 
D. Limit the extension of sanitary sewers to the sanitary sewer service area proposed by the City 

Master Plan. 
 
E. Improve the visual qualities and amenities of the City through design standards that direct the 

orientation, form, and relationship of buildings, landscaping, signage, lighting, streets, open 
spaces, and parking to meet the public need for a well ordered, convenient, unified, 
functional, efficient and highly attractive community.  

 
F. Provide for the beneficial adaptive reuse of vacant and underutilized buildings. 

 
G. Focus development into center City in a manner that combines commercial, civic, cultural 

and recreational uses in a safe, clean urban environment that attracts visitors, residents, and 
patrons of local business.  

 
H. Provide for the efficient use of water through natural drainage, drought tolerant landscaping 

and recycling. 
 
I. Provide for a diversity of housing opportunities, with particular attention to affordable 

housing, through the enactment of a growth share ordinance that mandates the provision of 
affordable housing. 

 
J. Promote the improvement of the Delsea Drive corridor to establish a positive visual image for 

the City, improve mobility for all modes of transportation, and capture opportunities for the 
enhancement and development of the City's economic base. 

 
K. Reserve sufficient water and sanitary sewer capacity to promote the economic development 

of beneficial industrial and commercial uses. 
 
L. Provide an area for the future growth of high quality, low density, suburban residential 

development, and permit clustering and lot averaging that preserves open space and 
minimizes the impact of development on the environment.  

 
M. Identify and protect scenic roadway corridors in the City.  
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N. Provide a network of streets, pedestrian paths, trails and bike paths and bike lanes that inter-
connect community facilities and link into the center City.  

 
O. Develop stream corridor restoration plans for impaired waterways.  
 
P. Protect the community's wellheads from encroachment and degradation. 
 
Q. Acquire ecologically significant areas for conservation activities and passive recreation. 
 
R. Promote the conservation of riparian buffers to streams by enacting design standards for 

stream corridor protection. 
 
S. Pursue the acquisition and preservation of open space within the City greenbelt through the 

State Green Acres Program, Cumberland County, the State Farmland Preservation Program, 
and non-profit land conservancies. 

 
T. Enact design standards for new development to require tree save plans and woodland 

protection plans to minimize the clear cutting of trees and woodlands and requires mitigation 
for their loss.  

 
U. Provide a greenway system that protects surface water quality and the riparian environment 

by conserving land adjacent to lakes, rivers, and streams. 
 
V. Protect forests to improve air quality and prevent the fragmentation of forest habitat. 
 
W. Protect native species and the habitat necessary to support biological diversity. 
 
X. Protect groundwater resources and promote the recharge of groundwater. 
 
Y. Regulate and preserve floodplains to reduce the hazards to life and property from flood 

events. 
 
DEVELOPMENT POLICY 
 
The policy of the City of Vineland is to work with neighboring municipalities, the County, the 
State, and the Pinelands Commission to advance sound planning and develop compatible plans. 
 
Vineland encourages beneficial growth and development and the conservation of natural 
resources by directing future growth into the City's urban center and suburbs while conserving a 
surrounding greenbelt of ecologically sensitive areas, farm areas, and open spaces.  This policy 
supports the vitality of the City's urban and suburban areas that have in place the appropriate 
infrastructure, regional highway access, and community facilities to support and serve the City's 
present and future population and provide for new job creation and housing.  The City will utilize 
its existing urban and suburban footprint more efficiently through the redevelopment and 
rehabilitation of the City's downtown, by reclaiming brownfields and greyfields for beneficial 
economic development, through the adaptive reuse of existing developed sites, and by promoting 
the infill of areas where sewer and water lines already exist.  
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STATEMENT OF PLAN RELATIONSHIPS 
 
 
INTRODUCTION 
 
The New Jersey Municipal Land Use Law (MLUL) requires that the City state the relationship of its 
Master Plan to the plans of adjacent communities, the Cumberland County plan, the State Development 
and Redevelopment Plan (SDRP), the Pinelands Comprehensive Management Plan and the District Solid 
Waste Management Plan.  
 
The policy of the City of Vineland is to work with neighboring municipalities, the County, the State, and 
the Pinelands Commission to advance sound planning and develop compatible plans. 
 
This section of the City Master Plan analyzes the relationship of the City plan to the plans of the State, the 
County, adjoining municipalities, and the Pinelands. 
 
ANALYSIS OF SURROUNDING COMMUNITIES 
 
The City of Vineland is bordered by Franklin Township, Newfield Borough, Buena Borough and Buena 
Vista Township to the North, Maurice River Township to the east, Millville City to the south and 
Deerfield and Pittsgrove Township’s to the west.   
 
Franklin Township 
 
Directly abutting Vineland to the northwest is Franklin Township.  The portion of Franklin bordering 
Vineland consists of lands planned for Interchange Commercial, Neighborhood Commercial, Malaga 
Village and Residential Agriculture. Vineland plans primarily for agricultural and low density single-
family housing.   
 
Millville City 
 
Vineland and Millville share a regional center designation. Both communities plan commercial and 
industrial areas adjacent to the Route 55 interchanges.  Low and medium density residential uses are 
planned adjacent to the commercial and industrial districts that transition to open space and conservation 
areas.  
 
Buena Borough 
 
Abutting Vineland to the north is Buena Borough.  The portion of Buena Borough bordering Vineland is 
identified within the Borough’s 2005 Future Land Use Plan as low density single-family residential (1-
acre) and farmland (6-acre).  A commercial overlay district extends 500 feet on each side of Wheat Road 
adjacent to the Vineland border.  
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Pittsgrove Township 
 
Pittsgrove Township borders Vineland to the west.  The entire border with Vineland located along the 
Maurice River is planned for low intensity residential and conservation uses.  The majority of the 
Vineland border is planned as a low intensity woodland conservation district.  Along the southern border 
with Pittsgrove is an industrial zone in Vineland that extends to the Maurice River.  
 
Deerfield Township 
 
At the southwestern border of Vineland adjacent to the Maurice River exists a common boundary with 
Deerfield Township.  The 2002 Deerfield Township Master Plan identifies the entire common boundary 
with Vineland to be planned for public use.  A stream and wetlands conservation area is identified in the 
Deerfield Township Open Space and Conservation Plan adjacent to the Maurice River.  
 
Newfield Borough 
 
At the northwestern border of Vineland adjacent to the freight rail line is Newfield Borough.  Newfield 
prepared a Master Plan in 1977 and a reexamination report in 1995.  According to the Master Land Use 
Plan map identified in the 1995 reexamination report, Newfield Borough plans low to medium density 
residential uses along the western portion of the common boundary and neighborhood commercial uses 
and heavy manufacturing uses adjacent to the freight rail line.  
 
Maurice River Township 
 
At the eastern border of Vineland adjacent to the Manumuskin River exists a common boundary with Maurice 
River Township. The border with Vineland is almost entirely state owned open space and is apart of a Wild and 
Scenic Corridor Overlay. Located within the Pinelands National Reserve, areas adjacent to Vineland are planned 
as public and private open space.   
 
Buena Vista Township 
 
Vineland shares a 5.4 mile long common boundary with Buena Vista Township.  Areas located outside of the 
Pinelands National Reserve are planned for Residence Agriculture (RA) and for an Office Campus District 
(Overlay Zone). Vineland plans agricultural land use. The Pineland’s areas of both communities, both 
communities are planned for low density agricultural production (AP) and forest areas (FA).   

 
THE STATE DEVELOPMENT AND REDEVELOPMENT PLAN (SDRP) 
 
The State Planning Commission adopted the State Development and Redevelopment Plan (SDRP) in June 
of 1992 and adopted a revised SDRP on March 1, 2001. A new SDRP was released for cross acceptance 
in 2004. The SDRP contains goals, objectives, and policies regarding the future development and 
redevelopment of New Jersey. The primary objective of the SDRP is to guide development to areas where 
infrastructure is available or can be readily extended such as along existing transportation corridors, in 
developed or developing suburbs, and in urban areas. New growth and development should be located in 
“centers,” which are “compact” forms of development, rather than in “sprawl” development. The overall 



Statement of Plan Relationships 
City of Vineland  New Jersey 
 
 
 

 
City of Vineland Master Plan 

April 2008 
Page SP-3 

 

goal of the SDRP is to promote development and redevelopment that will consume less land, deplete 
fewer natural resources and use the State’s infrastructure more efficiently. Among these is the 
redevelopment and revitalization of New Jersey’s cities and urban areas. As set forth in the 2001 SDRP: 
 
The SDRP places Vineland within the Metropolitan (PA1), Suburban (PA2), Rural (4), Rural 
Environmentally Sensitive (4B), Environmentally Sensitive (PA5) State Park and Pinelands planning 
areas as designated by the State Plan.  
 
 

State Plan Designations 
State Plan Designation Area (acres) Percent of Area 
Metropolitan 12,957 29.3% 
Suburban 10,580 24.0% 
Rural 7,664 17.4% 
Rural/Environmentally 
Sensitive 

5,945 13.5% 

Environmentally Sensitive 3,239 7.3% 
Pinelands 2,316 5.2% 
State Park 1,450 3.3% 
Total 44,151 100.0% 

 
 
The State is currently revising the State Plan.  Vineland has issues with the State Plan and its mapping, 
which the City hopes to work out through the State Plan cross acceptance process and through the plan 
endorsement process.  The conflict is over the area the City has invested in to expand and develop the 
City’s economic base.  This area includes the historic City center, its suburbs, schools, residential areas, 
the City industrial park, sewer and water infrastructure, and the transportation corridor between Delsea 
Drive and Route 55.  This area is part of the Vineland-Millville Regional Center designated by the State 
Plan.  A regional center functions as a magnet to attract employment and development along or near 
major transportation corridors.  For Vineland to function as a regional center, the State needs to support 
the City’s efforts to attract and direct future development and redevelopment into this area of Vineland.  
The State, however, has proceeded to designate much of this area of the City as a special water resource 
protection area.  The designation results in regulatory restrictions that conflict with the City’s and the 
State’s growth and development objectives, as well as the substantial public investment that has been 
made to provide the sewer, water, and transportation infrastructure to support the development and 
redevelopment of Vineland. 
 
PINELANDS COMPREHENSIVE MANAGEMENT PLAN 
 
The Pinelands in Vineland are subject to the Pinelands Comprehensive Management Plan (CMP) which is 
administered by the New Jersey Pinelands Commission in cooperation with units of local, state and 
federal government.  Municipalities within the Pinelands jurisdiction must conform their master plan and 
land use ordinances to the minimum standards set forth in the CMP.  
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Approximately seven (7) percent of the City is located in the Pinelands Preserve comprising 3,237 acres 
or five (5) square miles.  The majority, or 2,344 acres of the Pinelands within Vineland, are located in the 
Forest management area; 607 acres are located in the Rural Development management area; and 286 
acres are located within the Agricultural Production Management Area.  The following table identifies a 
breakdown of the Pinelands management areas by acreage and indicates preserved areas owned by 
NJDEP and the Nature Conservancy and acreage owned by the City. 
 

Pinelands Management Area in the City of Vineland 
Management Area Total Acreage Acreage Owned by 

NJDEP and the 
Nature Conservancy 

Acreage 
Owned by the 
City 

Remaining 
Acreage 

Agricultural Production 
Area 

286 149 0 137 

Forest Area 2,344 1,887 213 244 
Rural Development Area 607 271 25 311 
Total 3,237 2,307 268 692 
 
Following are descriptions of Pinelands Management Areas found in Vineland1. 
 
Agricultural Production Area 
 
The Agricultural Production Area consists of active agricultural lands, generally upland field agriculture 
and row crops, including adjacent areas with soils suitable for expansion of agricultural operations. Farm-
related housing on 10 acres and non-farm housing on 40 acres are allowed. Permitted non-residential uses 
are agricultural commercial and roadside retail within 300 feet of preexisting commercial uses. 
 
Forest Areas 
 
Many of the same critical environmental features which characterized the Preservation Area were found 
here in abundance -- unpolluted streams, rare plants and animals, and pristine environments such as cedar 
swamps. It became evident that much of the Protection Area could be classified as possessing the 
essential character of the Pinelands. Land that met the Commission's criteria for essential character was 
placed in Forest Area. These areas generally adjoin the Preservation Area, but also extend far to the south, 
linked to the northern forest by a narrow undeveloped stretch between Hammonton and Egg Harbor City.  
 
The same land uses that are permitted in the Preservation Area District are permitted in Forest Areas. 
Municipalities are also given the option of including certain other new uses, such as limited commercial 
establishments. Each municipality is also assigned a number of new housing units, which may be built in 
its Forest Area. The Plan allows one new house for each 15.8 acres of privately owned, undeveloped 
upland. Municipalities are also allowed to cluster development on 3.2 acre lots in Forest Areas to 
minimize environmental damage. 
 

                                           
1   Descriptions of each management area was provided by the New Jersey Pinelands Coalition via  
     http://www.state.nj.us/pinelands/cmp.htm/forest 
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Rural Development Areas 
 
The Plan's remaining land use classification takes in areas, which meet neither the stringent 
environmental criteria for Forest Areas nor lie squarely in the path of development like Regional Growth 
Areas. These transition zones are classified as Rural Development Areas and account for 132,000 acres 
within the National Reserve. The Plan attempts to protect the characteristic Pinelands features that can be 
found there while allowing modest development to proceed and giving municipalities as much leeway as 
possible to determine land uses. New housing is allowed at an overall density of 200 units per square mile 
of privately owned, undeveloped upland. In essence, the Rural Development Areas will function as safety 
valves, siphoning off development pressures which Regional Growth Areas can't absorb. Local 
governments may plan for that spillover in advance by designating "municipal reserve areas" in their 
Rural Development Areas. These municipal reserves can be developed at the same densities as Regional 
Growth Areas once the adjacent growth areas are saturated and a need for additional housing still exists. 
 
The existing City zoning designations within each district in the Pinelands are consistent with the 
Pinelands Comprehensive Management Plan. 
 
CUMBERLAND COUNTY PLAN 
 
In 2002 Cumberland County prepared a strategic plan entitled “Planning for the Future: A Summary of 
Cumberland County Planning Initiatives.”  This strategic imitative created an action plan for many 
policies that were developed as part of past planning efforts. 
 
Many of the documents were prepared by, or with the active involvement of, the Cumberland 
County Department of Planning and Development. They are as follows: 
 
INFRASTRUCTURE 
 
• Cumberland County Traffic and Transportation Plan: Update 2001 
• Cumberland County Bike Trail Study (2000) 
• Cumberland County Wastewater Management Planning 
 
ENVIRONMENT 
 
• Cumberland County Delaware Estuary Study (1993) 
• Recommendations for Managing Land Use Along the Lower Cohansey River (1998) 
• Comprehensive Management Plan and Environmental Impact Statement for the Maurice 
National Scenic and Recreational River (2001) 
• Cumberland County Farmland Preservation, Open Space, Parks and Recreation Trust 
Fund Plan (1996) 
 
ECONOMIC DEVELOPMENT 
 
• Cumberland County Economic Development Strategy for Action (2000-2001) 
• Cumberland County Intermunicipal Empowerment Zone (1998) 
• Cumberland County Ecotourism Plan (1996) 
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The report entitled an "Introduction to Cumberland County’s Planning Strategy” explains the interaction 
of each planning study and how they collectively comprise a planning vision for Cumberland County. 
 
 
 
SOLID WASTE MANAGEMENT PLAN 
 
The New Jersey Solid Waste Management Act (N.J.S.A. 13:1E-1 et seq.) established a comprehensive 
system for the management of solid waste in New Jersey.  The act designated all of the state’s counties 
and the Hackensack Meadowlands District, as solid waste management districts.  On May 13, 1980, the 
Department of Environmental Protection (DEP) approved with modifications the Cumberland County 
District Solid Waste Management Plan.  DEP passed the most recent amendment to this Plan on March 
10, 2005. 
 
The City will continue to work with the County to achieve the planning goals enumerated in the Solid 
Waste Management Plan. 
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INTRODUCTION 
 
The New Jersey Municipal Land Use Law (MLUL) requires that the City of Vineland Planning Board 
periodically review and reexamine the City Master Plan and development regulations. The purpose of the 
reexamination is to determine the need for updating and revising the City plan and zoning ordinances in 
order to maintain a current City plan. This report is the City's Master Plan Reexamination Report as 
required pursuant to N.J.S.A. 40:55D-89.   
 

REQUIREMENTS OF THE PERIODIC REEXAMINATION REPORT 
 

The MLUL requires that the Master Plan Reexamination Report address the following: 
 
• The major problems and objectives relating to land development in Vineland at the time of the 

adoption of the last reexamination report. 
 
• The extent to which such problems and objectives have been reduced or have increased subsequent to 

such date. 
 
• The extent to which there have been significant changes in assumptions, policies and objectives 

forming the basis for the City Master Plan or development regulations as last revised, with particular 
regard to the density and distribution of population and land uses, housing conditions, circulation, 
conservation of natural resources, energy conservation, collection, disposition, and recycling of 
designated recyclable materials, and changes in State, county and municipal policies and objectives. 

 
• The specific changes recommended for the Master Plan or development regulations, if any, including 

underlying objectives, policies and standards, or whether a new plan or regulations should be 
prepared. 

 
• The recommendations of the Planning Board concerning the incorporation of redevelopment plans 

adopted pursuant to the “Local Redevelopment and Housing Law,” P.L.1992, c. 79 (C.40A:12A-1 et 
seq.) into the land use plan element of the City Master Plan, and recommended changes, if any, in the 
local development regulations necessary to effectuate the redevelopment plans of the municipality 
(N.J.S.A. 40:55D-89). 

 
The City of Vineland’s planning documents consist of the following: 
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o 1992 Master Plan 
o 1998 Master Plan Reexamination Report 
o 2000 Master Plan Reexamination Report 
o 2000 Housing Plan 
o 2004 Center City Redevelopment Plan 
o 2005 Stormwater Management Plan Element. 
o 2006 Housing Plan Element and Fair Share Plan 
o 2006 Land Use Plan Amendment ~ Institutional Campus Area (IC) 

 

THE MAJOR PROBLEMS AND OBJECTIVES AT THE TIME OF THE 2000 
REEXAMINATION 
 
The City Reexamination Report prepared and approved on January 12, 2000 identified the following 
problems related to land development and the status of the measures taken by the City to address the 
City’s problems and objectives. 
 

A. Unplanned growth at the Route 55 interchanges at the expense of the downtown. 
 
A new zoning ordinance, adopted in 1996, rezoned the five (5) Route 55 interchanges in Vineland to 
advance the proposed land uses of the Vineland Master Plan.  To maximize the benefit to be derived from 
the enhanced access provided by these interchanges, commercial and industrial uses were promoted.  
While the allowance for commercial uses at these interchanges may have seemed counter-productive to 
efforts to revitalize the downtown, the intent was to establish Vineland as a regional destination, as the 
hub of South Jersey, because of its central location.  The experience from 1996 to 2000 revealed that the 
businesses locating in the vicinity of the interchanges were at a scale and character which would make 
them less suitable for the downtown.  One example was the siting of a new regional hospital on College 
Drive.  The reexamination concluded, nevertheless, that potential land development problem as to impacts 
on the downtown would need continued monitoring. 
 
This Reexamination Report recommends further refinement to the range of permitted uses and design 
guidelines in areas of the City that are adjacent to the Route 55 interchanges.  Particular attention should 
be given to the area adjacent to the Route 55 and Landis Avenue interchange to Delsea Drive, to evaluate 
development and redevelopment opportunities to encourage an attractive gateway into the City.   
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B. Extension of water service to unsewered areas of the City without parallel sewer. 
 

The Water-Sewer Utility and Landis Sewerage Authority developed plans which were roughly 
consistent with the Vineland Master Plan.  While the sewer service continued to lag behind water 
service, the Landis Sewerage Authority made an effort to extend lines to problem neighborhoods by 
establishing a $1 million fund to contribute toward sewer assessment projects.  The Landis Sewerage 
Authority also paid for the facility planning necessary to undertake sewer assessment projects.  The 
reexamination concluded that this was a potential land development problem upon which the City, 
Water-Sewer Utility, and Landis Sewerage Authority must continue to work. 

 

C. Explosion of a hopscotch pattern of sewered development linked by force mains to the sewer 
plan, leaving intervening areas without sewer service. 

 
Sewer extensions continued to be predominantly developer driven.  The Landis Sewerage Authority 
became more planning oriented by endeavoring to size systems to accommodate anticipated 
development in an area.  Because of the relatively flat terrain, and because of the unpredictability of 
where development will occur, the City continued to be plagued with a maze of force mains.  The 
reexamination concluded that this is a potential land development problem upon which the City and 
Landis Sewerage Authority must continue to work. 

 

D. Sporadic conversion of farms in East Vineland to residential developments resulting in a 
fragmentary street network, proliferation of on-site septic systems, and continued loss of 
valuable farmland. 

 
The zoning ordinance, adopted in 1996, rezoned most of East Vineland to require larger lot sizes.  
While already approved projects continued to move through the pipeline because of the Permit 
Extension Act, there were no new major subdivisions approved.  The resultant fragmentary street 
network, proliferation of on-site septic systems, and continued loss of valuable farmland did not 
occur.  There were some minor subdivisions. However, the large lot zoning appeared to be effective 
in maintaining the agricultural area.  As development pressures increased, however, the 
reexamination cautioned that continued monitoring would be required.   
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E. Residential intrusion in East Vineland bringing nuisance complaints, vandalism, and 
environmental restrictions that reduce the long-term viability of operating farms. 
 
The reexamination concluded that the amount of new residential development in East Vineland had 
been minimal from 1996 to 2000.  While conditions had not worsened, there were still problems 
because of the existing mix of operating farms and residential properties.  Nuisance complaints (e.g., 
South Jersey Co-op), vandalism, and environmental restrictions (e.g., aerial spraying) continued to be 
problems. The reexamination recommended that the City continue to monitor the situation. 

 

F. Decline of the quality of the living environment, including Vineland’s amenities and the 
integrity of existing neighborhoods. 

 
The reexamination expressed concern regarding the adequacy of recreational facilities within the 
City.  Utilizing a grant from the Association of New Jersey Environmental Commissions, the City 
contracted to study recreational and open space opportunities.  As a result of that study, the Land Use 
Ordinance was amended in 1996 to require developers of residential subdivisions to provide 
recreational facilities or to make a payment-in-lieu of such facilities to the City.  While some money 
had been collected, as of 2000 there had been no appreciable effect.  The reexamination concluded 
that this was a potential land development problem on which the City needed to continue to work. 

 
Another concern was the quality of the living environment in the Old Borough, the area bounded by 
East, West, Park, and Chestnut Avenues.  Problems with dilapidated housing, overcrowded living 
conditions, lack of property maintenance, abandoned vehicles, drugs and prostitution have caused 
deterioration of these neighborhoods.  This area was targeted by the State for both the Strategic 
Neighborhood Assistance Program and the Urban Coordinating Council.  The City created a 
Community Pride Task Force to work with these neighborhoods.  This area was also designated a 
Federal Empowerment Zone.  The reexamination concluded that there was a land development 
problem upon which the City must continue to work. 

 

G. An ever-weaker town center relative to other commercial locations in the City and adjacent 
counties. 

 
The City had experienced a decline in its historic downtown.  The City had a number of studies 
prepared and, in 1990, established a special improvement district.  Through the promotional efforts of 
the district and the targeting of investment by the City (i.e., capital improvement projects and low-
interest loans packages), there was some positive movement, as evidenced by new construction 
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activity (e.g., Sun Bank, Rite-Aid, Comfort Inn, proposed new retail post office and municipal court). 
The reexamination concluded that the condition of the town center was a land development problem 
upon which the City must continue to work. 
 

H. A scarcity of planned industrial sites for new or growing industries. 
 

The zoning ordinance adopted in 1996 zoned more land for industrial use to advance the proposed 
land uses of the Vineland Master Plan.  As a consequence, additional industrial development located 
along the Boulevards and along the Garden Road corridor (i.e., new industrial park).  While the 2000 
Reexamination concluded that the scarcity of industrial sites was no longer a problem, this is no 
longer the case in 2008.  The City’s industrial park has almost been built to capacity and there is a 
need to maintain industrial sites and create further opportunities for industrial and economic 
development in the City. 

 

I. Loss of Vineland’s competitive position to attract new industrial, commercial and residential 
development of high quality. 

 
Subsequent to the adoption of the Vineland Master Plan in 1992, the City attracted new industrial, 
commercial and residential development.  A major element in attracting industrial and commercial 
development was the City’s Urban Enterprise Zone.  With the demise of the Zone in 2008, the City 
will have to reassess its competitive position.  The reexamination concluded that this was a land 
development problem upon which the City must continue to work. 

 

J. Allocation of the remaining reserve capacity of the new sewer plant before capacity can be 
increased, and with no clear resolution of how sewer system extensions are to be equitably 
financed and rationally planned for orderly growth. 

 
The Landis Sewerage Authority developed a plan to increase plant capacity beyond the currently 
available 8.2 million gallons per day.  Expansion of the collection system, however, continued to be a 
problem.  Utilizing grants from the Economic Development Administration and funding from the 
Urban Enterprise Zone, the City paid for some major upgrades (e.g., Petticoat Drainage Basin, South 
West Boulevard and Mill Road).  Lines had also been installed within some existing neighborhoods 
via sewer assessment projects.  Expansion of the collection system was nevertheless predominantly 
developer driven, resulting in a maze of force mains.  The reexamination concluded that this was a 
land development problem upon which the City and Landis Sewerage Authority must continue to 
work. 
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K. Spiraling tax bills due to years of deferred maintenance and a sprawling infrastructure, further 
eroding the quality of life and the City’s potential to attract desirable growth. 

 
The zoning ordinance adopted in 1996 defined a growth area to advance the proposed land uses of the 
Vineland Master Plan.  Subsequently, the Landis Sewerage Authority and the Water-Sewer Utility 
embraced the same growth area in the development of the Wastewater Management Plan and the 
Water System Master Plan.  The same growth area was also used to establish the community 
development boundary for the regional center designated by the State Planning Commission.  By 
carving out this more realistic growth area, the City hoped to ultimately inhibit the expansion of an 
already sprawling infrastructure, thereby avoiding escalating costs due to poor development patterns.  
Additionally, since the adoption of the Vineland Master Plan in 1992, the City passed several bond 
ordinances to fund road and water system projects.  The reexamination concluded that this was, 
nevertheless, a potential land development problem upon which the City would need to work. 

 

L. Loss of the environmental integrity of the Maurice River, the Menantico Creek, and the 
Manumuskin River. 

 
Portions of the Maurice River, the Menantico Creek, and the Manumuskin River were included as 
part of the federal Wild and Scenic Rivers Program.  To implement the Local River Management 
Plan, which was developed by the National Park Service and the Cumberland County Department of 
Planning and Development, the City created a River Conservation Area, imposing additional 
restrictions, as an overlay, in a new zoning ordinance which was adopted in 1996.  The City worked 
with the County and the City of Millville on a plan to preserve the Menantico Creek corridor.  The 
reexamination concluded that this was a potential land development problem upon which the City 
would need to continue to work. 

 

M. Continued reliance upon a poorly organized zoning ordinance that is difficult to use, lacking in 
standards, and not expressive of current and near-term land use needs. 

 
The new zoning ordinance, adopted in 1996, re-zoned most of the City to advance the proposed land 
uses of the Vineland Master Plan.  The reexamination concluded that, while the ordinance addressed 
many of the previous deficiencies, it was, nevertheless, a potential land development problem upon 
which the City would need to continue to work. 
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THE EXTENT TO WHICH THERE HAVE BEEN SIGNIFICANT CHANGES 

  
Subsequent to the adoption of the 2000 Reexamination Report, the City's growth accelerated and 
development pressures increased.  The increasing development exacerbated problems identified in the 
2000 reexamination.  In addition, the State of New Jersey initiated significant planning and regulatory 
changes that have affected local plans and planning requirements. 
 
As of 2000, the City had 20,958 dwelling units and a population of 55,825.   

 
 

Population Trends 
1990 – 2006 

 % Change 
 1990 2000 2006 90 - 00 00 - 06
Vineland           54,780           55,825           58,271 1.9% 4.4%
Cumberland         138,053         146,438         154,823 6.1% 5.7%
New Jersey       7,730,188       8,414,530       8,724,560 8.9% 3.7%
Source:  NJ Department of Labor and Workforce Development 2007 

 
Vineland’s growth rate from 2000 to 2006  exceeded the growth rate of the prior decade.  Vineland added 
1,045 residents during the 1990s, but has added 2,446 residents from 2000 to 2006.  From 2000 to 2006, 
Vineland has accounted for 29% of the population growth within Cumberland County.  Vineland's highest 
population density is in its urban core that is in need of redevelopment.  However, since 2000, most of the 
residential development has taken place outside the urban core in suburban and rural areas.  Oversized 
lots in the suburban area of the City are being resubdivided for more housing.  Developers are extending 
sewer lines and constructing pump stations to qualify for smaller lot sizes and increased density in the R-3 
and R-4 zone districts even as land and buildings in the urban core and its immediate surrounding area 
remain underutilized.  
 
In March 2001, the New Jersey State Planning Commission adopted a new State Development and 
Redevelopment Plan (SDRP).   In 2004, the State issued a revised SDRP based upon smart growth 
principles for cross acceptance by local government.   The cross acceptance process for the revised SDRP 
is ongoing. In 2004, the State also adopted a plan endorsement rule and plan endorsement guidelines for 
local plans.  The plan endorsement process emphasizes local participation in a process with State agencies 
that is designed to achieve consistency between State and local plans, coordinate wastewater management 
planning, and reach agreement on the measures to be taken at the State and local level to implement 
endorsed plans.   
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Water supply and water quality are critical environmental and development issues in New Jersey and in 
Vineland. The Kirkwood-Cohansey formation is the source of potable water for the City. The NJDEP 
Water Supply Administration identifies Vineland’s water source as deficit/critical water supply. 
 
The adoption of municipal stormwater regulations by the New Jersey Department of Environmental 
Protection (NJDEP) required that Vineland prepare and adopt a stormwater management plan in 2005 to 
address the need for promoting groundwater recharge and controlling the impacts of stormwater runoff 
from development. 
 
In addition, the New Jersey Department of Environmental Protection (NJDEP) adopted Flood Hazard 
Area Control Act Rules in 2007 as N.J.A.C. 7:13 et seq.   The rules establish the methods for determining 
the Flood Hazard Area as outlined in N.J.A.C. 7:13-3 and place substantial restrictions on development in 
Flood Hazard Areas.   
 
In order to grow and develop and redevelop as a regional center as envisioned by the City, Vineland 
needs additional water supply and State support and permission to fully utilize the planned capacity of the 
City's sewer treatment facility.  The City seeks State approval for a revised wastewater management plan 
as well as additional sources of water supply.  The State has advised the City that Vineland will need to 
coordinate its wastewater management planning with the City Master Plan before the State will approve a 
revised wastewater management plan. A revised waste water management plan for the City is being 
reviewed by the NJDEP. 
 
In 2004, the New Jersey Council on Affordable Housing (COAH) adopted a new rule and regulations to 
require that the amount of affordable housing that Vineland would need to produce by 2014 would be 
based upon the actual growth the City experienced from new residential and nonresidential construction. 
The City obligation under the 2004 rule was to provide at least one affordable dwelling unit for every 
eight market-rate residential units that are newly constructed and one affordable unit for every 25 new 
jobs, based on square footage of new nonresidential construction.  In 2006, the City adopted a new 
housing plan element and fair share plan and petitioned COAH to certify the City plan for affordable 
housing.  The City proceeded to adopt ordinances to implement the City housing plan element and fair 
share plan for affordable housing in accordance with the 2004 rule. 
 
In January 2007, an Appellate Court decision required that COAH revise its 2004  rule.  As a result, 
COAH published a revised rule in January 2008 which is scheduled to be adopted by COAH in June 
2008. The City obligation will be increased to provide at least one affordable dwelling unit for every four 
market-rate residential units that are newly constructed and one affordable unit for every 16 new jobs, 
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based on square footage of new nonresidential construction.  If  COAH adopts the revised rule, then the 
City will need to revise and resubmit its housing plan element and fair share plan to address the rule 
changes. 
 

RECOMMENDED PLANNING AND ZONING CHANGES 
 
Vineland should change its plan and development regulations to be more effective in directing future 
growth into the City's urban center and suburbs while maintaining a surrounding greenbelt of ecologically 
sensitive areas, farm areas, and open spaces.  The City's planning needs to support the vitality of the City's 
urban and suburban areas that already have in place the appropriate infrastructure, regional highway 
access, and community facilities to support and serve the City's present and future population and provide 
for new job creation and housing.  The City needs to utilize its existing urban and suburban footprint 
more efficiently through the redevelopment and rehabilitation of the City's downtown, through the 
adaptive reuse of existing developed sites, though the development of the Landis Avenue Corridor  
between Route 55 and the Delsea Drive, and by promoting the infill of areas where sewer and water lines 
already exist.  
 
To address the issues and problems facing the City and achieve a more desirable future, the City Planning 
Board has concluded that it should change the Master Plan to include a new statement of goals and 
objectives, a new land use plan element, a new conservation plan element, a new farmland preservation 
plan element, and a new statement of plan relationships.  
 
Consequently, the City Planning Board recommends the adoption of the City Master Plan with the new 
elements as prepared in 2008. This reexamination report of the City Planning Board recommends that the 
City zone plan and development regulations be revised to implement the 2008 Master Plan. This 
reexamination report further recommends that the classification and the boundaries of the City's zoning 
districts be changed to implement the 2008 Master Plan in accordance with the draft zoning map prepared 
which is appended to and made part of this reexamination report.  
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The City Planning Board recommends that the City undertake additional study for the future use and 
development of the Landis Avenue Corridor from Delsea Drive to the interchange of Route 55 with 
Landis Avenue.  Vineland's economic development opportunities are strongly influenced by regional 
access from Route 55. Commercial and industrial development have located, and continue to locate, 
between Route 55 and Delsea Drive and along Landis Avenue in Vineland. The Landis Avenue Corridor 
from Delsea Drive to Route 55 is an area of special economic development opportunity for the City.   The 
Landis Avenue corridor has the potential to develop to serve an unmet and growing market demand for 
regional retail uses which require larger tracts of land with good access to the Route 55 interchange. 
 
The City Planning Board recommends that, at such time as COAH adopts a revised rule for affordable 
housing, that the City proceed to make appropriate revisions to the City Master Plan housing element and 
fair share plan to address COAH’s rule changes. 
 
Finally, the City Planning Board recommends that the City prepare new plan elements to be included in 
the Master Plan for circulation, utility services, community facilities, recreation, economics, historic 
preservation, and development transfers. 
 

REDEVELOPMENT PLANS 
 
Subsequent to the Master Plan reexamination report adopted in 2000, the City designated the Center City 
Redevelopment Area and adopted a redevelopment plan for Center City. This reexamination recommends 
adoption of the 2008 Master Plan to coordinate the Master Plan and development regulation with the 
recommendations of the Center City Redevelopment Plan, and to incorporate the redevelopment plan by 
reference into the City Master Plan land use element to establish consistency between the Master Plan and 
the Center City Redevelopment Plan.   
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BUSINESS AND INDUSTRIAL ZONE RECOMMENDATIONS 
 
The Planning Board recommends updating and revising the uses permitted within the City’s business 
zones and industrial zones.  Revisions should be made to address the changed and evolving character of 
specific land uses and to identify the land uses that have become antiquated or whose scale and 
operational characters are no longer appropriate to the desired character of the zone.  Such uses should be 
eliminated from the permitted uses of the zone district.  In addition, the Planning Board recognizes that 
new technologies and a changing economy generate new types of land use and business opportunities that 
may be compatible with the City zone plan.  The City should identify and add as permitted uses to the 
business and industrial zone plan such new categories of land use that are compatible with the desired 
character of the zone and that have the potential for generating beneficial growth and development within 
the City. 
 

H:\VINE\00012\Plans\Master Plan  Reexamination Report 2008.doc
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Existing Zoning and Proposed Zoning 

Zoning District Zoning District Name Current Zoning 
(Acres) 

Proposed Zoning  
(Acres) 

Change 
(Acres) 

A-5 Agricultural 4,930 5,171 +241

A-6 Agricultural 2,745 2,739 -6

ARR Age Restricted Residential District 30 30 --

B-1 Business 3 3 --

B-2 Business 176 173 -3

B-3 Business 1,110 1,133 +23

B-4 Business 687 786 +99

CO Conservation N/A 2,764 +2,764

CPO Civic and Professional Office District 23 23 --

EG East Gate Mixed Use District 11 11 --

I-1 Industrial 443 443 --

I-2 Industrial 1,145 1,145 --

I-3 Industrial 686 594 -92

I-4 Industrial 843 843 --

I-B Industrial – Business 1,467 1,460 -7

IN-1 Institutional 329 305 -24

IN-2 Institutional 346 346 --

LC Landis Avenue Commercial District 38 38 --

LMS Landis Avenue Main Street District 44 44 --

MF Multi-family N/A 213 +213

MHP Mobile Home Park 400 400 --

NC Neighborhood Commercial 61 61 --

P-A Pinelands Agricultural Production 160 160 --

P-F Pinelands Forest 2,455 2,455 --

P-R Pinelands Rural Development 602 602 --

PC Plaza Commercial District 85 85 --

P Public 0 663 +663

Park/Green Space Park/Green Space 6 6 --

R Residential District – 9,500 sq. ft. 408 408 --

R-1 Residential – 9,500 sq. ft. 46 46 --

R-2 Residential – 11,250 sq. ft. 1,093 1,049 -44

R-3 Residential – 13,500 sq. ft. 8,825 3,849 -4976

R-4 Residential – 16,500 sq. ft.  4,538 2,833 -1,705

R-5 Residential – 1 Acre N/A 4,266 +4,266

R-6 Residential – 2 Acre N/A 1,191 +1,191

R-B-1 Residential - Business 79 79 --

R-B-2 Residential - Business 0 10 +10

R-P Residential – Professional 185 158 -27

W-5 Woodlands 3,786 3,082 -704

W-6 Woodlands 6,655 4,434 -2,221

WV West Vineland Village Mixed-Use District 49 49 --

Total  44,150 44,150  
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INTRODUCTION 

 
Understanding existing land use is essential to planning for the future of a community.  With a 

clear picture of the existing land use pattern, the community has a sound basis for decision-

making and shaping future land use to meet public goals.   

 

Vineland is characterized by a variety of urban, suburban, and rural land uses that include a 

historic residential and commercial core, commercial and industrial uses, preserved conservation 

areas, major transportation corridors, institutional uses, low density residential areas, forests, 

vacant unimproved land, fertile farmland, and environmentally constrained areas. Specific land 

uses are describe in this report and the accompanying maps showing their respective locations 

throughout the City of Vineland.  Figure 2 and Figure 2A show census tracts and population 

density of the City. Figures 5 through 8 identify the developed areas of the City by specific land 

use.  The existing land use map (Figure 9) is based upon the property classification code of the 

City’s Tax Assessor’s database (MODIV file) and joined to the City’s Geographic Information 

System (GIS) parcel map.  Unidentified parcel information was updated utilizing New Jersey 

2002 high-resolution orthoimagery and information from the City of Vineland Planning 

Department.  

 

The Geographic Information System land records and Census information confirm Vineland’s 

historic development pattern consisting of a dense core area that transitions to a medium density 

suburban area and eventually to a low density agricultural and rural area.  

 

Census tract information indicates that population growth is occurring in west central Vineland 

near Delsea Drive (SH 47) and Route 55.  Population growth is also occurring in the environs of 

Vineland within Tract 410, which includes almost half of the City’s land area located within the 

southern and eastern areas of the City.  Population in the City’s central core has remained 

relatively stable over the last decade. 

 

Approximately 15,358 or 24-square miles of land are unconstrained developable land.  Over 60% 

of unconstrained developable land within Vineland is located within the agricultural and 

conservation zone districts, the majority of which is located east of South Lincoln Avenue, and 

the northwestern area of the City. 
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In accordance with the State Development and Redevelopment Plan (SDRP), Vineland is located 

within the State Planning Areas: 

 

 Metropolitan Planning Area (29.3%) 

 Suburban Planning Area (24.0%) 

 Rural Planning Area (17.4%) 

 Rural Environmentally Sensitive Planning Area (13.5%) 

 Environmentally Sensitive (7.3%) 

 Pinelands (5.2%) 

 State Park (3.3%) 

 

Approximately five (5) square miles of the City is located within the Pinelands, most of which is 

owned by NJDEP and the City. 

 

EXISTING LAND USE 

Population Distribution and Density by Census Tract  

Figure 1 depicts population distribution in the City of Vineland by Census Tract from 1970 to 

2000.  Vineland is organized into ten census tracts.  According to the 2000 Census, five out of the 

ten census tracts in Vineland had a population over 6,000 residents, these include tracts 402, 406, 

407, 409 & 410.   
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Figure 1 Population Distribution by Census Tract 1970 – 2000 

 

Census 

Tract 
1970 1980 1987 2000 

% 

Change 

1970 – 

1980 

% 

Change 

1980 – 

1987 

% 

Change 

1987 – 

2000 

401 670 525 466 453 -21.64% -11.24% -0.2% 

402 6,735 6,244 6,044 6,243 -7.29% -3.20% 3.2% 

403 3,648 3,362 3,245 3,271 -7.84% -3.48% 0.8% 

404 6,369 5,962 5,796 5,920 -6.39% -2.78% 2.1% 

405 6,226 5,332 4,967 5,666 -14.36% -6.85% 14.0% 

406 5,415 6,898 7,504 6,901 27.39% 8.79% -8.0% 

407 5,792 7,632 8,384 7,984 31.77% 9.85% -4.7% 

408 1,996 3,630 4,298 4,163 81.36% 18.40% -3.1% 

409 6,224 8,921 10,023 9,594 43.33% 12.35% -4.2% 

410 4,324 5,247 5,624 6,076 21.35% 7.19% 8.0% 

Total 47,399 53,753 56,351 56,271 13.41% 4.83% 0.79% 
Source:  U.S. Census of Population 1970, 1880 1990 & 2000.   

 

Vineland is located within ten (10) census tracts.  Tract 409 is further segregated into tract 409.01 

and 409.02.  Census tract 410 is located in the southwestern, southern and southeastern section of 

the City.  It is by far the largest census tract area, representing 47.4 percent of the total land area 

in the City. Tract 410 is sparsely populated.  It contains 0.29 persons per acre or 186 persons per 

square mile.  This area of the City consists primarily of farmland, environmentally constrained 

lands, lands owned by NJDEP, the Nature Conservancy and includes the five (5) square miles of 

the City that is located within the Pinelands. 

 

Tract 409.01, located in the northwestern portion of the City, is also sparsely populated.  Given its 

proximity to Route 55, there is substantial development potential in this area.  
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Tracts 402 and 403 are the densest areas of the City.  They represent 2.2 percent of the total land 

area and 16.9 percent of the total population.  Tracts 402 and 403 are centrally located within 

Vineland, partially within and proximate to the downtown.  Tracts 404, 405 and 406, located 

within the periphery of the downtown, but, slightly further removed represent the suburban 

pattern of development within Vineland. 

 

Vineland’s population distribution resembles a pattern similar to other cities on the eastern 

seaboard.  Vineland contains a dense center, surrounded by medium density or suburban 

developments that transitions into a rural area.  This pattern of development is considered by the 

Office of Smart Growth as an ideal land use pattern.   

 

Figure 3 – Population Density by Census Tract 

Tract Population Acres 

Population 

Density (per 

sq. mi.) 

Population 

Density (per 

acre) 

Percentage 

of Total 

Land Area 

402 6,243.0 526.0 7,596 11.87 1.2% 

403 3,271.0 457.5 4,576 7.15 1.0% 

404 5,920.0 1,308.0 2,897 4.53 3.0% 

406 6,901.0 1,594.0 2,771 4.33 3.6% 

405 5,666.0 1,336.0 2,714 4.24 3.0% 

407 7,984.0 3,972.0 1,286 2.01 9.0% 

401 453.0 234.2 1,238 1.93 0.5% 

409.02 6,845.0 4,779.0 917 1.43 10.8% 

408 4,163.0 3,998.0 666 1.04 9.1% 

409.01 2,749.0 5,009.0 351 0.55 11.3% 

410 6,076.0 20,920.0 186 0.29 47.4% 

Total/Average 56,271 44,133.7 2,290.7 3.6 100.0% 
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Figure 4 compares population density in the City of Vineland to Cumberland County and the 

State of New Jersey from 1930 to 2000.  

 

Vineland is a densely populated community in Cumberland County and is generally consistent 

with residential density within the State. On average, the City of Vineland is 2.73 times more 

dense the Cumberland County as a whole. On average, the State is 1.38 times denser than 

Vineland.  

 

As indicated in Figure 4, from 1930 to 1980 the City surpassed both the County and the State in 

its percentage of population growth each year. The trend changes from 1980 to 2000.  The 

County’s population grew by 7.1% from 1980 to 1990 and 6.0% from 1990 to 2000.   The State’s 

population grew by 4.9% and 8.8% respectively during the same time periods.  Conversely, 

Vineland grew by 1.9% and 2.7% during this same time period.  

 
Figure 4 – Population Density 1940 - 2000 
 
 CITY OF VINELAND CUMBERLAND 

COUNTY 
NEW JERSEY 

 
Year 

Density (per 
sq. mi.) 

Percent 
Change 

 
Density (per 
sq. mi.) 

Percent 
Change 

 
Density (per sq. 
mi.) 

Percent 
Change 

1930 314.6 --- 138.6 --- 544.9 --- 
1940 355.9 13.1% 145.1 4.6% 560.9 2.9% 
1950 430.7 21.0% 175.7 21.0% 651.9 16.2% 
1960 548.8 27.4% 211.9 20.6% 818.0 25.4% 
1970 690.2 25.7% 240.7 13.5% 966.8 18.1% 
1980 782.8 13.4% 263.4 9.4% 993.0 2.7% 
1990 797.7 1.9% 282.2 7.1% 1,042.2 4.9% 
2000 819.2 2.7% 299.3 6.0% 1,134.0 8.8% 

SOURCE: US Bureau of Census 1930 – 2000. 
COMPILED BY:  T&M ASSOCIATES
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DEVELOPED LAND 

 

The following summarizes developed lands by land use classification in the City. 

 

1. Residential - There are an estimated 10,885 acres (17.0 square miles) of developed residential 

land in Vineland.  This accounts for 37 percent of the developed land total and almost 25 percent of 

Vineland's total land area.  Residential land is dispersed throughout the City (see Figure 5) and 

consists mainly of single-family residences on lots ranging from under 5000 square feet up to fifty-

eight acres.  The median residential lot size in the City is 32,297 square feet.  

 

According to the 2000 US Census, detached single-family units are the predominant existing 

housing type comprising 13,205 units or 63.0 percent of housing units.  This was followed by 

1,669 mobile homes (8.0 percent), 1,608 duplex units (7.7%), 1,563 units within buildings 

containing a minimum of twenty units,  880 three to four unit buildings (4.2%), 767  five to nine 

unit buildings (3.7%), 653 10 to 19 unit buildings (3.1%) and 613 one unit attached buildings 

(2.9%).  No boat, recreational vehicles or vans were identified as housing units.  

 

2. Commercial - Commercial land comprises 2,753 acres or 9.4 percent of the developed land and 

6.2 percent of total land in the City.  Commercial uses in Vineland are primarily located along Delsea 

Drive (SH 47), Landis Avenue and Chestnut Avenue (See Figure 6).  The majority of commercial 

development within these corridors continues in a linear development pattern.  Concentrated areas of 

commercial development exist in close proximity to the Route 55 interchanges.  However, the scale 

and style of development varies greatly throughout the City.  Traditional mixed-use buildings and a 

pedestrian orientation are located in the center city area, while uses located on major arterial 

roadways outside the core area or downtown are oriented to automobile use.   The major arterial 

roadways contain the majority of commercial uses exist throughout the City.    

 

3. Public/Quasi-Public - Public/Quasi public lands include several types of uses and account for a 

total of 7,158 acres or 24.5 percent of the developed land area (See Figure 7).  Public/Quasi-Public 

uses include the following: 

 

 a.  Houses of Worship and Cemeteries – A total of 617 properties are classified as either 

religious uses or cemeteries in the City.  Of these 617 properties, 611 are houses of worship, 

8 



TECHNICAL REPORT 
EXISTING LAND USE AND ZONING 

CITY OF VINELAND, CUMBERLAND COUNTY, NEW JERSEY 
 
 

accounting for 395 acres.  In addition, six (6) parcels are classified as cemeteries comprising 

124 acres. 

 

 b.  Schools – Vineland contains twenty (20) public schools including: two pre schools, 4 

kindergarten centers, seven elementary schools, four middle schools, two high schools, two 

alternative program sites and one adult education center. The pubic school designation 

comprises 383 acres or 1.9 percent of the developed land.   The private school designation 

comprises six properties totaling 195 acres of land. 

 

 c.  Vineland City  – The City of Vineland is a substantial land holder.  This category consists 

of lands owned and operated by: 

 Court house, municipal building, chamber of commerce, library, senior center 

pistol range; 

 Public housing; 

 Parklands, footpaths, game preserve, historic site;  

 Drainage areas, utility uses, pumping stations, landfill, pumping stations; 

 Parking areas and thoroughfares; and 

 Lands acquired by tax foreclosure. 

 

 These facilities comprise approximately 1,227 acres of land in Vineland.   Parks are 

considered as developed land since they are improved and are encumbered by New Jersey 

Department of Environmental Protection Green Acres rules and regulations. 

 

 d.  Roadway, Railroad and Utility Rights-of-Way – rights-of-way account for 2,748 acres of 

total land area comprising 9.4 percent of the developed land and 6.2 percent of the total land 

area. 

 e.  Other Exempt – There are 162 other exempt properties accounting for 241 acres or 0.8 

percent of the developed land total.  

 

4. Farm – Preserved farmland accounts for 343 acres in Vineland.    

 

5. Industrial - There are eighty-five (85) industrial parcels of land in Vineland, which range in size 

from a quarter acre to 232 acres.  The largest properties consist of Energy and Minerals, Inc., which 
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is located on South Lincoln Avenue, General Mills on West Elmer Road, Kimble Glass on Crystal 

Avenue, and Santa’s Best on East Boulevard.  A total of nineteen parcels are larger than ten acres in 

size as indicated in the following table. 

 

Block Lot Acres Location Owner
7111 78 10.74 Ac 3501 S EAST BLVD RENNOC CORPORATION
6202 61 11.43 Ac 1969 S EAST AVE (1983) KENNEDY CONCRETE, INC
6103 39 11.76 Ac 2565 BRUNETTA DR P J GILLESPIE, INC
6103 40 11.91 Ac 2547 BRUNETTA DR J F GILLESPIE, INC
1604 6 12.59 Ac 1430 N WEST BLVD ACE GLASS, INC
1701 72 13.13 Ac 114 E OAK RD RUDOLPH, ROBERT & DEBORAH
1604 5 13.54 Ac 1480 N WEST BLVD ARP JERSEY INVESTMENTS LLC
2502 47 14.56 Ac 2120 MAPLE AVE RUDOLPH FAMILY LIMITED PARTNERSHIP
302 3 14.88 Ac 3800 N MILL RD CHEMGLASS REALTY IV, LLC

2604 14 16.10 Ac 396 N MILL RD LEVARI BROTHERS REALTY CO, LLC
1005 5 17.26 Ac 1901 W GARDEN RD WALLACE & TIERNAN,INC
5401 3 17.80 Ac 1100 S MILL RD VINELAND KOSHER POULTRY PLANT INC
2302 12 18.10 Ac 1022 SPRUCE ST KONTES GLASS LLC
2604 15 22.16 Ac 270 N MILL RD AUNT KITTY'S FOODS INC
5701 31 28.44 Ac 1640 S WEST BLVD RICHLAND GLASS CO, INC
7111 76 33.01 Ac 3401 S EAST BLVD SANTA'S BEST
2326 1 44.82 Ac 537 CRYSTAL AVE KIMBLE GLASS C/O B SHELDON
5701 38 61.32 Ac 500 W ELMER RD (536) GENERAL MILLS OPERATIONS, INC
7503 35 232.19 Ac 4031 S LINCOLN AVE ENERGY & MINERALS, INC

 

A total of 270 acres of land are utilized for industrial purposes. 

 

6. Parks/Open Space – This includes park lands on the City of Vineland’s Recreation and Open 

Space Inventory (ROSI), the State of New Jersey and the Nature Conservancy.  They total 5,697 

acres or 8.9-square miles.  Of this, the City of Vineland owns approximately 530 acres, the State of 

New Jersey owns 3,906 acres and the Nature Conservancy owns 1,261 acres.
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Source:  This map was developed using New Jersey Department of Environmental Protection 
and the City of Vineland Geographic Information System digital data, but this secondary product 
has not been verified by NJDEP or the City of Vineland and is not state or city authorized.
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Figure 6
Commercial Land Use
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Source:  This map was developed using New Jersey Department of Environmental Protection 
and the City of Vineland Geographic Information System digital data, but this secondary product 
has not been verified by NJDEP or the City of Vineland and is not state or city authorized.



Exhibit 7
Public/Quasi-public Land Use

City of Vineland
Cumberland County, New Jersey

Legend
Roads
Highways
Railroad
Municipal Boundary

Land Use
Public/Quasi-Public

Public School Property
Other School Property
Public Property
Religious
Cemeteries
Other Exempt

.

55

55

Franklin 
Township

Franklin 
Township

Newfield
Borough

Pittsgrove 
Township

Deerfield 
Township

Millville 
City

Maurice River
Township

Buena
Borough

Buena Vista
Township

Ma
uri

ce 
Riv

er

Me
nan

tico
 Cr

eek

Ma
nu

mu
ski

n R
iver

47

Source:  This map was developed using New Jersey Department of Environmental Protection 
and the City of Vineland Geographic Information System digital data, but this secondary product 
has not been verified by NJDEP or the City of Vineland and is not state or city authorized.
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Figure 8
Industrial Land Use
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Source:  This map was developed using New Jersey Department of Environmental Protection 
and the City of Vineland Geographic Information System digital data, but this secondary product 
has not been verified by NJDEP or the City of Vineland and is not state or city authorized.
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VACANT LAND AND FARMLAND 

 

Vacant unimproved land and farmland account for 14,907 acres or 33.7 percent of the total land in 

the City as follows: 

 

1. Vacant-Private - Vacant-private land totals 5,000 acres and account for 33.5 percent of the 

undeveloped land and 11.3 percent of the total land in Vineland. 

 

2. Farm - Farmland in Vineland consists of 9,907 acres and comprises 66.5 percent of the 

undeveloped land.  Farmland accounts for 22.4 percent of Vineland's total land area.  Farmland 

does not include the 343 acres of preserved farmland that has been preserved by a fee simple 

deed or easement. However, included within the 9,907 acres are areas identified in the tax 

assessor’s database as both farm ‘regular’ and farm ‘qualified’.  These properties contain both a 

farm and farmhouse.  In many instances the farm house was apart of lots containing land that is 

tilled. 

 

EXISTING LAND USE TABLE AND MAP 

 

Figure 10, Existing Land Use, provides a breakdown of land uses by acreage and by percentage of 

developed or undeveloped land by major category and subcategory.  Figure 9 is a map of the 

information shown on Figure 10.   

 

15 



Figure 9
Existing Land Use
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Source:  This map was developed using New Jersey Department of Environmental Protection 
and the City of Vineland Geographic Information System digital data, but this secondary product 
has not been verified by NJDEP or the City of Vineland and is not state or city authorized.
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Figure 10 
Existing Land Use by Type 

City of Vineland 
 

   Percent of  Percent of  
  Acres Developed Land Total Land 
DEVELOPED LAND    
Residential    
 Residential 10,885 37.2% 24.6% 
 Approved Residential 885 3.0% 2.0% 
 Apartments 202 0.7% 0.5% 
Mixed Use    

Mixed Use 451 1.5% 1.0% 
Commercial    
 Commercial 2,753 9.4% 6.2% 
Public/Quasi-Public    
 Houses of Worship 395 1.4% 0.9% 
 Cemetery 124 0.4% 0.3% 
 Schools 577 2.0% 1.3% 
 Public Property 3,073 10.5% 7.0% 
 Rights-of-Way 2,748 9.4% 6.2% 
 Other Exempt 241 0.8% 0.6% 
Farm     
 Preserved Farmland 343 1.2% 0.8% 
Industrial    
 Industrial 870 3.0% 2.0% 
Parks/Open Space    

State Lands 3,906 13.4% 8.9% 
Nature Conservancy 1,261 4.3% 2.9% 
City of Vineland 530 1.8% 1.2% 

    
TOTAL DEVELOPED 29,244 100% 66.2% 
     
   Percent of  Percent of  
  Acres Undeveloped Land Total Land 
    
UNDEVELOPED LAND    
Private    
Farmland  9,907 66.5% 22.4% 
Vacant-Private 5,000 33.5% 11.3% 
    
TOTAL UNDEVELOPED 14,907 100% 33.7% 
    
TOTAL LAND AREA 44,150   
    
Totals and subtotals may not total due to rounding  
Complied by T&M Associates    
Sources: MODIV Tax Assessment Data from City of Vineland Geographic Information System (GIS) 
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Figure 11
Farmland
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Source:  This map was developed using New Jersey Department of Environmental Protection 
and the City of Vineland Geographic Information System digital data, but this secondary product 
has not been verified by NJDEP or the City of Vineland and is not state or city authorized.
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Figure 12
Developable Land
City of Vineland

Cumberland County, New Jersey
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Source:  This map was developed using New Jersey Department of Environmental Protection 
and the City of Vineland Geographic Information System digital data, but this secondary product 
has not been verified by NJDEP or the City of Vineland and is not state or city authorized.
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PINELANDS 
 
 
Approximately seven (7) percent of the City is located in the Pinelands Preserve comprising 

3,237 acres or five (5) square miles.  The majority, or 2,344 acres of the Pinelands within 

Vineland, are located in the Forest management area; 607 acres are located in the Rural 

Development management area; and 286 acres are located within the Agricultural Production 

Management Area.  The following table identifies a breakdown of the Pinelands management 

areas by acreage and indicates preserved areas owned by NJDEP and the Nature Conservancy and 

acreage owned by the City. 
 
Figure 13 Pinelands Management Area 
Management Area Total Acreage Acreage Owned by 

NJDEP and the 
Nature Conservancy 

Acreage 
Owned by the 
City 

Remaining 
Acreage 

Agricultural Production 
Area 

286 149 0 137 

Forest Area 2,344 1,887 213 244 
Rural Development Area 607 271 25 311 
Total 3,237 2,307 268 692 
 
 

 

COMPOSITE ZONING 

 

The City of Vineland contains thirty-four separate zoning districts.  This includes the zone 

designations from the Center City Redevelopment Plan that was adopted on May 25, 2004. Given 

the number of zoning districts in the City, T&M created a composite zoning map to simplify the 

zoning evaluation.  Figures 17 and 18 identify the composite zoning map and how each zoning 

district is classified on the composite map.  
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Figure 14
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Figure 15
Composite Zoning
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Source:  This map was developed using New Jersey Department of Environmental Protection 
and the City of Vineland Geographic Information System digital data, but this secondary product 
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Figure 16 – Composite Zoning District Table 

 
Zoning District1 Zoning District Name Composite District 
A-5 Agricultural Agriculture 

A-6 Agricultural Agriculture 

ARR Age Restricted Residential District Residential 

B-1 Business Commercial 

B-2 Business Commercial 

B-3 Business Commercial 

B-4 Business Commercial 

CPO Civic and Professional Office District Office 

EG East Gate Mixed Use District Mixed Use 

I-1 Industrial Industrial 

I-2 Industrial Industrial 

I-3 Industrial Industrial 

I-4 Industrial Industrial 

I-B Industrial – Business Industrial 

IN-1 Institutional Public 

LC Landis Avenue Commercial District Commercial 

LMS Landis Avenue Main Street District Commercial 

MHP Mobile Home Park Residential 

NC Neighborhood Commercial Commercial 

P-A Pinelands Agricultural Production Agriculture 

P-F Pinelands Forest Conservation 

P-R Pinelands Rural Development Conservation 

PC Plaza Commercial District Commercial 

Park/Green 

Space 

Park/Green Space Public 

R Residential District Residential 

R-1 Residential Residential 

R-2 Residential Residential 

R-3 Residential Residential 

R-4 Residential Residential 

R-B Residential - Business Mixed Use 

R-P Residential – Professional Mixed Use 

W-5 Woodlands Conservation 

W-6 Woodlands Conservation 

WW West Vineland Village Mixed-Use District Mixed Use 

                                                           
1 Districts in italics are redevelopment zone districts 
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QUALIFIED FARMLAND 
 
According to the City’s GIS system, a total of 9,907 acres are classified as farmland.  The 

following table, indicates the amount of existing farmland within the composite agricultural, 

commercial, conservation, industrial, mixed-use, office and public zone districts. 

 
Figure 17 - Accessed Farmland by Composite Zoning District 

Composite Zone District Total Area 
(acres) 

Percent of 
Total Area 

Farmland Area 
(acres) 

Percent of 
Farmland Area 

Agriculture 7,687 17.4% 4,116 41.5% 
Commercial 2,204 5.0% 166 1.6% 
Conservation 13,653 30.9% 2,926 29.5% 
Industrial 4,583 10.4% 606 6.1% 
Mixed-use 323 0.7% 0 0% 
Office  23 0.1% 0 0% 
Public 337 0.8% 18 0.2% 
Residential 15,339 34.7% 2,075 20.9% 
Total 44,149 100.0% 9,907 100.0% 

 
According to Figure 19, almost 42 percent of existing farmland is zoned for agricultural purposes.  

Over 29 percent is zoned for conservation (low-intensity development), almost 21% is zoned 

residential and almost 6.1% is zoned industrial.  The majority of all existing farmland is located 

within Prime agricultural soils as defined by the Natural Resource Conservation Service (NRCS). 

 

STATE PLAN 

 

The City of Vineland is located within the Metropolitan (PA1), Suburban (PA2), Rural (4), Rural 

Environmentally Sensitive (4B), Environmentally Sensitive (PA5) State Park and Pinelands 

planning areas as designated by the State Plan.  The following table indicates the breakdown of 

each category. 
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Figure 18 - State Plan Designations 

State Plan Designation Area (acres) Percent of Area 

Metropolitan 12,957 29.3% 

Suburban 10,580 24.0% 

Rural 7,664 17.4% 

Rural/Environmentally 

Sensitive 

5,945 13.5% 

Environmentally Sensitive 3,239 7.3% 

Pinelands 2,316 5.2% 

State Park 1,450 3.3% 

Total 44,151 100.0% 
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STATE PLAN DESIGNATIONS IN COMPARISON TO COMPOSITE ZONING 

Agriculture Composite District 
The following table indicates the amount of agricultural zoned land (composite zoning) in each 
State Development and Redevelopment Plan Planning Area (PA). 
 
Metropolitan  0 

Suburban  325 

Rural 5,447 

Rural/Environmentally Sensitive 1,108 

Environmentally Sensitive 766 

Pinelands 4 

State Park 4 

Total 6,896 

 
Commercial Composite District 
The following table indicates the amount of commercial zoned land (composite zoning) in each 
State Development and Redevelopment Plan Planning Area (PA). 
 
Metropolitan  1,235 

Suburban  961 

Rural 7 

Rural/Environmentally Sensitive 0 

Environmentally Sensitive 0 

Pinelands 0 

State Park 0 

Total 2,203 

 
Conservation Composite District 
The following table indicates the amount of land zoned for conservation (composite zoning) in 
each State Development and Redevelopment Plan Planning Area (PA). 
 
Metropolitan  0 

Suburban  1,153 

Rural 1,583 

Rural/Environmentally Sensitive 320 

Environmentally Sensitive 5,058 

Pinelands 3,216 

State Park 2,293 

Total 13,623 
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Industrial Composite District 
The following table indicates the amount of industrially zoned land (composite zoning) in each 
State Development and Redevelopment Plan Planning Area (PA). 
 
Metropolitan  1,190 

Suburban  3,346 

Rural 44 

Rural/Environmentally Sensitive 0 

Environmentally Sensitive 0 

Pinelands 0 

State Park 0 

Total 4,580 

 
Mixed-Use Composite District 
The following table indicates the amount of mixed-use zoned land (composite zoning) in each 
State Development and Redevelopment Plan Planning Area (PA). 
 
Metropolitan  323 

Suburban  0 

Rural 0 

Rural/Environmentally Sensitive 0 

Environmentally Sensitive 0 

Pinelands 0 

State Park 0 

Total 323 

 
Office Use Composite District 
The following table indicates the amount of land zoned for office (composite zoning) in each 
State Development and Redevelopment Plan Planning Area (PA). 
 
Metropolitan  23 

Suburban  0 

Rural 0 

Rural/Environmentally Sensitive 0 

Environmentally Sensitive 0 

Pinelands 0 

State Park 0 

Total 23 
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Public Use Composite District 
The following table indicates the amount of publicly zoned (composite zoning) in each State 
Development and Redevelopment Plan Planning Area (PA). 
 
Metropolitan  7 

Suburban  328 

Rural 0 

Rural/Environmentally Sensitive 0 

Environmentally Sensitive 0 

Pinelands 0 

State Park 0 

Total 335 

 
Residential Use Composite District 
The following table indicates the amount of residentially zoned land (composite zoning) in each 
State Development and Redevelopment Plan Planning Area (PA). 
 
Metropolitan  7,803 

Suburban  6,843 

Rural 572 

Rural/Environmentally Sensitive 21 

Environmentally Sensitive 99 

Pinelands 0 

State Park 0 

Total 15,338 
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Jeffrey Donohoe Associates, LLC. Economic and Real Estate Consulting Services 
1000 Elm Street, 19th Floor, P.O. Box 417, Manchester, NH 03105 
Tel: (603) 568-5912, FAX: (603) 746-6526, email: jeff@teamdonohoe.com 
 

Project Technical Memorandum 
 

To: Richard Cramer, T&M Associates 
From: Jeffrey Donohoe 
Subject: Report - Vineland Demographics 
Date: May 20, 2005 

 
 

 
Introduction 
This Technical Memorandum has been prepared as part of the Master Plan update for the City of 
Vineland.  In preparing this Technical Memorandum, the consultants relied upon a variety of 
public and proprietary data sources. This market analysis is meant to be a narrative on the 
demographic and socioeconomic conditions of the City of Vineland as compared to the 
Cumberland County and the State of New Jersey.  Insight and information was derived from the 
U.S Census Bureau, U.S. Department of Commerce Bureau of Economic Analysis, U.S. 
Department of Housing and Urban Development, US Department of Agriculture, The American 
Community Survey, New Jersey Council of Economic Advisors, Department of Labor and 
Workforce Development for the State of New Jersey, and municipal, county and state 
government websites.   
  
Population 

During the 1990s, the City of Vineland grew at a rate that was somewhat slower than the County 
and the State.  New Jersey as a whole grew more than three times the rate of Vineland.  In 
addition, Cumberland County grew more than twice as much as the City of Vineland. Although 
Vineland is the population center for the County, the more rapid growth rate of the County 
suggests that in-migrants are moving to smaller communities in the County.   

 
Table 1 

Population Trends 
1990 – 2005 

 % Change 
 1990 2000 2005 90 - 00 00 - 05
Vineland 

          54,780           56,271          58,372 2.7% 3.7%
Cumberland         138,053         146,438        151,111 6.1% 3.2%
New Jersey       7,730,188       8,414,530      8,739,161 8.9% 3.9%
Source:  U.S. Census and Claritas 

 
Since 2000, Vineland’s growth rate has increased.  In fact, the growth rate for the past five years 
exceeds the growth rate of the prior decade.  Vineland added just over 1,500 residents during the 
1990s, but is estimated to have added more than 2,100 residents since the year 2000.  Since 2000, 
Vineland has accounted for almost 45% of the population growth within Cumberland County.  
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This is a stark contrast to the 1990s, when Vineland accounted for less than 18% of the County’s 
population growth.   
 
It is interesting to note that the 2000 population figures for Vineland are much lower than 
envisioned in the City’s existing Master Plan, prepared in the late 1980s.  Table 2.1.2 of the 
Master Plan anticipated a gain of 5,200 people through 2000, which would have brought the 
population to almost 60,000 in 2000, well above the 2000 Census, which estimated the population 
to be 56,271.   
 
Despite the recent increase in Vineland’s population growth rate, the City continues to lag the 
State in terms of population increases.  As shown in Table 1, the City’s population is estimated to 
have grown by 3.7% over the past five years, while the State has grown by an estimated 3.9%.   

 
Sex and Age 
Table 2 below provides an overview of the gender breakdown for the City, County and State.  As 
shown in Table 2, the distribution was very similar in 19990.  Women accounted for 
approximately 51% to 52% of the population throughout New Jersey, including the City of 
Vineland.  However, by 2000, there was a marked shift in Cumberland County’s gender 
breakdown, as men outnumbered women for the first time.  This is assumed to be related to the 
opening of the Southern Woods State Prison in 1997.  When the facility was opened, it was the 
State’s largest correctional facility.  In 205, the facility has a population of more than 3,300.  is 
similar across the board in all three geographies.  The uneven growth percentages from the three 
examples still did not change the genetic makeup as a whole.   
 

Table 2 
Population Trends 

Age and Sex, 1990 – 2005 
 Vineland Cumberland County New Jersey 
Sex 1990 2000 2005 1990 2000 2005 1990 2000 2005 
Male 25,826 27,020      28,101 67,789 74,725 77,323 3,735,685 4,077,993 4,254,488
Female 28,954 29,251      30,271 70,264 71,713 73,788 3,994,503 4,336,357 4,484,673
   
Age   
Under 5 3,915 3,294        3,916 10,125 8,848 10,290 532,637 558,082 567,261
5 to 24 15,958 15,644      16,111 39,870 40,691 41,712 2,046,009 2,198,469 2,323,268
25 to 44 16,603 16,635      16,108 42,920 46,114 44,669 2,557,310 2,638,465 2,481,792
45 to 54 5,775 7,617        8,194 14,182 19,215 20,391 843,009 1,157,141 1,297,412
55 to 59 2,403 2,875        3,387 6,030 7,139       8,247 355,677 418,537   511,796 
60 to 64 2,407 2,390        2,617 6,269 5,532       6,464 363,521 330,621   401,836 
65 to 74 4,400 3,949        3,965 10,967 9,705       9,601 610,192 577,441   576,028 
75 to 84 2,570 2,744        2,968 6,016 6,853       7,085 326,286 402,193   417,647 
85 + 749 1,123        1,196 1,674 2,341       2,652 95,547 133,401   162,121 
Total 54,780 56,271 58,464 138,053 146,438 151,111 7,730,188 8,414,350 8,739,161 

Over 55 12,529 13,081 14,135 30,956 31,570 34,049 1,751,223 1,862,193 2,069,428 
% Change 4.41% 8.06% 1.98% 7.85%  6.34% 11.13%

Source:  U.S. Census Bureau and Claritas   
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While the gender breakdown has not shifted significantly over the past 15 years (with the 
exception of the new prison), there has been a significant shift in the age distribution of the 
population.  The aging of the “baby boom” generation is having a significant impact.  As these 
individuals continue towards retirement age, there will be increased demands for social and health 
services.   Although the number of residents over age 55 in Vineland grew by just 4.4% during 
the 1990s, the City has almost doubled that growth rate during the past five years.  This is similar 
to the experience of the State, which saw its over-55 population grow by 6.3% during the 1990s, 
but by more than 11.1% in the past five years.  The increase in the growth rate of the 55-and-over 
population has been most pronounced at the County level, where the growth rate of 2% during the 
1990s has almost quadrupled during the past five years.   
 
The aging of the baby boomers has not gone unnoticed by the development community.  
Developers are aggressively pursuing age-restricted development throughout New Jersey, in an 
effort to capture this predominantly affluent segment of the market.  In addition, many 
communities are welcoming this type of development, due to the perception that age-restricted 
developments have much lower fiscal impacts than traditional family developments, due to the 
significantly lower number of school-aged children associated with age-restricted properties.   

 
Population by Race 
The State of New Jersey, Cumberland County and the City of Vineland continue to have a 
majority of whites.  The City and County have a more diverse population base than the State.  
The City and County have 65.2% and 64.2% whites respectively, while the State is 70.6% white.  
Interestingly, Cumberland County has a significantly higher percentage of blacks, at 230.5%, than 
either the City or the State, at 14.4% and 13.7% respectively.  The City of Vineland had 
experienced a significant increase in the number of blacks since 1990, which brought it more in 
line with the state’s diversity level.  

 
Table 3 

Racial Distribution, 2005 
 Vineland Cumberland New Jersey 

White 38,078 65.2% 97,002 64.2% 6,168,316 70.6%
Black 8,413 14.4% 31,047 20.5% 1,198,475 13.7%
American Indian 319 0.5% 1,262 0.8% 21,805 0.2%
Asian 740 1.3% 1,519 1.0% 576,775 6.6%
Pacific Islander 46 0.1% 81 0.1% 4,324 0.0%
Some Other Race 8,867 15.2% 15,740 10.4% 521,119 6.0%
Two or more races 1,909 3.3% 4,460 3.0% 248,347 2.8%

Source:  U.S. Census and Claritas 
 
Education 
Table 4 provides a summary of the most recent estimates for educational attainment in the City, 
County and State. As shown in the Table, the City of Vineland has a substantially higher 
percentage of residents that did not finaish high school.  In fact, almost one-third of Vineland 
residents did not finish high school, as copared to just 18% across the State.  The County’s drop-
out rate is only slightly better than the City’s, with 31.6% of residents not finishing high school.  
While the State average is 82% with a high school diploma (or equivalent), the City and County 
have 67.6% and 68.4% respectively.  The City of Vineland and Cumberland County are also 
lagging behind the State in terms of higher education percentage of the population.  Almost 30% 
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of residents across the State have a Bachelor’s degree or higher, as compared to 14.1% for 
Vineland and just 11.7% for the County.  These poor education levels could be an influencing 
factor in the future business opportunities for the region.   

 
Table 4 

Educational Attainment 1 
Level Vineland Cumberland New Jersey 

Less than 9th grade 14.27% 11.31% 6.62%
9th – 12th w/no diploma 18.19% 20.32% 11.34%
High School Graduate 32.19% 36.35% 29.41%
Some college, no degree 15.88% 15.66% 17.67%
Associate’s degree 5.32% 4.71% 5.28%
Bachelor’s degree 9.46% 8.00% 18.76%
Graduate or professional degree 4.70% 3.65% 10.92%
Percent High School graduate or higher 67.55% 68.37% 82.04%
Percent Bachelor’s degree or higher 14.16% 11.65% 29.68%

1Population 25 years and over 
Source:  U.S. Census Bureau, American Community Survey, Claritas 

 
Household Occupancy Characteristics 
Vineland’s housing sector has seen strong growth in the past five years.  While the community 
gained approximately 1,200 households dureing the 1990s, almost 1,000 more have been added in 
the past five years.  This is similar to the experience of the County, which has added 
approximately the same number of housing units during the past five years as it did during all of 
the 1990s.  The State, which added 270,000 households during the 1990s, has only added 130,000 
households over the past five years.  This indicates that more of the housing growth is occurring 
in the Cumberland County and Vineland areas than occurred during the 1990s.  It is significant to 
note that while Vineland accounted for more than half of the new households in the County 
during the 1990s, the City has accounted for less than half of the County’s new households during 
the past five years. 
 
Given the region’s improved infrastructure and a centralized location, growth is expected to 
continue and possibly accellerate.  Vineland’s proximity to several major arterials will most likely 
continue to see commuters relocating to the quality of life offered in this area.  With Philadelphia 
a short 40 miles awayVineland is a very attractive commuter location as housing prices continue 
to rise throughout the country.   
 

Table 5 
Housing Occupancy Types and Totals 

  Vineland Cumberland New Jersey 
  1990 2000 2005 1990 2000 2005 1990 2000 2005 

Occupied Housing Units 18,732 19,930 20,890 47,118 49,143 51,169 2,794,711 3,064,645   3,193,376 
Change (%)   6.40% 4.30%   4.30% 4.1%   9.70% 4.2% 
% Owner Occupied 67.00% 66.3% 66.5% 68.5% 67.9% 68.3% 64.9% 65.6% 66.0% 
% Renter Occupied 33.00% 33.7% 33.5% 31.5% 32.1% 31.7% 35.1% 34.4% 34.0% 
Source:  U.S. Census Bureau and Claritas 
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Housing  
Although the City of Vineland is located at the northernmost portion of Cumberland County, it is 
essentially the population hub.  The City of Vineland accounts for approximately forty percent 
(40%) of Cumberland County’s households.  With its direct access to Route 55, housing in 
Vineland has become ideal for commuters.  In fact, over the past five years, Vineland’s growth in 
households and housing units has exceeded the State and the County, as shown in Table 6.   
 
While the quality of life is the primary explanation offered for relocating to Cumberland County, 
the cost of home ownership can not be overlooked.  With continued infrastructure development, 
Southern New Jersey and Vineland in particular should see continued development of family 
housing.    
 
While the median household income of Vineland is only about 72% of that of the state, home 
ownership is almost 50% less expensive, making home ownership more affordable for families.  
Additionally, the City of Vineland maintains a lower vacancy rate, only 4.9% in 2005, which is 
far below both the county and state vacancy rates.  As the cost of housing continues to rise 
throughout the region, potential commuters will see the value in the combination of quality of life 
and cost of living along the Route 55 corridor.  Vineland experienced significant housing 
development in the first decade after the opening of Route 55.     However, with the benefits of 
housing development can come drawbacks.  This region has a proud and rich agricultural history, 
but local farms are coming under increasing development pressure.   
 
Selected 1990 and 2000 Census data is summarized in Table 6, together with estimates for 2005 
from Claritas, for the City of Vineland, Cumberland County and the State of New Jersey.  As 
noted above, the housing make-up of the region is very similar to that of the rest of the state with 
the exceptions in the significant differences in median household income and household values.  
However, median values at the State level have increased faster than values in Vineland and 
Cumberland County over the past five years, indicating that the region actually became more 
affordable, and likely more attractive to commuters, over the past five years.  As the household 
income increases and the desire for more affordable housing rises, Vineland should see an influx 
of developers searching for large tracts of land. 
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Table 6 
Selected Housing Characteristics 

 
Vineland 

  1990 2000 2005 Change 00 - 05 
Total Housing Units 19,548 20,958          21,962  4.8% 
Occupied Housing Units 18,732 19,930          20,890  4.8% 
% Owner Occupied 66.7% 66.3% 66.5% 0.2% 
% Renter Occupied 33.3% 33.7% 33.5% -0.5% 
% Family Households 74.6% 72.0% 70.8% -1.7% 
% Non-Family Households 25.4% 28.0% 29.2% 4.3% 
% Vacant 4.20% 4.90% 4.9% -0.4% 
 Median Housing Value 1  $     83,600  $     97,200  $     137,000  40.9% 
Median Rent ($) 2 511 638 N/A N/A 
Median Household Income $30,733 $40,076  $      45,424  13.3% 

 Cumberland County 
  1990 2000 2005 Change 00 - 05 
Total Housing Units 50,294 52,863          55,025  4.1% 
Occupied Housing Units 47,118 49,143          51,169  4.1% 
% Owner Occupied 68.5% 67.9% 68.3% 0.6% 
% Renter Occupied 31.5% 32.1% 31.7% -1.2% 
% Family Households 74.2% 71.6% 71.1% -0.6% 
% Non-Family Households 25.8% 28.4% 28.9% 1.6% 
% Vacant 6.30% 7.00% 7.0% 0.1% 
 Median Housing Value 1  $     73,900  $     91,200  $     131,333  44.0% 
Median Rent ($) 2 480 616 N/A N/A 
Median Household Income $29,985 $39,150  $      43,817  11.9% 

 New Jersey  
  1990 2000 2005 Change 00 - 05 
Total Housing Units 3,075,310 3,310,275      3,449,597  4.2% 

Occupied Housing Units 2,794,711 3,064,645      3,193,376  4.2% 
% Owner Occupied 64.9% 65.6% 66.0% 0.6% 
% Renter Occupied 35.1% 34.4% 34.0% -1.1% 
% Family Households 72.3% 70.7% 69.9% -1.1% 
% Non-Family Households 27.7% 29.3% 30.1% 2.8% 
% Vacant 9.10% 7.40% 7.4% 0.4% 
 Median Housing Value 1   $   162,300  $   170,800  $     270,984  58.7% 

Median Rent ($) 2 $592 $751 N/A N/A 
Median Household Income $40,927 $55,146  $      63,243  14.7% 
1 Specified owner-occupied units 
2 Specified renter-occupied units 
Source:  U.S. Census Bureau 
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Housing Costs 
As discussed earlier, as this community becomes more attractive to commuters, housing values 
will continue to rise.  The City of Vineland and Cumberland County saw a significant increases in 
value during the past five years, though values increased more rapidly at the State level.  Values 
in all three increased at a faster rate than inflation over the past five years, indicating real 
increases in value.   
 
Despite recent price increases in the City of Vineland and Cumberland County, the region is still 
considered to be very afforadbale as compared with the rest of the State.  Over the 1990 through 
2005 time period, value increases ranged from 64% to 78%.  Vineland experienced the lowest 
rate of growth, with median housing values increasing 64% over the 15 year period.  Over the 
same period, the median for the State increased by 67%, while the median in Cumberland County 
increased by almost 78%.   

 
 

Table 7 
Housing Values 

 Vineland  Cumberland  New Jersey  
 1990 2000 2005 1990 2000 2005 1990 2000 2005 

Median Housing Value ($) 1 $83,600 $97,200 $137,000 $73,900 $91,200 $131,333 $162,300 $170,800 $270,984 
Change (%)  16.3% 40.9%  23.4% 44.0%  5.2% 58.7% 

Median Rent ($) 2 $511 $638 N/A $480 $616 N/A $592 $751 $856 
1 Specified owner-occupied units 
2 Specified renter-occupied units 
Source:  U.S. Census Bureau, Claritas 

 
 
Income 
Table 8 below provides a summary of the distribution of households by income levels in 
Vineland and the County.  The Table compares income levels in 1999 with oncome levels in 204.  
As shown in the Table, there has been a significant increase in the number of households earning 
$75,000 or more annually.  In particular, Vineland’s households earning more than $100,000 
increased by almost 50% over the five year period.  Vineland also experienced an increase in the 
number of households in the middle income range of $35,000 to $49,999.  The County 
experienced growth in all income brackets earning more than $35,000, although the strongest 
growth was in households earning more than $100,000, which increased by more than 50%.   
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Table 8 

Distribution of Households by Income 1990-2000 
City of Vineland 

  1999 2004 Change 99 – 04 
  Households % of Total Households % of Total # % 
Less than $15,000 3,378 17.0%       3,035 14.5%       (343) -10.2%
$15,000 - $24,999 2,636 13.3%       2,491 11.9%       (145) -5.5%
$25,000 - $34,999 2,663 13.4%       2,508 12.0%       (155) -5.8%
$35,000 - $49,999 3,236 16.3%       3,469 16.6%        233  7.2%
$50,000 - $74,999 4,211 21.2%       4,070 19.5%       (141) -3.3%
$75,000 - $99,999 1,812 9.1%       2,415 11.6%        603  33.3%
$100,000 - $149,999 1359 6.8%       2,036 9.7%        677  49.8%
Greater than $150,000 581 2.9%          866 4.1%        285  49.1%
Total 19,876 100.0%      20,890 100.0%      1,014  5.1%

Cumberland County 
  1999 2004 Change 99 – 04 
  Households % of Total # # # % 
Less than $15,000 8,853 18.0%       8,109  15.8%       (744) -8.4%
$15,000 - $24,999 6,721 13.7%       6,315  12.3%       (406) -6.0%
$25,000 - $34,999 6,532 13.3%       6,231  12.2%       (301) -4.6%
$35,000 - $49,999 8,279 16.9%       8,386  16.4%        107  1.3%
$50,000 - $74,999 9,947 20.3%      10,025 19.6%          78  0.8%
$75,000 - $99,999 4,716 9.6%       5,844  11.4%      1,128  23.9%
$100,000 - $149,999 2962 6.0%       4,608  9.0%      1,646  55.6%
Greater than $150,000 1086 2.2%       1,651  3.2%        565  52.0%
Total 49,096 100.0%      51,169 100.0%      2,073  4.2%
Source: U.S. Census Bureau, Claritas 

 
Poverty Level 
Despite the progress is being made at the upper income levels, there are still a significant number 
of individuals living below the poverty level in the City, County and State.  Table 9 summarizes 
poverty data from the 1990 and 2000 Census.  As shown, Cumberland County has a higher 
poverty rate than the City of Vineland, and both the City and the County are well above the 
average for the State.   
 
While updated data is not available for the City and County, the Census has updated the State data 
through 2003, which shows a small increase in the number of individuals living in poverty.  
Preliminary estimates for the State indicate a slight decline in the poverty rate during the past five 
years.   
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Project Technical Memorandum 
 

To: Richard Cramer, T&M Associates 
From: Jeffrey Donohoe 
Subject: Draft Report - Vineland Economic Base 
Date: May 20, 2005 

 
 
Introduction 
This Technical Memorandum has been prepared as part of the Master Plan update for the City of 
Vineland.  In preparing this Technical Memorandum, the consultants relied upon a variety of 
public and proprietary data sources.  These data sources include: 
 
The U.S. Census; 
The U.S. Bureau of Labor Statistics; 
The U.S. Bureau of Economic Analysis; 
The New Jersey Department of Labor; and 
Claritas, a private demographic service.   
 
The remainder of this Technical memorandum evaluates recent changes in the Vineland labor 
force, population base, worker class, distribution of employment by industry, educational 
attainment and other relevant trends.  In addition, information regarding the employment and 
unemployment rates and trends is also included.   
 
Location 
The City of Vineland is located in the Delaware Bay Region in southern New Jersey.  Vineland is 
significantly larger than any other city or township in Cumberland County.  The State Capital, 
Trenton is seventy (70) miles to the North.  Vineland is bounded by Gloucester County to the 
North, Atlantic County to the East, Maurice River Township to the Southeast, the City of 
Millville to the South, Deerfield Township to the Southwest and Salem County to the West.  
 
The key infrastructure for regional access is State Route 55, which opened in 1989.  Route 55 
provides access to the entire Northeast Economic Region via Interstates 295, 95, and 79, the New 
Jersey Turnpike and the Atlantic City Expressway.  Vineland’s proximity to these highway 
systems will allow the growth of industry and housing, even attracting commuters to 
Philadelphia.  It is less than two-and-a-half hours to Washington D.C., and only two hours to New 
York City.  Perhaps more importantly to the economic endurance of this area is the access to the 
Delaware waterways and the Philadelphia International Airport (34 miles).  The distribution 
capabilities for the agriculture industry in this region is vital to its economic stability, and Route 
55 will provide that for years to come. 
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Distance from City of Vineland (miles) 
 

Philadelphia   40 
Wilmington, DE   44 
Trenton, NJ   70 
New York, NY   125 
Baltimore, MD   110 
Washington, D.C.   152 
Source:  mapquest.com 

 

Labor Force Characteristics and Trends 
The population growth in the City of Vineland was minimal between 1990 and 2000 Census.  Its 
2.7% growth over the decade was well below the county and state average, which experienced 
increases of 6.1% and 8.9% respectively.  Population estimates for 2003 show that while 
Vineland’s population has continued to increase, both the County and the State continue to grow 
at a faster rate.  As outlined in Table 1 below, Vineland experienced an increase in its labor force 
during the 1990s, in contrast to the County, which experienced a reduction in its labor force.  
Vineland’s labor force also grew more rapidly (3.2%) that the State’s (2.4%) during the 1990s.  
However, through 2003, the New Jersey Department of Labor and Workforce Development, the 
Vineland workforce declined slightly through 2003, while the County and State experienced 
growth of 3.3% and 4.6% respectively.   
 
Despite an essentially level workforce from 2000 through 2003, employment in Vineland has 
increased,  Between 2000 and 2003, employment increased by more than 1,100 jobs.  The net 
effect of this increase in employment was a sharp decline in the unemployment rate, which fell 
from 10.7% in 2000 to 6.5% in 2003.  In 2003, Vineland’s unemployment rate was below the 
County’s, which stood at 6.7%.  However, both the City and the County unemployment rates 
were well above the State’s rate of 4.3% in 2003.   
 

Table 1 
Population and Labor Force Trends 

Vineland 1990 2000 ‘03 
Population 54,780 56,271 57,057 
Labor Force 26,743 27,593 27,550 
Employed 24,812 24,633 25,754 
Unemployed 1,931 2,960 1,796 
Unemployment Rate 7.2 10.7 6.5 
Cumberland    
Population 138,053 146,438 149,306 
Labor Force 65,830 65,614 67,801 
Employed 60,937 59,129 63,250 
Unemployed 4,893 6,485 4,551 
Unemployment Rate 7.4 9.9 6.7 
New Jersey    
Population 7,730,188 8,414,350 8,642,412 
Labor Force 4,104,673 4,204,393 4,397,000 
Employed 3,868,698 3,950,029 4,207,700 
Unemployed 235,975 243,116 189,300 
Unemployment Rate 5.7 5.8 4.3 

Source:  US Census 1990 & 2000, NJ Department of Labor 
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In the City of Vineland, private wage and salary workers actually grew during the Census period 
of the 1990s, while the number of self-employed fell significantly.  Of note, both the City of 
Vineland and Cumberland County experienced an increase in the number of those employed by 
the government, while the state as a whole had some 14,000 government jobs eliminated, as 
detailed in Table 2 below. 
 
Worker Class Trends were not updated at the municipal and county levels.  However, the 
American Community Survey has published percentage numbers at the state level.  The numbers 
represent a consistent pattern continuing in the worker class divisions.    
 
 

Table 2 

Worker Class Trends 
 Vineland  Cumberland  New Jersey 
Class of Worker 1990 2000 1990 2000 1990 2000 2003 
Private wage/salary workers 18,392 18,573 45,641 43,850 3,092,714 3,193,469  
(%) 74.1% 75.4% 74.9% 74.2% 79.9% 80.8% 80.0% 
Government workers 4,717 4,825 11,729 12,112 564,788 550,441  
(%) 19.0% 19.6% 19.2% 20.5% 14.6% 13.9% 14.8% 
Self-employed workers 1,573 1,211 3,265 3,031 198,651 197,664  
(%) 6.3% 4.9% 5.4% 5.1% 5.1% 5.0% 5.0% 
Unpaid family workers 130 24 302 136 12,545 8,455  
(%) 0.5% 0.1% 0.5% 0.2% 0.3% 0.2% 0.2% 
Total 24,812 24,633 60,937 59,129 3,868,698 3,950,029  
Change (#, %) -179 -0.7 -1,808 -3 81,331 2.1  

Source:  U.S. Census Bureau, American Community Survey 2003 
 
 
During the 1990s, there was a minimal increase in jobs for the State of New Jersey and a decrease 
in Cumberland County and the City of Vineland, in turn there was also a noticeable shift in the 
industries in which workers were employed.  In 1990, the largest percentage of the civilian labor 
force in all three geographies was employed in the manufacturing sector, which accounted for 
21.4% of the employed labor force in Vineland, 22.5% in Cumberland County, and 16.9% in the 
entire State of New Jersey.  By 2000, all three study areas had experienced a significant loss in 
the manufacturing sector, as shown in Table 3 below.  In contrast, there was significant growth in 
the service sectors of education, health and social services, arts and entertainment. 
 

Over the past three years, the New Jersey Department of Labor and Workforce Development 
(NJDOL) indicates that employment in Vineland has increased by approximately 10%, with 
notable gains manufacturing, retail trade and public administration.  Despite the increase in the 
number of manufacturing jobs over the past three years, manufacturing declined in terms of its 
percentage of civilians workers, falling to just 15.8% of all jobs in Vineland.  This is consistent 
with the experience of the State, which saw its manufacturing employment base fall to just 10% 
in 2003, according to NJDOL.  Figures have not been released for all of Cumberland County or 
the State.  The addition of the South Regional Hospital in Vineland is expected to increase the 
employment in the service sectors even further.  
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The trade sectors (wholesale and retail) was inconsistent across the three areas during the 1990s.  
Vineland and the State experienced declines in both wholesale and retail trade during the 1990s, 
though preliminary 2003 data for Vineland show a significant increase in the retail trade sector 
for 2003.  Cumberland County experienced a significant increase in retail trade employment 
during the 1990s, and NJDOL projects that that trend has continued through 2003. There has been 
a spike in new retail construction throughout Cumberland County which is expected to create 
further employment growth to retail and construction sectors.   

Table 3 

Industry 1990 2000 2003* 1990 2000 2003* 1990 2000 2003* 

Trends in Distribution of Civilian Workers by Industry 1 
 Vineland  Cumberland  New Jersey  

Agriculture, et al 594 598 504 1,750 1,491 1,341 45,227 12,618 N/A 
Construction 1,704 1,475 1,735 3,785 3,359 2,548 231,328 220,817 N/A 
Manufacturing 5,328 4,239 4,405 13,725 10,819 9,634 653,436 472,684 N/A 
Wholesale Trade 977 952 895 3,474 2,065 2,054 207,413 173,166 N/A 
Retail Trade 3,549 2,714 4,759 2,287 6,549 8,367 587,969 447,346 N/A 
Trans., Comm.., Utilities 1,280 1,029 1,325 8,585 3,193 2,085 332,879 234,801 N/A 
Finance, Insurance, Real Estate 1,395 1,247 986 3,676 2,543 1,817 346,037 352,722 N/A 
Education, Health & Social Svcs. 4,596 6,367 5,106 10,702 14,239 9,315 620,428 783,137 N/A 
Arts, Entertainment, et al 633 1,887 1,870 1,366 4,136 3,412 66,807 271,864 N/A 
Public Administration 1,178 1,344 4,012 3,896 4,400 N/A 180,469 179,481 N/A 
Other Services 3,578 2,781 2,333 7,691 6,335 4,551 596,705 801,393 N/A 
Total 24,812 24,633 27,930 60,937 59,129 incomp. 3,868,698 3,950,029 N/A 
 
Agriculture, et al 2.4% 2.4% 1.8% 2.9% 2.5% N/A 1.2% 0.3% 0.20% 
Construction 6.9% 6.0% 6.2% 6.2% 5.7% N/A 6.0% 5.6% 6.80% 
Manufacturing 21.5% 17.2% 15.8% 22.5% 18.3% N/A 16.9% 12.0% 10.80% 
Wholesale Trade 3.9% 3.9% 3.2% 5.7% 3.5% N/A 5.4% 4.4% 4.50% 
Retail Trade 14.3% 11.0% 17.0% 3.8% 11.1% N/A 15.2% 11.3% 11.00% 
Trans., Comm., Utilities 5.2% 4.2% 4.7% 14.1% 5.4% N/A 8.6% 5.9% 5.90% 
Finance, Insurance, Real Estate 5.6% 5.1% 3.5% 6.0% 4.3% N/A 8.9% 8.9% 8.90% 
Education, Health & Social Svcs. 18.5% 25.8% 18.3% 17.6% 24.1% N/A 16.0% 19.8% 20.80% 
Arts, Entertainment, et al 2.6% 7.7% 6.7% 2.2% 7.0% N/A 1.7% 6.9% 6.90% 
Public Administration 4.7% 5.5% 14.4% 6.4% 7.4% N/A 4.7% 4.5% 4.80% 
Other Services 14.4% 11.3% 8.4% 12.6% 10.7% N/A 15.4% 20.3% 19.50% 
Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 

 

1 Employed civilian population 16 years and over 
* Some data was published incomplete and are estimates 

Source:  U.S. Census Bureau, NJ Department of Labor and Workforce Development 

 
In addition, the three study areas experienced a reduction in construction employment.  Of note, 
while the City of Vineland increased nominally in the agricultural sector, the State as a whole 
experienced a decline in employment in the agricultural sector of more than 70% during the 
1990s.  NJDOL estimates that despite maintaining its agricultural employment during the 1990s, 
Vineland is beginning to fall victim to the decline in agriculture, losing almost 20% of its 
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agricultural employment through 2003.  While the City of Vineland continues to struggle to 
maintain its historic agricultural base, much of the remainder of the State’s agricultural 
employment base has succumbed to development pressures and the continued movement towards 
a service-based economy.   
 
Overall, the services sectors of the economy expanded significantly during the 1990s.  These 
sectors include: 
 

 Finance, insurance and real estate; 
 Education, health and social services; 
 Arts and entertainment; 
 Public administration; and 
 Other Services.   

 
These sectors experienced more than 10% growth during the 1990s, in terms of the concentration 
of civilian employment.  Services sector employment in Vineland grew from 65.3% in 1990 to 
70.5% in 2000, and is estimated to be 73.5% in 2003.  The County increased from 62.7% to 70%, 
while the State increased from 70.6% in 1990 to more than 77% in 2000. 
 
Continued Growth in the Labor Force 
The civilian labor force for Cumberland County decreased by 216 during the 1990s, from 65,830 
in 1990 to 65,614 in 2000. The New Jersey Department of Labor released preliminary 2005 
estimates which show the labor force in Cumberland County growing at almost 1% per annum 
since 2000.   This was even after the estimates for 2002 showing the labor force decreasing 
further.  Therefore, the labor force has really grown over 4% in Cumberland County in the past 
two and a years.  The current figures show Cumberland County already exceeding the projections 
laid out by the NJDL in 2002. 
 
The City of Vineland saw a drop off in their labor force after a large increase in the late 1990s.  
While the city’s labor force has actually lost numbers in its workforce we outlined earlier their 
4% growth in employment in the past three years.   
 
The civilian labor force in the State of New Jersey is actually estimated to drop off by more than 
100,000 workers.  As their labor force dropped, their available jobs rose to bring the statewide 
unemployment to one of the lowest in the country.  With the improving economy and lower 
unemployment the New Jersey Department of Labor and Workforce Development is projecting a 
almost 10% to 20% rise in the labor force from the municipal level to the state level. 
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Table 4 

Civilian Labor Force Projections 
 Vineland Cumberland New Jersey 
1990 26,743 65,830 4,104,673 
2000 27,593 65,614 4,193,145 
2004 27,550 68,000 4,207,700 
2007 n/a 69,100 4,597,300 
2012 n/a 71,400 4,827,100 
2015 n/a 72,800 4,936,000 
2020 n/a 73,800 5,065,800 
2025 n/a 75,000 5,191,200 
Source: NJDOL 

 
Employment Growth, Projections & Training 
The transition from a large manufacturing state to a leading service sector economy will continue 
to affect employment trends.  While the State of New Jersey has been drifting away from the 
manufacturing sector, it is still vitally important to the economy in Cumberland County and the 
City of Vineland.  The retail trade sector in Cumberland County outpaces the state 21% to 9% 
respectively, while the wholesale trade industry garners a much larger portion of the statewide 
economy than at the County level.  Altogether, the manufacturing, services, and retail sectors 
make up 79% of the industry in Cumberland County.  In contrast, these same sectors account for 
just 61% pf statewide employment.  
 

Table 5 
Composition of Industry (by SIC groupings) 
Industry Cumberland  New Jersey  

Manufacturing 33% 23% 
Services 25% 29% 
Retail Trade 21% 9% 
Wholesale Trade 7% 20% 
FIRE 7% 7% 
Construction  6% 5% 
Transportation 1% 7% 
Source:  Cumberland County Website  

 
Agencies such as the New Jersey State Employment and Training Commission are playing an 
essential role in helping prepare the state’s workers for the employment transition across industry 
lines.  The commission has created such facilities and services as One Stop Career Center and 
Work Force Investment Boards across the state to assist all displaced or need-based members of 
the labor force.  With initiatives such as these, the state is maintaining low unemployment (a 
preliminary figure for March 2005 shows New Jersey’s unemployment has dropped to 4.3%, well 
below the national average).  Cumberland County has dropped to 6.7% from 9.9% 
unemployment, while the City of Vineland has dropped more than 4% to 6.5%. 
 
Employment trends are projected to continue to stay on the same course.  The manufacturing 
sector is expected to continue to decline in the State of New Jersey, losing another 13.5% of its 
jobs in the ten year period between 2002 and 2012.  The service sector is expected to make up 
more than its share of jobs in the economy, gaining another 14.7% in this same time period.  Sub 
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sectors of the service industry such as professional and business services, educational services, 
heath and social assistances, and arts and entertainment are all expected to increase more than 
20% in this 10 year projection period.  Table 6 provides a tabular break down of the employment 
projections by NAICS Industry for the State of New Jersey.   
 

Table 6 
State of New Jersey 

Employment Projections By Major Industry Division, 2002 - 2012 
  2002 2012 Change: 2002-2012 

NAICS Industry Title Number Pct. Number Pct. Number Total Annual 
Total All Industries     3,983,900 100.0     4,465,000 100.0      478,100 12.0 1.1 
Goods-Producing        531,600 13.3        506,100 11.3      (25,500) -4.8 -0.5 
  Mining              1,600 0.0              1,500 0.0                   - 0.0 -0.6 
  Construction          162,600 4.1          186,700 4.2          24,100 14.8 1.4 
  Manufacturing          367,500 9.2          317,900 7.1        (49,600) -13.5 -1.5 
Service-producing 3,452,300 86.7     3,959,100 88.7      506,800 14.7 1.4 
  Trade 701,000 17.6 781,300 17.5 80,300 11.5 1.1 
   Wholesale trade 236,500 5.9 260,400 5.8 23,900 10.1 1.0 
    Retail trade 464,500 11.7 520,900 11.7 56,400 12.1 1.1 
 Utilities 15,800 0.4 14,500 0.3 (1,300) -8.2 -0.9 
 Transportation and warehousing 164,600 4.1 181,300 4.1 16,700 10.1 1.0 
 Information 113,200 2.8 116,300 2.6 3,100 2.7 0.3 
 Financial activities 276,700 6.9 302,000 6.8 25,300 9.1 0.9 
 Professional and business services 581,200 14.6 725,100 16.2 143,900 24.8 2.2 
 Educational services 82,300 2.1 101,500 2.3 19,200 23.4 2.1 
 Health care and social assistance 444,900 11.2 574,300 12.9 129,400 29.1 2.5 
 Arts, entertainment, and recreation 46,100 1.2 56,600 1.3 10,500 22.7 2.0 
 Accommodation and food services 264,900 6.6 293,200 6.6 28,300 10.7 1.0 
 Other Services (except government) 148,300 3.7 175,100 3.9 26,800 18.1 1.6 
 Government 613,500 15.4 637,900 14.3 24,400 4.0 0.4 
Source:  NJDOL 

 
 
Manufacturing continues to hold on to 18% of the employment in Cumberland County in this 
NAICS breakdown.  However, the New Jersey Department of Labor is projecting a hefty 20.7% 
decline in the manufacturing employment force between 2002 and 2012. The service producing 
sector is expected to grow by 14.7%, in which there is an 83.1% jump in arts and entertainment 
employment during the projection period.  Of note, there is a large correctional facility in 
Bridgeton (Cumberland County) that accounts for about 2,500 of the government related jobs.  
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Table 7 

Estimated and Projected Employment by Major Industry Group, 2002-2012 
Cumberland County* 

NAICS Industry Title 2002 2012 Change: 2002-2012 
Industry Title Number Percent Number Percent Number Total Annual 
Total Nonfarm Payroll Employment 59,900 100.0 64,900 100.0 5,050 8.4 0.8 
Goods-Producing 13,150 22.0 11,300 17.4 -1,850 -14.1 -1.5 
   Mining ** ** ** ** ** ** ** 
   Construction 2,250 3.8 2,650 4.1 400 17.1 1.6 
   Manufacturing 10,750 18.0 8,500 13.1 -2,250 -20.7 -2.4 
Service-producing 46,700 78.0 53,600 82.6 6,900 14.7 1.4 
   Wholesale trade 2,150 3.6 2,450 3.8 300 13.1 1.2 
   Retail Trade 7,950 13.3 9,400 14.5 1,450 17.9 1.6 
   Utilities ** ** ** ** ** ** ** 
   Transportation and warehousing 2,150 3.6 2,450 3.8 350 15.5 1.4 
   Information 1,050 1.8 1,000 1.5 -50 -2.9 -0.3 
   Finance and insurance 1,850 3.1 2,000 3.1 150 8.1 0.8 
   Real estate and rental and leasing 500 0.8 550 0.8 50 12.6 1.2 
   Professional and technical services 1,200 2.0 1,450 2.2 250 22.8 2.0 
   Management of companies and enterprises 400 0.7 400 0.6 0 2.8 0.3 
   Administrative and waste services 1,450 2.4 1,750 2.7 300 21.8 1.9 
   Educational services 900 1.5 1,050 1.6 150 16.6 1.5 
   Health care and social assistance 7,750 12.9 9,650 14.9 1,900 24.2 2.1 
   Arts, entertainment, and recreation 450 0.8 800 1.2 350 83.1 5.9 
   Accommodation and food services 2,650 4.4 3,050 4.7 400 15.5 1.4 
   Other Services (except government) 1,900 3.2 2,350 3.6 450 22.4 2.0 
   Government 14,300 23.9 15,150 23.3 850 5.8 0.6 
      Federal Government 750 1.3 700 1.1 -100 -11.0 -1.2 
      State Government 5,000 8.4 5,350 8.2 350 7.2 0.7 
      Local Government 8,550 14.3 9,100 14.0 550 6.5 0.6 
Source:  NJDOL 

 
As it becomes more and more apparent that the vast majority of the future jobs will be in the 
service sectors, it is important that public and private groups continue with training and 
repositioning the workforce.  Factors such as higher education and age of the labor force will play 
a major roll throughout the City of Vineland, Cumberland County and the State of New Jersey.  
The quality of the workforce is extremely important in attracting new business. 
 
The age of the workforce is very important when it is necessary to train or further educate 
workers.  Data for the study areas indicate that all three geographies show about 22% of the 
workforce is over the age of 55 and another 13% between 45 and 54 years of age.  This means 
that more than one-third of the population in all three regions is over the age of 45.  These 
workers could have difficulty completing necessary training to change jobs at the later stages of 
their life/career.   
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Table 8 
Population Distribution by Age  

Age Vineland Cumberland New Jersey 
15 to 24 6,933 12.3% 18,678 12.8% 997,534 11.9% 
25 to 34 7,751 13.8% 21,809 14.9% 1,175,113 14.0% 
35 to 44 8,884 15.8% 24,305 16.6% 1,463,352 17.4% 
45 to 54 7,617 13.5% 19,215 13.1% 1,157,141 13.8% 
55 or older 13,081 23.2% 31,570 21.6% 1,862,193 22.1% 
Source:  U.S. Census Bureau 

 
 
Having the skills, or at a minimum the ability, to change jobs is vitally important not only to the 
individual, but to the community.  An educated workforce can enhance economic development 
opportunities for the area, and help to bolster individual incomes.  The United State average for 
persons over the age of 25 with a high school diploma (or equivalency) or above is 80.4%.  
Nationally, 24.4% of persons 25 or older have attained a bachelor’s degree or higher.  The State 
of New Jersey actually has an even better percentage in both categories, 82.1% and 29.8% 
respectively.  However, the City of Vineland and Cumberland County are well below the state 
and national averages.  Of those over the age of 25 in the City of Vineland, only 67.8% have 
received a high school diploma, and only 14.3% had received a bachelor’s degree or higher.  
Cumberland County has only 68.5% high school graduation rate, and only 11.7% of the 
population has received a bachelor’s degree or higher.   
 
 

Table 9 
Educational Attainment 1 

Level Vineland  Cumberland New Jersey  
Less than 9th grade 5,312 10,903 373,429 
9th – 12th w/no diploma 6,725 19,610 641,048 
High School Graduate 11,984 35,189 1,661,493 
Some college, no degree 5,955 15,212 998,872 
Associate’s degree 2,008 4,600 298,096 
Bachelor’s degree 3,575 7,820 1,063,665 
Graduate or professional degree 1,774 3,565 621,196 
Percent High School graduate or higher 67.8% 68.5% 82.1% 
Percent Bachelor’s degree or higher 14.3% 11.7% 29.8% 
1  Population 25 years and over 
Source:  US Census 2000 

 
 
A workforce with a lower than average level of education could limit the possibilities of certain 
businesses relocating to the area. Working with organizations like the New Jersey State 
Employment and Training Commission will help train not only the unemployed, but the future 
workforce of the region.  For many occupations, workforce training can be just as valuable as or 
more so than a broad higher education.  In addition, the City could consider offering industry-
specific training as an incentive to attract key employers to the community.   
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Role of Agriculture 
The rich history and pride of the agriculture industry not only shines throughout the communities, 
but it has played a vital role in the economic stability of the City of Vineland and Cumberland 
County through the years.  There are currently 616 farms in Cumberland County, compared to 
610 in 1978 and 609 in 1992.  Of the counties’ 313,152 acres, almost 23% of it remained 
farmland in 2002.   
 
Cumberland County had 83,544 acres of farmland in 1978, which decreased by almost 18% by 
1992 (68,627 acres).  However, since that time, farming land has actually increased by 7.5%, 
increasing to a total of 73,781 acres in Cumberland County.  The average size of the County’s 
farms also increased to an average size of 115 acres.  The average value of these farms (land and 
buildings) has more than tripled in the past twenty-five years, from $1,496 per acre in 1978 to 
$4,714 per acre in 2002.  It appears that many of these historic farms have been able to fend off 
developers looking for new opportunities in the Southern Region, particularly for redevelopment 
as housing.   
 
Government support appears to be abundant in the region, helping on average with more than 
$5,400 per farm in 2002,an increase of 12%.  The farms products appear to continue to have a 
strong market value in the local community.  The 2002 market value of the annual crop 
production was $119,958,672, up more than 28% from 1997.  
 
The agricultural industry in Vineland is also strong.  The community has numerous farms and 
produce marketing companies, which help get products from local and regional entities to the 
marketplace.  Among the community’s farms and related enterprises are: 
 

 Flaim Farms; 
 Tarabbio Farms; 
 Ivy Acres; 
 Great Northern Plant Company; 
 Sikking Nurseries; 
 Old Mill Florist and Garden Center; 
 Consalo & Sons Farms; 
 Two Girls Produce; 
 South Jersey Produce Cooperative; and 
 Vineland Produce Auction.   

 
In addition, the concentration of agricultural activity has resulted in the creation of an industry 
cluster, which includes food transportation as well as other types of food processing.  For 
example, companies such as Mamacita, J&L Poultry, B. Manischewitz, Casa Di Bertacchi, 
Vineland Kosher Poultry, Eatem Foods, Progresso Quality Foods and Venice Maid Foods all have 
operations in Vineland.  These operations benefit from the concentration of experienced 
employees, as well as transportation, logistics and packaging companies which support the food 
distribution industry.  These companies represent more than 1,200 jobs in the community, or 
approximately 5% of the jobs in the community.   
 
In terms of wages and employment stability, the agricultural industry has not been as significant 
to the community.  The agriculture sector is among low to moderate income streams for the 
region and among the highest in turnover rate.  This is partly due to the seasonal nature of the 
workforce in the agricultural industry, which tends to be more permanent than temporary, in order 
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to meet work surges during planting and harvesting periods.  Table 10 below is a selected 
summary comparison wages in key economic sectors.   
 
   

Table 10 
Cumberland County  

Wage and Employment Summary   

  
Monthly 
Income 

Net Jobs 
(2004 Q1) Turnover 

11 Agriculture, et al    
      Out of Season $1,357 -5 13.1% 
      In-season $2,993   
21 Mining $4,029 1 1.7% 
22 Utilities $4,916 16 2.8% 
23 Construction $3,395 -60 12.3% 
31-33 Manufacturing $3,292 224 6.4% 
42 Wholesale Trade $3,345 118 7.5% 
44-45 Retail Trade $2,104 -174 11.5% 
48-49 Transportation, et al $4,838 -16 7.6% 
51 Information $3,392 60 8.1% 
52 Finance and Insurance $3,722 12 6.5% 
53 Real Estate $2,042 -29 14.7% 
54 Professional, et al $3,179 30 10.4% 
55 Management $3,465 53 6.1% 
56 Administrative and Support $2,246 39 13.9% 
61 Educational Services $2,991 275 5.7% 
62 Health Care and Social Svcs. $3,006 27 6.6% 
71 Arts, Entertainment, et al $1,204 5 9.1% 
72 Accommodation, Food Svcs. $1,028 68 15.4% 
81 Other Svcs (not Public Admin) $1,869 86 7.9% 
92 Public Administration $3,413 22 3.1% 

Source:  US Census Bureau, NJDOL 
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Table 9 
Individuals Below the Poverty Level 

 1990 2000 2003 
Vineland  5,739 7,560 N/A 
     % Living in Poverty 10.5% 13.4%  
Cumberland  17,086 20,367 N/A 
     % Living in Poverty 12.4% 13.9%  
New Jersey  573,152 699,668 703,841 
     % Living in Poverty 7.4% 8.3% 8.1%  

Source:  U.S. Census Bureau, American Community Survey 
 
Summary 
Overall, the City of Vineland has seen accelerating growth over the past five years.  Growth rates 
in population have exceeded the growth during all of the 1990s, and growth in the number of 
households has almost matched the growth of the 1990s.   
 
As is the case in most areas, Vineland’s population is aging.  The movement of the baby boom 
generation into retirement age cohorts has resulted in significant increases in the number of 
persons over age 55.  In fact, the growth rate for the oover-55 age cohort over the past five years 
has been almost double the growth rate for all of the 1990s.   
 
Vineland does have a somewhat lower average education level than the State.  Statewide, more 
than 82% of residents graduated high school, as compared to less than 68% in Vineland.  This 
could be an issue for the community in trying to attract new employers.  However, the possibility 
of a customized worker training program could also be used as an incentive for business 
attraction purposes.    
 
Despite significant increases in housing values over the past five years, Vineland continues to be 
an affordable housing market.  With a median household income estimated to be $45,424 and a 
median housing value of $137,000, the median home is well within affordability guidelines for 
households earning the median income.   
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Summary 
With the opening of State Route 55 in 1989, the City of Vineland gained crucial access to the 
Northeast Economic Region.  Route 55 has also spurred the concept of Vineland being a bedroom 
community for those seeking a better quality of life and much more affordable housing.  This is 
evidenced by the percentage of new housing construction through the 1990s compared to the rest 
of Cumberland County. 
 
While its population had a modest increase between 1990 and 2000, since 2000, growth in 
Vineland has accelerated, both in terms of population and employment.  Although the labor force 
is estimated to have been stagnant since 2000, employment began to rise significantly since 2000, 
bringing the unemployment rate down below the County level,.   
 
Growth has begun in the retail and housing construction throughout Cumberland County.   In the 
1990’s the manufacturing sector had taken an enormous downturn and the local, regional and 
state levels all saw a shift to jobs in the service sector.  The State of New Jersey Labor 
Department is projecting an even larger jump in the labor force and with it will come continued 
opportunity and pressure for new or realigned business and residential growth for the City of 
Vineland and Cumberland County.  The service producing sector is projected to grow upwards of 
15% by 2012, while the manufacturing industry continues to slide with another 20% loss of jobs 
in the same period for Cumberland County. 
 
A skilled workforce will be the region’s best opportunity to control unemployment, attract the 
necessary business growth to accompany the population and workforce expansion and attracting 
residential development may be the best scenario to accomplish all its needs and goals.   
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INTRODUCTION   
 
The City of Vineland, Cumberland County has a rich natural resource heritage. Planned as an 

agricultural community by Charles K. Landis in 1861, Vineland has served as a center for vegetable 

and poultry farming. The successful farming heritage is part of the character of Vineland and is the 

result of its natural resources. The City embodies the State Motto the “Garden State” and has the 

ideal conditions for vegetable production with its sandy soils, level topography, optimum climate, and 

ample rainfall along with available fresh well water for irrigation. The City contains over thirteen 

prime soils. Vineland is also distinct in the variety of ecological communities and wildlife species that 

are present. The forest cover and emergent and forested wetlands ecology provide critical foraging 

habitat for Bald eagles. 

 

Vineland today is a regional center for economic and redevelopment opportunities while areas in the 

eastern part of the City continue to be dominated by agricultural use and important natural features.   

 

Vineland is nationally recognized by the Wild & Scenic Rivers System for the Maurice River system, 

comprised of the Menantico Creek and Manumuskin segments which are both classified as scenic. 

The Maurice River drains the southwest portion of the Pinelands National Reserve, providing a 

critical link between the Pinelands National Reserve and the Delaware Estuary. The New Jersey 

Pinelands Commission considers the entire Manumuskin watershed an ecologically critical area, with 

the vast, unspoiled Kirkwood-Cohansey aquifer underlying most of the region. The Maurice River 

designation provides benefits and enjoyment of present and future generations of residents. 

 

The purpose of this Technical Report on Natural Resources and Environmental Conditions is to 

identify the natural resources and environmental features within Vineland that need to be considered 

in planning for the City’s future development and conservation efforts. 

 
CRITICAL ENVIRONMENTAL AREAS 
 
Critical areas include environmentally sensitive areas such as wetlands, wellhead protection areas, 

streams, floodplains, and steep slope areas. These areas are important for protecting groundwater, 

habitat areas needed to support biodiversity, and irreplaceable resources such as prime farmland. 

Figure 1 delineates the extent of critical environmental areas in Vineland.  

 

The City of Vineland is located in the United States Environmental Protection Agency (USEPA) 

Maurice River System priority wetland, which includes all the tributary wetlands of the Maurice River. 
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The Maurice River supports major wintering population of the federally endangered Bald eagle and 

provides historically suitable nesting habitat for this species and habitat for other state listed species 

which include Ospreys, Red-shouldered hawks, Southern gray and Pine Barrens tree frogs, and 

Barred owls.   

 

In Vineland, the Maurice River System has been designated a scenic river for both the Menantico 

Creek and the Manumuskin River in the City.1 The Maurice River corridor is an unusually pristine 

Atlantic Coastal river and it is a critical link between the Pinelands National Reserve and the 

Delaware Estuary. The rivers and associated wetlands serve as nurseries for ocean-going wildlife, 

offering food and habitat for resident and migrating species, many of which are considered 

endangered. Each year, huge flocks of birds alight within the watershed to enjoy the area’s natural 

bounty. The Maurice River corridor is rich in natural, cultural and historical significance. The 

tributaries, and the bay beyond, not only shaped the lifestyle and livelihood of the regions past 

inhabitants, but they continue to support the areas’ economy and the lifestyle of many residents 

today. Early industries relied on the river water channeled swiftly into flowing mill races. Some 

residents built dikes so they could farm the often boggy land close to the river. Others worked in 

maritime occupations. Local ship builders provided vessels for fishing and for carrying local products 

to distant markets. The region’s entire glass making industry emerged because of, and still depends 

on the sandy deposits found throughout the watershed. Cumberland County’s heritage is steeped in 

the history of the Lenni-Lenape people, a nation that numbers some 6,000 inhabitants at the time of 

the earliest colonial explorations of the Delaware Bay region. 

 

The City wetland areas also serve as a vital resource for the variety of wildlife and vegetative species 

and economic development. One of the wetlands, Willow Grove Lake, is a mitigation bank for 

Watershed Management Areas that drain into the Delaware River Drainage Basin.  

 

The New Jersey Department of Environmental Protection (NJDEP) has designated the Maurice 

River Main Stem and its tributaries that border the Union Lake Wildlife Management Area (City of 

Millville) as Category One. Portion of the Menantico Creek also is subject to special water resource 

                                                 
1Pursuant to the Wild and Scenic Rivers Act, the Menantico Creek, Upper Segment is classified as the area from the Route 55 Bridge to the 
base of the impoundment of the Menantico Lake, approximately 6.5 miles to be administrated by the Secretary of Interior as a scenic river 
(16 U.S.C. 1274(a)(150)). The Manumuskin River, Lower Segment is classified from the point 2.0 miles upstream from its confluence with 
the Maurice River to its headwaters near Route 557, approximately 12.3 miles to be administrated by the Secretary of Interior as a scenic 
river (16 U.S.C. 1274(a)(152)). 
The Wild and Scenic Rivers Act defines scenic river areas as follows: those rivers or sections of rivers that are free of impoundments, with 
shorelines or watersheds still largely primitive and shorelines largely undeveloped, but accessible in places by roads (16 U.S.C. 1273(b)(2)). 
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protections as well. This special level of protection serves to not only protect wildlife and vegetative 

species, it protects the City’s potable water supplies.  

 

The City of Vineland lowland areas such as areas adjacent to the Maurice River, the Cedar Branch, 

Blackwater Branch and the Manumuskin River are all subject to flooding.  There are also several 

impaired waterways within the City.  

 

Residents in Vineland are dependent on groundwater supply. Groundwater supplies can be 

vulnerable to pollution and over-pumping of aquifers and need to be conserved and protected.  
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ENVIRONMENTAL COMPONENTS  
 
The City of Vineland is located within the Atlantic Outer Coastal Plain physiographic, the Pine 

Barrens climatic zone, the Delaware River Basin, Watershed Management Area 17, the Kirkwood-

Cohansey aquifer and the Delaware Bay Region.  

 

The Outer Plain contains sandy soils which is an ideal condition for aquifers and the groundwater for 

Vineland residents. Soils contained in Vineland are from the Cohansey formation, which are mostly 

medium to coarse grained sands, although some thin clay soil layers are present. Sandy soil 

conditions create ideal conditions for cultivated crops and unique habitat for wildlife and vegetative 

species. In Vineland there are sixteen soil series each with a corresponding component totaling thirty-

six in the City of Vineland.   

 

According to the Office of the NJ State Climatologist, the City of Vineland is located within the Pine 

Barrens climatic zone which is characterized by a wider range of daily maximum and minimum 

temperatures and drier conditions which is ideal for the dominate fire-prone species ecology.   

 

As discussed above, water resources in Vineland are significant. The City contains a priority wetland, 

Wild & Scenic River status and Category One waterways. The City of Vineland groundwater is 

comprised in the Kirkwood-Cohansey aquifer.  

 

The Delaware Bay Region encompasses all or parts of Cape May, Atlantic and Cumberland counties. 

This area features a stable population of Bald eagles, Tiger salamanders, Southern gray tree frogs and 

30 other endangered and threatened species. The vast woodland tracts of this region are among the 

largest in the state and support a large portion of New Jersey’s Neotropical bird populations.   

 

What follows is an identification of natural resources found in the City which are categorized by 

Geology, Climate, Hydrology and Wildlife & Vegetative Species.  

 

 

GEOLOGY 

 
Physiography  

 
The City of Vineland is located within the Atlantic Coastal Plain physiographic region and in the 

Outer Coastal sub-region. Altogether, the Coastal Plain of New Jersey may be viewed as a plain that 
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rises gradually from sea level on the east, west, and south to elevations as high as nearly 120 meters 

(400 feet) where the Inner and Outer Coastal Plains join at the northeast-southwest trending cuestas, a 

belt of low hills. The Outer Coastal Plains minerals are mostly marine-deposited sedimentary sands, 

gravels, and clays overlain with later deposits made in interglacial Pleistocene time. The Outer Plain 

contains sandy soils which is an ideal condition for the 17 trillion gallon aquifer located in the 

Pinelands. Although the Pinelands are typically viewed as being very dry, in many places the water 

table is quite close to the surface, giving rise to extensive wetlands. The major rivers originating 

mostly in the Pinelands in this relatively flat, low-lying region are slow-flowing, rich in humates that 

impart a brown tea color to the water, low in nutrients, and acidic; many are tidal for significant 

portions of their length. 

 

The average elevation in Vineland is 100 feet above sea level with the highest point at 134 feet at 

Roosevelt Boulevard.  

 
Stratigraphy 

 
Most of the sediments of the New Jersey Coastal Plain range in age from Cretaceous to Miocene 

(135 to 5.3 million years old) and were deposited in deltaic and marine environments. The period of 

marine deposition ended in the Miocene with the Cohansey Sand. These soils are mostly medium to 

coarse grained sands, although some thin clay soil layers are present. The soils developed from the 

Cohansey formation are very porous and infertile because, for the most part, the parent material has 

a greater proportion of coarse sand particles than finer clay particles. The greater the proportion of 

coarse particles in a soil the less it is able to retain water and nutrients like calcium, magnesium, 

phosphorus, and potassium. 

 

According to the United States Department of Agricultural, Natural Resource Conservation Services, 

Soil Data Mart (USDA—NRC), there are sixteen soil series each with a corresponding component 

totaling thirty-six in the City of Vineland (Figure 2). Included in separate Figures are soils considered 

as prime, unique, and statewide important (Figure 3) and septic suitable soils (Figure 4). A detailed 

description of the soil series and component is summarized in Appendix A. Not listed as a series or 

component are Pits, sand and gravel (PHG) which encompasses 679.97 acres or 1.55% of Vineland 

and Urban Land which encompasses 366.17 acres or less than 1% of Vineland. Exhibit 1 highlights 

the hydric rating, the seasonal water table depth, runoff potential, and the land class and suitability 

for different land uses and septic suitability for each soil.   
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The following describes each soil series and component:  

 

I. Atsion sand (AtsAr), rarely flooding—AtsAr is a hydric soil, is a flat landform and is 

listed as a farmland soil of unique importance. This soil encompasses 897.64 acres or 

2.04% of Vineland. Woodland species include Blackgum, Pitch pine and Red maple. 

 

II. Aura Series—This series is not a hydric soil and is considered a farmland soil of prime 

importance. The Aura series woodland species include Black oak, Chestnut oak, Pitch 

pine, Scarlet oak and White oak. 

a. Aura loamy sand (AucB)—AucB encompasses 1,830.92 acres or 4.16% of Vineland. 

b. Aura sandy loam (AugA)—AugA encompasses 593.93 acres or 1.35% of Vineland. 

c. Aura sandy loam (AugB)—AugB encompasses 3,368.85 acres or 7.66% of Vineland. 

d. Aura gravelly sandy loam (AuhB)—AuhB encompasses 1,763.99 acres or 4.01% of 

Vineland. 

e. Aura-Urban land complex (AvuB)—AvuB encompasses 259.48 acres or less than 

1.00% of Vineland. 

 

III. Berryland and Mullica soils (BEXAS), occasionally flooding—BEXAS is a hydric soil, is 

a depression landform and listed as a farmland soil with unique importance. This soil 

encompasses 2,931.44 acres or 6.66% of Vineland.  Woodland species include Blackgum 

Pitch pine and Red maple. 

 

IV. Downer Series—This series is not a hydric soil. According to the USDA—NRC, New 

Jersey nominated the Downer series as the official State soil. Woodland species include 

Black oak, Pitch pine, Scarlet oak and White oak. 

a. Downer loamy sand (DocB)—DocB is listed as a farmland soil of statewide 

importance and encompasses 2,278.03 acres or 5.18% of Vineland.  

b. Downer loamy sand (DocC)—DocC is listed as a farmland soil of statewide 

importance and encompasses 324.85 acres or less than 1.00% of Vineland. 

c. Downer sandy loam (DoeA)—DoeA is listed as a farmland soil of prime 

importance and encompasses 881.56 acres or 2.00% of Vineland. 

d. Downer sandy loam (DoeB)—DoeB is listed as a farmland soil of prime importance 

and encompasses 2,164.68 acres or 4.92% of Vineland. 

e. Downer-Urban land complex (DouB)—DouB encompasses 1,703.97 acres or 

3.87% of Vineland. 
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V. Evesboro Series—This soil is not a hydric soil and includes the following woodland 

species: Chestnut oak, Pitch pine, Scarlet oak and White oak. 

a. Evesboro sand (EveB)—EveB encompasses 3,076.47 acres or 6.99% of Vineland.  

b. Evesboro sand (EveC)—EveC encompasses 660.69 acres or 1.50% of Vineland.  

c. Evesboro sand (EveD)— EveD encompasses 186.38 acres or less than 0.5% of 

Vineland and includes the following woodland species: Black oak, Chestnut oak, 

Pitch pine, Shortleaf pine, Virginia pine and White oak.   

d. Evesboro-Urban land complex (EvuB)—EvuB encompasses 22.37 acres or less 

than 0.05% of Vineland. 

 

VI. Fallsington sandy loam (FamA)—This component is a hydric soil, is a depression 

landform and is listed as a farmland soil with statewide importance. FamA encompasses 

526.63 acres or 1.20% of Vineland. The woodland species include Blackgum, Red maple, 

Sweetgum and Yellow-popular. 

 

VII. Fort Mott loamy sand (FodB)—This component is a not a hydric soil and is listed as a 

farmland soil with statewide importance. FodB encompasses 668.80 acres or 1.52% of 

Vineland. The woodland species include Black oak, Pitch pine, Shortleaf pine, Virginia 

pine and White oak. 

 

VIII. Galloway loamy sand (GamB)—This component is a hydric soil, is a drainageway 

floodplain floodplain and is listed as a farmland soil with statewide importance.  GamB 

encompasses 1,453.02 acres or 3.30% of Vineland. The woodland species include Pine 

oak, Sweetgum, Virginia pine and White oak. 

 

IX. Hammonton Series—This series is not a hydric soil.  

a. Hammonton loamy sand (HbmB)—HbmB is listed as a farmland soil of statewide 

importance and encompasses 1,699.43 acres or 3.86% of Vineland. The woodland 

species include Black oak, Pitch pine, Red maple and White oak. 

b. Hammonton sandy loam (HboA)—HboA is considered as a farmland soil of prime 

importance, is a flat drainageway landform and encompasses 1,076.68 acres or 

2.45% of Vineland. The woodland species include Black oak, Pitch pine, Shortleaf 

pine, Virginia pine and White oak. 
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c. Hammonton sandy loam (HboB)—HboB is considered as a farmland soil of prime 

importance and encompasses 302.33 acres or less than 0.5% of Vineland. The 

woodland species include Black oak, Loblolly pine, Pitch pine, Shortleaf pine, 

Virginia pine and White oak. 

d. Hammonton-Urban land complex (HbrB)—HbrB encompasses 721.63 acres or 

1.64% of Vineland. 

 

X. Lakehurst sand (LakB)—This component is not a hydric soil and encompasses 1,287.28 

acres or 2.93% of Vineland. Woodland species include Chestnut oak, Pitch pine, Post 

oak and Scarlet oak. 

 

XI. Lakewood sand (LasB)—This component is not a hydric soil and encompasses 1,187.75 

acres or 2.70% of Vineland. Woodland species include Chestnut oak, Pitch Pine, Post 

oak and Scarlet oak. 

 

XII. Manahawkin muck (MakAt ), frequently flooded—This component is a hydric soil, is a 

floodplain landform and is listed as farmland soil of unique importance. This soil 

encompasses 3,325.49 acres or 7.56% of Vineland. The woodland species include 

Atlantic white cedar and Red maple 

 

XIII. Othello and Fallsington soils (OTKA)—This component is a hydric soil, is a depression 

landform and encompasses 4.35 acres or less than 0.05% of Vineland. The woodland 

species include Blackgum, Red maple and Sweetgum. 

 

XIV. Sassafras series—This component is not a hydric soil. The SacA and SacB soils 

woodland species include Black oak, Northern red oak, Scarlet oak, White oak and 

Yellow-popular. The woodland species for SadA, SadB and SadC soils include Loblolly 

pine, Virginia pine, White oak and Yellow-poplar. 

a. Sassafras sandy loam (SacA)—SacA is considered as a farmland soil of prime 

importance and encompasses 761.74 acres or 1.73% of Vineland. 

b. Sassafras sandy loam (SacB)—The SacB is considered as a farmland soil of prime 

importance and encompasses 1,227.65 acres or 2.79% of Vineland. 

c. Sassafras gravelly sandy loam (SadA)—The SadA is considered as a farmland soil of 

prime importance and encompasses 7.09 acres or less than 0.5% of Vineland. 
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d. Sassafras gravelly sandy loam (SadB)—The SadB is considered as a farmland soil of 

prime importance and encompasses 90.58 acres or less than 0.05% of Vineland. 

e. Sassafras gravelly sandy loam (SadC)—The SadC is listed as a farmland soil of 

statewide importance and encompasses 21.01 acres and or less than 0.05% of 

Vineland. 

 

XV. Udorthents (UdrB)—UdrB encompasses 3.17 acres or less 0.05% of Vineland and is 

considered to be a tidal flat.   

 

XVI. Woodstown series—This series is not a hydric soil and is listed as a farmland soil of 

prime importance. The woodland species include Northern red oak, Sweetgum, White 

oak and Yellow-poplar.  

a. Woodstown sandy loam (WoeA)—The WoeA soil encompasses 3,580.38 acres or 

8.14% of Vineland and is a depression landform. 

b. Woodstown sandy loam (WoeB)—The WoeB soil encompasses 1288.80 acres or 

2.93% of Vineland. 

c. Woodstown-Urban land complex (WooB)—The WooB encompasses 774.07 acres 

or 1.76% of Vineland.  
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Exhibit 1: Soil Characteristics  
Soil Hydric 

Rating∗ 
Seasonal 

Water 
Table 
Depth  

Septic 
SuitabilityΘ 

Potential 
Runoff 
Class 

Kw 
Erodibility 

Factor⊗ 

NonIrrigated 
Capability 

Class 
(Irrigated)• 

Farmland 
Soils 

Designation
♦ 

Structures 
Permitted

Road 
Suitable 

(Hazard of 
Erosion) 

Open Space 
Trails 

                                                 
∗Hydric criteria codes: 
1. All Histels except for Folistels, and Histosols except for Folists. 
2. Soils in Aquic suborders, great groups, or subgroups, Albolls suborder, Historthels great group, Histoturbels great group, Pachic subgroups, or Cumulic subgroups that: 
A. are somewhat poorly drained and have a water table at the surface (0.0 feet) during the growing season, or 
B. are poorly drained or very poorly drained and have either: 

1.) a water table at the surface (0.0 feet) during the growing season if textures are coarse sand, sand, or fine sand in all layers within a depth of 20 inches, or 
2.) a water table at a depth of 0.5 foot or less during the growing season if permeability is equal to or greater than 6.0 in/hr in all layers within a depth of 20 inches, or 
3.) a water table at a depth of 1.0 foot or less during the growing season if permeability is less than 6.0 in/hr in any layer within a depth of 20 inches. 

3. Soils that are frequently ponded for long or very long duration during the growing season. 
4. Soils that are frequently flooded for long or very long duration during the growing season. 
ΘSeptic Suitability is divided into 4 classes:  1.) Severe:  Seasonal high water table within a depth of 1 foot; 2.) Moderate:  Moderately well drained; drainage or filling; 3.) Slight and 4.) Unknown:  
Urban land or change in classification system from 1973 & 2005 data. 
⊗Kw Soil erodibility factors quantify the susceptibility of soil detachment by water. These erodibility factors predict the long-term average soil loss, which results from sheet and rill erosion under 
various alternative combinations of crop systems and conservation techniques. Factor Kw considers the whole soil, and factor  Kw factors obtained experimentally vary from 0.02 to 0.69. For the 
purpose of soil interpretations, the factors have been grouped into 14 classes. The classes are identified by a representative class value as follows: .02, .05, .10, .15, .17, .20, .24, .28, .32, .37, .43, .49., 
.55, and .64. 
•Land Capability Classes include:   
Class 1 soils have slight limitations that restrict their use.  
Class 2 soils have moderate limitations that reduce the choice of plants or require moderate conservation practices.  
Class 3 soils have severe limitations that reduce the choice of plants or require special conservation practices, or both. 
Class 4 soils have very severe limitations that restrict the choice of plants or require very careful management, or both.  
Class 5 soils have little or no hazard of erosion but have other limitations, impractical to remove, that limit their use mainly to pasture, range, forestland, or wildlife food and cover.  
Class 6 soils have severe limitations that make them generally unsuited to cultivation and that limit their use mainly to pasture, range, forestland, or wildlife food and cover.  
Class 7 soils have very severe limitations that make them unsuited to cultivation and that restrict their use mainly to grazing, forestland, or wildlife.  
Class 8 soils and miscellaneous areas have limitations that preclude their use for commercial plant production and limit their use to recreation, wildlife, or water supply or for esthetic purposes. 
Each land capability has a corresponding subclass that represents the dominant limitation of each Land Capability Class.  They are defined as follows: 
Subclass e is made up of soils for which the susceptibility to erosion is the dominant problem or hazard affecting their use. Erosion susceptibility and past erosion damage are the major soil factors that 
affect soils in this subclass.  
Subclass w is made up of soils for which excess water is the dominant hazard or limitation affecting their use. Poor soil drainage, wetness, a high water table, and overflow are the factors that affect soils 
in this subclass. 
Subclass s is made up of soils that have soil limitations within the rooting zone, such as shallowness of the rooting zone, stones, low moisture-holding capacity, low fertility that is difficult to correct, and 
salinity or sodium content.  
Subclass c is made up of soils for which the climate (the temperature or lack of moisture) is the major hazard or limitation affecting their use.  
♦There are three categories for farmland designations:  1) Prime is the land that has the best combination of physical and chemical characteristics for producing food, feed, forage; 2) Unique is land other 
than prime farmland that is used for production of specific high-value food and fiber crops, i.e. cranberries and 3) State is land classified by a State agency that do not meet the criteria for that of prime 
or unique.   
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Soil Hydric 

Rating 
Seasonal 

Water 
Table 
Depth 

Septic 
Suitability 

Potential 
Runoff 
Class 

Kw 
Erodibility 

Factor 

NonIrrigated 
Capability 

Class 
(Irrigated) 

Farmland 
Soils 

Designation

Structures 
Permitted

Road 
Suitable 

(Hazard of 
Erosion) 

Open Space 
Trails 

AtsAr 2B3 2 Inches Severe Negligible .17 5w Unique Very 
Limited 

Moderate 
(Slight) 

Very Limited 
(too sandy) 

AucB    6 feet Moderate Medium .15 2s Prime Not 
Limited  

Well 
(Slight) 

Somewhat 
Limited (too 
sandy)  

AugA  20 Inches  Moderate Medium .20 2s Prime Not 
Limited 

Well 
(Slight) 

Not Limited 

AugB  20 inches Moderate Low .20 2e   Prime Not 
Limited 

Well 
(Moderate)  

Not Limited 

AuhB  6 feet Moderate Medium  .15 2e Prime Not 
Limited 

Well 
(Moderate) 

Not Limited 

AvuB   Unknown  .20 2e     
BEXAS 
(Berryland/ 
Mullica) 

2B3, 3 0 inches Severe Negligible .10/.28 5w (For 
BEXAS) 

Unique Very 
Limited 

Poorly 
(Slight) 

Very Limited 
(too sandy) 

DocB  Greater 
than 6 
feet.   

Slight Very Low .15 2s State Not 
Limited 

Well 
(Slight) 

Somewhat 
Limited (too 
sandy) 

DocC  Greater 
than 6 
feet. 

Slight Low .15 3e State Not 
Limited 

Moderate 
(Moderate) 

Somewhat 
Limited (too 
sandy) 

DoeA  Greater 
than 6 feet  

Slight Very Low .15 1 Prime Not 
Limited 

Well 
(Slight) 

Not Limited 

DoeB  Greater 
than 6 feet 

Slight Low .28 2e Prime Not 
Limited 

Well 
(Moderate) 

Not Limited 

DouB  Greater 
than 6 feet 

Unknown Low .20 2e     

EveB  Greater 
than 6 feet 

Slight Negligible .10 7s  Not 
Limited 

Moderate 
(Moderate) 

Very Limited 
(too sandy)  
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Soil Hydric 

Rating 
Seasonal 

Water 
Table 
Depth 

Septic 
Suitability 

Potential 
Runoff 
Class 

Kw 
Erodibility 

Factor 

NonIrrigated 
Capability 

Class 
(Irrigated) 

Farmland 
Soils 

Designation

Structures 
Permitted

Road 
Suitable 

(Hazard of 
Erosion) 

Open Space 
Trails 

EveC  Greater 
than 6 feet 

Slight Negligible .17 7s  Not 
Limited 

Poorly 
(Moderate) 

Very Limited 
(too sandy) 

EveD  72 inches Moderate Negligible .17 7s  Somewhat 
Limited  

Moderate 
(Slight) 

Very Limited 
(too sandy) 

EvuB  Greater 
than 6 feet 

Unknown  Negligible .17 7s     

FamA 2B3 2 inches  Severe Negligible .28 4w State Very 
Limited 

Moderate 
(Slight) 

Very Limited 

FodB  72 inches  Slight Very Low .20 3s(2s) State Not 
Limited 

Well 
(Slight) 

Somewhat 
Limited (too 
sandy) 

GamB 2B3 21 inches  Unknown  .17 3w State Somewhat 
Limited  

Well 
(Slight) 

Somewhat 
Limited (too 
sandy)  

HdmB  18 inches Moderate Very Low .10 2w State Somewhat 
Limited 

Well 
(Slight) 

Somewhat 
Limited (too 
sandy)  

HboA 2B3 18 inches Moderate Very Low .32 2w Prime Somewhat 
Limited 

Well 
(Slight) 

Somewhat 
Limited  

HboB  18 inches Moderate Very Low .32 2w Prime Somewhat 
Limited 

Well 
(Slight) 

Somewhat 
Limited 

HbrB  18 inches Unknown Very Low .10 2w  Not Rated   
LakB 2B3 18 inches Moderate Negligible .10 4w  Somewhat 

Limited 
Moderate 
(Slight) 

Very Limited 
(too sandy) 

LasB  Greater 
than 6 feet  

Slight Negligible .10 7s  Not 
Limited 

Moderate 
(Slight) 

Very Limited 
(too sandy) 

MakAt 1, 3 0 inches Severe Negligible .10 7w Unique Very 
Limited 

Poor (Very 
Serve) 

Very Limited 
(too sandy) 

OTKA 
(Othello/ 
Fallsington) 

2B3 2 inches  Severe Negligible .37/.05 3w State Very 
Limited 

Moderate 
(Slight) 

Very Limited 
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Soil Hydric 

Rating 
Seasonal 

Water 
Table 
Depth 

Septic 
Suitability 

Potential 
Runoff 
Class 

Kw 
Erodibility 

Factor 

NonIrrigated 
Capability 

Class 
(Irrigated) 

Farmland 
Soils 

Designation

Structures 
Permitted

Road 
Suitable 

(Hazard of 
Erosion) 

Open Space 
Trails 

SacA  Greater 
than 6 feet 

Slight Low .28 1 Prime Not 
Limited 

Well 
(Slight) 

Not Limited 

SacB  Greater 
than 6 feet  

Slight Medium .28 2e Prime Not 
Limited 

Well 
(Moderate) 

Not Limited 

SadA  72 inches Moderate  .37 2e Prime Not 
Limited 

Well 
(Slight) 

Not Limited 

SadB  72 inches Moderate  .17 2e Prime Not 
Limited 

Well 
(Slight) 

Not Limited 

SadC  72 inches Moderate  .37 3e State Not 
Limited 

Moderate 
(Moderate) 

Not Limited 

UdrB 2B3, 3 Greater 
than 6 feet 

Unknown  .37   Somewhat 
Limited 

Moderate 
(Moderate) 

Somewhat 
Limited 

WoeA 2B3 18 inches Moderate Negligible .15 2w Prime Somewhat 
Limited 

Well 
(Moderate) 

Somewhat 
Limited  

WoeB  18 inches Moderate Very Low  .20 2w Prime Somewhat 
Limited 

Well 
(Moderate) 

Somewhat 
Limited 

WooB  18 inches Unknown Very Low .24 2w  Not Rated   
Source:  United States Department of Agriculture, Natural Resources Conservation Services.  Soil Data Mart, NJ011 Cumberland County, New Jersey.  Web search May 13, 2005. & 
United States Department of Agriculture, Soil Conservation Service. Soil Survey of Cumberland County, New Jersey (1973).   
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Figure 2
Soil Types

City of Vineland
Cumberland County, New Jersey

August 2006
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Figure 3
Farmland Soils

City of Vineland
Cumberland County, New Jersey

August 20060 4,000 8,0002,000 Feet

Farmland Soils
Prime Farmland
State Farmland
Unique Farmland
Highways
Roads
Rail Line
Open Water
Streams
Municipal Boundary
County Boundary

.

Source:  Th is map was developed  using New Jersey Department o f 
Environmental Protection and  the City of  Vineland Geograph ic 
In formation System d igita l data , but this secondary product 
has not been verified by NJDEP or the City of  Vineland and is not 
state or city authorized.
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Figure 4
Septic Suitability
City of Vineland

Cumberland County, New Jersey

August 2006
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CLIMATE 

 

According to the Office of the NJ State Climatologist, the City of Vineland is located within the Pine 

Barrens climatic zone. The Pine Barrens Zone is one of five sub-regions in New Jersey each with 

their own distinct geology, atmospheric flow patterns, and variations of daily weather. Typical to the 

Zone are sandy porous soils that quickly absorb any precipitation leaving the surface quite dry. 

Hence, drier conditions allow for a wider range between the daily maximum and minimum 

temperatures, and makes the area vulnerable to forest fires which is ideal for the Scrub pine and Oak 

forest ecology. On clear nights, solar radiation absorbed during the day is quickly radiated back into 

space, resulting in surprisingly low minimum temperatures.   

 

The closest monitoring station for Vineland is at the Millville FAA Airport. The Office of the NJ 

State Climatologist provides average annual temperatures and precipitation normals from 1971-2000 

at this station. The annual mean temperature reported is 54.4°F; the lowest mean temperature is 

32.7°F in January and the highest mean temperature is 76.3°F in July. The National Weather Service 

Forecast records significant events for the Atlantic City area: the highest temperature is set at 104°F 

on July 3, 1966 and the lowest temperature is set at -11°F on February 2, 1979.  

 

Annual precipitation totals 43.20 inches; precipitation on average does not exceed more than 3.0 

inches per month, although the wettest month is August at 4.35 inches. The National Weather 

Service Forecast records average snowfall amounts for the Atlantic City area from 1979-2004. The 

Atlantic City area average snowfall totals about 20 inches. The highest recorded year for snowfall 

yielded 42.3 inches in 2002-2003 and no snowfall in 1997-1998. This area of New Jersey has been 

affected severally by the El Niño effects with several dry periods recorded for the years 1991-1992 

and 1997-1998. 

 

The Office of the NJ State Climatologist also records data on average heating and cooling degree 

days, where the temperatures are below 65°F and above 65°F respectively. For the monitoring 

station, the average heating degree days total 4,835; where the highest heating degree month is 

January. The average cooling degree days total 1,009; the highest cooling degree month is July. These 

figures can be used to target conservation measures for energy consumption high usage time periods.   
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Air  

 

The entire state is listed in a non-attainment area pursuant to the National Ambient Air Quality 

Standards for the six criteria pollutants: Carbon Monoxide, Lead, Nitrogen Dioxide, Ozone, 

Particulate Matter and Sulfur Dioxide (Clean Air Act of 1970 42 U.S.C. s/s 7401 et seq.). NJDEP 

maintains a continuous air monitoring network throughout the State. The local air monitoring station 

site is located in Millville at 31 Lincoln Avenue/Route 55 and measures oxides of nitrogen (NOx), 

ozone (O3), sulfur dioxide (SO2) only.   

 

The National Ambient Air Quality Standards (NAAQS) for nitrogen oxides are set based on a 

calendar year average concentration of 0.053 parts per million (ppm). Chart 1 illustrates that this 

standard has not been exceeded at the local air monitoring station in Millville.  

Chart 1:  1997-2003 Nitrogen Dioxide 12-Month (ppm) Average Calendar 
at Millville Mointoring Station
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Source:  New Jersey Department of Environmental Protection, Bureau of Air Monitoring.  Web search May 19, 2005.  
 

National health standards have not been established for Nitric Oxide (NO), but it is considered to be 

a pollutant that contributes to the formation of ozone, fine particles and acid rain. The maximum 

annual average concentration of NO recorded in 2003 was 0.050 ppm at the Exit 13 monitoring site 

in 2003. Chart 2 illustrates the annual average NO at the Millville Monitoring Station.   
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Chart 2:  1997-2004 Nitric Oxides Annual Average (ppm)
at Millville Mointoring Station
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The Millville Station records level of ozone concentrations that exceed the 8-hour-average health 

standard for ground-level ozone since 1998. The 8-hour ozone standard is 0.08 parts per million 

(ppm). For concentrations to be considered exceedances, they must be 0.085ppm or above.  Chart 3 

illustrates the number of days the 8-hour health standard was exceeded for the 1998-2004 time 

period. 

Chart 3:  1998-2004 Total Ozone Exceedances Days 
at Millville Mointoring Station 
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The NAAQS for SO2 can be measured an annual average health standard of 0.030 parts per million 

(ppm). Chart 4 illustrates that the calendar year averages for Millville Station which are negligible. 

Chart 4: 1997-2004 Sulfur Dioxide Annual Average (ppm)
at Millville Monitoring Station
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HYDROLOGY 

 

According to the United States Geological Survey, National Water-Quality Assessment (NAWQA) 

Program, the City of Vineland is located within the Delaware River Basin. The Delaware River Basin 

encompasses more than 12,700 square miles and includes parts of Pennsylvania (6,465 square), New 

Jersey (2,969 square miles), New York (2,363 square miles), and Delaware (968 square miles). The 

headwaters of the Delaware River are in the Catskill Mountains in the northern part of the basin. 

Upstream from Trenton, the river drains an area of 6,780 square miles and has an average yearly flow 

of 11,700 cubic feet per second. Downstream from Trenton, the river is tidally influenced, but is not 

saline until south of Philadelphia.   

 

On a finer scale, the City of Vineland is in Watershed Management Area 17, Maurice, Salem, 

Cohansey. This Watershed Management Area includes portions of Atlantic, Cumberland, Gloucester, 

and Salem counties, over 39 municipalities and encompasses 885 square miles. A watershed is 

defined as the area of land that drains into a body of water such as a river, lake, stream or bay. The 

watershed is separated from other systems by high points in the area such as hills or slopes and 

includes not only the waterway itself but also the entire land area that drains to it.   
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Watershed Management Area 17 includes the Cohansey, Maurice, Salem and Alloway Rivers and the 

Menantico, Manusmuskin, Miles, Mill, Stow and Whooping Creeks. A description of each river is as 

follows: 

 

Cohansey River—The river is nearly 30 miles long, draining 105 square miles of eastern 

Salem County to the Delaware Bay. This is an area of very low relief, which results in 

numerous small tributaries. Sunset Lake and Mary Elmer Lake are among 20 major 

impoundments in this drainage basin. The main land use of this watershed is agriculture, but 

much of this land is forested.  

 

Maurice River—The river drainage area is 386 square miles and meanders south for 50 miles 

through Cumberland County to the Delaware Bay. The major tributaries of this river are 

Scotland Run, Menantico Creek, Muskee Creek, Muddy Run, and the Manumuskin River. 

There are about 20 major lakes in this area of which Union Lake is the largest. The principal 

land use in this watershed is also agriculture.  Pursuant to National Wild and Scenic Rivers 

Act of 1968 (16 U.S.C. 1271-1287), on December 1, 1993 the Maurice River and several of 

its tributaries were designated as part of the national Wild & Scenic River system. The 

designation totals over 35.4 miles (28.9 miles are scenic and 6.5 miles are recreational) 

encompassing the segment from the Route 670 Bridge at Mauricetown to the south side of 

the Millville sewage treatment plant. The tributaries designated include: Menantico Creek 

from its confluence with the Maurice River to the base of the impoundment at Menantico 

Lake; and the Manumuskin River from its confluence with the Maurice River to the 

Pennsylvania Reading Seashore Line Railroad bridge. In Vineland, scenic classifications 

include the approximately 6.5 miles of the Menantico Creek from the base of the Route 55 

Bridge to the impoundment at Menantico Lake and the approximately 12.3 miles of the 

Manumuskin River from the confluence with the Maurice River to its headwaters near Route 

557.  

 

Salem River—The river drains an area of 114 square miles and flows 32 miles from Upper 

Pittsgrove Township west to Deepwater, then south to the Delaware River. The area lies 

within Salem County, the major population center being Salem City. Much of the lower 

portions of the river are tidal. Major tributaries of the Salem River include Mannington 

Creek, Game Creek, Majors Run, and Fenwick Creek.  Land use in this watershed is about 

40% cropland, with the rest of woodland, tidal/freshwater marsh, urban and pasture. 
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On the local community scale there are sixteen subwatersheds delineated by the NJDEP with a 

minimum basin area of 3,0000 acres in Vineland (Figure 5): 

     

I. Berryman Branch (Menantico Creek) 

II. Blackwater Branch (below Pine Branch) 

III. Blackwater Branch (above including Pine Branch) 

IV. Burnt Hill Branch/Hudson Branch 

V. Cedar Branch (Menantico Creek) 

VI. Hankins Pong tributary (Millville) 

VII. Maurice River (Blackwater Bridge to including Willow Lake) 

VIII. Maurice River(Sherman River to Blackwater Bridge) 

IX. Maurice River (Union Lake to Sherman Avenue) 

X. Menantico Creek (above Route 552) 

XI. Menantico Creek (below Route 552) 

XII. Manumuskin River (above including Big Neal Bridge) 

XIII. Manumuskin River (Route 49 to Big Neal Bridge) 

XIV. Muddy River (below Landis Avenue) 

XV. Panther Branch (Menantico Creek) 

XVI. Parish Branch/Tarklin Branch 

XVII. Scotland Run (below Delsea Drive) 

 

These subwatersheds divide the Maurice River and separate each confluence into more manageable 

areas for planning review.   
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Figure 5
Subwatersheds (HUC 14)

City of Vineland
Cumberland County, New Jersey

August 2006

Watershed Areas
Subwatersheds (HUC14)
Highways
Rail Line
Roads
Open Water
Streams
Municipal Boundary
County Boundary

.

Source:  T his map was developed using New Jersey Department of  
Environmental Protection and the City o f Vineland Geographic 
In formation System digita l data, but th is secondary product 
has no t been  verified by NJDEP or the City of  Vineland and is not 
state o r city authorized.

?ß

?×

0 4,000 8,0002,000 Feet



Technical Report on Natural Resources and Environmental Conditions 
City of Vineland, Cumberland County, New Jersey 

 25

Groundwater 

 

Groundwater exists below the surface in pores between sedimentary particles and in the fissures of 

more solid rocks. Most groundwater lies at shallower depths in aquifers and accounts for about 20 

times more than the total of surface waters on continents and islands. In the United States, 40 

percent of groundwater supplies the public water supply. In New Jersey, more than one-half of New 

Jersey’s drinking-water is supplied by over 300,000 wells that serve more than 4 million people 

(United States Geological Survey).   

 

An important component of groundwater protection is the quality of the aquifer. An aquifer is a 

body of geologic material that can supply useful quantities of ground water to natural springs and 

water wells. An aquifer relies on precipitation seepage, hydric soils and wetlands to continuingly 

supply an underlying aquifer. It is through the hydrologic cycle that aquifers recharge and discharge 

into the environment. In terms of human health, safe water drinking legislation and regulations have 

been enacted to ensure a supply of clean drinking water.   

 

The City of Vineland aquifers are contained in the Kirkwood-Cohansey geological formation of 

Miocene age. Since the 1920s, the United States Geological Survey (USGS) records groundwater 

levels in 196 wells in New Jersey. Contained in the USGS Water Resources Data New Jersey Water 

Year 2004 report, one well is monitored since 1972 at Latitude 39°29'20" and Longitude 74°56'59", 

in the Willow Oak Natural Area, about 600 ft east of the intersection of Maple Ave. and Lincoln Ave 

in Vineland. The well is 82 feet deep with a diameter of 4 inches; well measures are screened at 76 to 

81 feet. The land surface is 88.00 feet above NGVD (1929); the highest recording is 6.88 feet below 

land surface on June 21, 2003 and the lowest recording is 12.06 feet below land surface on August 

22, 2002. The Water Resources Data New Jersey reports that in the year 2004, that all of the record 

low water levels were in wells located in the Coastal Plain. These record low levels are the result of 

increasing withdrawals from wells that tap two confined aquifers— the Atlantic City 800-foot sand of 

the Kirkwood Formation and the Piney Point aquifer in the southern part of the State.   

 

Figure 6 depicts the groundwater recharge areas in Vineland based on a NJDEP ranking system of 

each county and watershed management conditions landuse cover, soil suitability and wetland areas. 

In addition to the ranks, the cover includes hyrdric soils (L), wetlands (W), and no recharge areas (X). 

The ranking system depicts the annual infiltration rate which expresses the rate of entry into a soil as 

a depth of water per case year. The following are the individual ranks delineated in Figure 6 and 

Exhibit 2:  



Technical Report on Natural Resources and Environmental Conditions 
City of Vineland, Cumberland County, New Jersey 

 26

 
Exhibit 2:  Groundwater Recharge Areas in Vineland  

Rank Range  
inches/year 

Acres  Percent of Vineland 

A 16 to 23 0.0 0.0 
B 11 to 15 17,454.01 39.5 
C 8 to 10 13,037.58 29.5 
D 1 to 7 4,260.98 9.6 
E 0 241.94 0.5 
L NA 2,095.09 4.7 
W NA 7,064.08 0.16 
X NA 0.06 0.0 

Total  44,153.797 99.8 
Source:  New Jersey Department of Environmental Protection, Geographic Information System Information.  
 
Areas that are ranked “A” or “B” are most likely to have high recharge ranks because there is less 

impervious coverage and are most likely to contain land uses that are either open space or agricultural 

areas. Areas that are ranked “C” or “D” are most likely to have low recharge ranks because the 

dominate land use is urban and there is more likely to be greater impervious cover.   

 

In the Kirkwood-Cohansey formation there are 433 public wells with an average depth of 120 feet. 

Acknowledging that these wells are essential in providing public water and that these wells can be 

over-pumped and contaminated, the Federal Safe Drinking Water Act of 1986 Amendments (42, 

USC 300 et. seq.) directed States to develop a wellhead protection program plan for both public 

community and non-community water-supply wells. The New Jersey wellhead protection plan 

delineates areas based on the time of travel, rate of pumping and aquifer characteristics (thickness, 

transmissivity, porosity, and hydraulic gradient). Time of travel is directly related to the distance the 

water has to travel to arrive at a well once its starts pumping. The time is divided into three tiers 

based on travel time to wells:    

• Tier 1: 2 years (730 days)—This boundary is devised to account for the time travel to the 

outer boundary and presence of bacteria and viruses. 

• Tier 2: 5 years (1,826 days)—This boundary is devised to account for the discharge of 

known pollution contamination and the ability of the NJDEP to locate responsible parties. 

Although not an exact science, this boundary accounts for the “smearing effect” observed in 

pollution plumes and the acceleration of groundwater near a pumping well. The NJDEP is 

in the process of revising the procedures for pollution case management.    

• Tier 3: 12 years (4,383 days)—This boundary is devised to demonstrate the complete zone of 

contribution and to ensure on-going monitoring of wellhead areas.  
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Each corresponding year delineation is comprised of pumping rates and related aquifer 

characteristics that determine the extent of the time of travel which are dependent on the individual 

aquifer bedrock geology and drainage direction.  

 

In Figure 7, there are twenty-one wellhead protection areas in Vineland and five in Millville. Less 

than half of the wellhead protection areas are centered in the Planning Area 1 and Regional Center 

boundaries and the rest of the areas are in Planning Area 4. Planning Area and Regional Center 

boundaries are defined by the State Planning Commission’s State Development and Redevelopment 

Plan planning policies for the State Plan Policy Map. An element that is critical to ensuring the 

wellhead protection areas do not become degraded is to locate all known contaminated sites. These 

sites include those that are on the Superfund list, the NJDEP known contaminated list and the 

Industrial Site Recovery sites. Appendix B contains a detailed description of the programs and the 

sites that make up contaminated sites in Vineland. Wellhead protection area 31-05227 in the 

northwest section of Vineland is severally impacted with groundwater pollution and the presence of a 

known contaminated site.  
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Figure 6
Groundwater Recharge Areas
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Figure 7
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Surface Water 

 
Figure 8 shows the rivers and lakes, special designations and the floodplain areas contained in 

Vineland which all flow to the Delaware Bay. Both the Manumuskin River and Maurice River 

provide a natural border along the City and the Menantico Creek drains the eastern portion of the 

City. The Manumuskin River lies on the Northeast section of Vineland and the river’s tributaries, 

Bears Head Branch, Big Neal Branch, Canute Branch and Sharps are designated by the Pinelands 

Commission with waters of outstanding national water resource. The Maurice River lies to the 

Northwest and has been designated part of the Wild & Scenic River system as discussed previously. 

Vineland also contains two lakes: Menantico Lake and Willow Grove Lake. There are also several 

tributaries: Bear Branch, Big Neal Branch, Blackwater Branch, Burnt Mill Branch, Canute Branch, 

Cedar Branch, Cossa Boones Branch, Hudson Branch, Little Robin Branch, Parvin Branch, Scotland 

Run, Sharp Branch, Sketes Branch, West Branch Panther, White Oak Branch, and Womans Branch. 

The Cedar Branch feeds the Menantico Lake which is in the Southwest portion of the municipality. 

 

Figure 8 also delineates flood prone areas; lowland areas adjacent to a river, lake or ocean. 

Floodplains are designated by the frequency of the flood that is large enough to cover them. The 

Federal Emergency Management Agency determines the 100-year floodplain and the 500-year 

floodplain based on analysis of records of river flow, storm tides, and rainfall; information obtained 

through consultation with the communities: floodplain topographic surveys; and hydrologic and 

hydraulic analysis. Typically, only drainage areas that are greater than one square mile are studied. 

 

Floodplain areas run along the Maurice River in the Northwest and Southwest section of Vineland, 

along the Cedar Branch in the Northeast section, along the Berryman Brach in the Northwest section 

and the Manumuskin River along the border of Vineland and Maurice River Township in the 

Pinelands. 

 

Pursuant to the Surface Water Quality Standards (N. J. A. C. 7:9B et. al.), all waterways above expect 

for the Cedar Branch (source of the Manumuskin River) are listed as FW2-NT. FW2 designations are 

a general surface water classification applied to waterways that are not of exceptional quality, 

significance or resource. NT is the designation for non-trout waters. The Cedar Branch designation is 

FW1, which means that not only are these waters to be maintained in their natural state of quality 

because they provide exceptional ecological and recreational significance and no discharge or runoff 

is permitted in these waterways. NJDEP has designated portions of the Maurice River Main Stem 
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and the confluence of the Parvin Branch that border the Union Lake Wildlife Management Area 

(City of Millville) as Category One (C-1).  

 

The protection afforded to C-1 waterways is due to the waters clarity, color, scenic setting or other 

characteristics of aesthetic value, exceptional ecological significance, exceptional recreational 

significance, exceptional water supply significance or exceptional fisheries resource(s). To ensure 

protection of these waterways, the delineation of “special water resource protection areas” were 

promulgated in the Stormwater Management Rules. These special water resource protection areas are 

those areas within 300 feet of a designated C-1 and are “. . . perennial or intermittent streams that 

drain into or upstream of the Category One as shown on the USGS Quadrangle Maps or in the 

County Soil Surveys, . . .” within the limits of the associated sub-watershed (HUC-14) (N.J.A.C. 7:8-

5.5(h)). The special water resource protection area is intended as a buffer between development and 

these special waters in order to protect both water quality and the attributes for which the waters 

have been designated. In Vineland, the extent of this area protection includes the entire length of the 

Maurice River, encompassing Willow Grove Lake, a significant portion of the Blackwater Branch and 

the entire length of the Little Robin Branch and Parvin Branches. Due to a C-1 designation of the 

Menantico Creek in Millville, a portion of the Menantico Creek, below the Menantico Lake in 

Vineland, is also included as part of the special water resource protection areas.  
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The Clean Water Act requires the State to report to the USEPA a list of impaired waters and 

protection measures. In Vineland the following waterbodies are impaired: 

Exhibit 3: Impaired Waterways  
Site ID Location Parameters 
AN0739 Blackwater Branch at Maurice River Pkwy Benthic Macroinvertebrates 
AN0735 Burnt Mill Branch at Route 55 Benthic Macroinvertebrates 
AN0757 Cedar Branch at Italia Ave Benthic Macroinvertebrates 
17-HUD-1 Hudson Branch Arsenic, Chromium, Cadmium, 

Copper, Mercury, Nickel, 
Selenium, Silver, Thallium, Zinc

AN0759 Menantico Creek at Hance Bridge Rd Benthic Macroinvertebrates 
AN0762 Manumuskin River at Old Mays Landing Rd Benthic Macroinvertebrates 
AN0733 Maurice River (Scotland Run) at Willow Grove Rd Benthic Macroinvertebrates 
AN0740 Maurice River at Almond Ave Benthic Macroinvertebrates 
AN0751 Maurice River at Sherman Ave Benthic Macroinvertebrates 
Menantico 
Pond 

Menantico Lake-17 Fish Community 

Menantico 
Pond 

Menantico Pond Phosphorus 

AN0758 Panther Branch (Menantico Creek ) at Italia Ave Benthic Macroinvertebrates 
AN0750 Parvin Branch at Route 55 Benthic Macroinvertebrates 
Vineland 
YMCA 

Vineland YMCA Fecal Coliform 

Source: New Jersey Department of Environmental Protection, Water Monitoring and Standards.  New Jersey 2004 
Integrated Water Quality Monitoring and Assessment Report.  Web search May 18, 2005. 
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Wetlands  

 

The USEPA defines wetlands as areas where water covers the soil, or is present either at or near the 

surface of the soil all year or for varying periods of time during the year, including during the growing 

season. These conditions lead to the development of unique aquatic and terrestrial species and soils 

that support types of plant and animal communities living in and on the soil.   

 

In the City of Vineland, there are several hydric soils that support ecological conditions for wetlands.  

The USDA-NRC, Soil Data Mart listed the following soils as hydric soils and those that have hydric 

components:   

Exhibit 4: Hydric Soils 
Hydric Soil Hydric Rating Components  
Atison Sand (AtsAr) Galloway loamy sand (GamB) 
Berryland and Mullica Soils (BEXAS) Hammonton sandy loam (HboA) 
Fallsington sandy loam (FamA) Lakehurst sand (LakB) 
Manahawkin much (MakAt) Woodstown sandy loam (WoeA) 
Othello and Fallsington (OTKA)  
Source: United States Department of Agriculture, Natural Resources Conservation Services.  Soil Data Mart, NJ011 Cumberland County, 
New Jersey.  Web search May 13, 2005 
 
Further on-site investigation is needed to delineate wetlands vegetation and the presence of water 

sufficient to support wetlands vegetation in the City of Vineland. The USDA-NRC, The PLANTS 

Database, Version 3.5 (2004) lists several hundred hydrophytes species for the State. This database 

could be utilized as a start pointing for this analysis.   

 

In terms of types, there are several different categories of freshwater wetlands recorded by NJDEP. 

There are two vernal ponds located within the City at “Main Avenue Station” and along the Big Neal 

Branch (Manumuskin tributary). Vernal ponds are temporary pools of water created by snow melt or 

spring rains and are essential for spawning areas for salamanders.2 According to the United States 

Fish and Wildlife Services, Wetlands and Deepwater Habitats Classification National Wetlands 

Inventory Mapping Code the following characteristics of freshwater can be found in Vineland 

(Figure 9):   

 
I. Palustrine System—This system includes areas that are grouped as vegetated wetlands 

(marsh, swamp, bog, fen, and prairie) and are small, shallow, permanent or intermittent 

water bodies often called ponds. All water regimes except subtidal are included.  

                                                 
2The location of the Main Street Avenue Station vernal pond requires further on-site investigation. The vernal pond is located in the Cedar 
Branch (Menantico Creek) subwatershed in an agriculture area of Vineland. The NJDEP GIS data layer identifies the area on the Cedar 
Branch and the Quadrangle mapping (Moore) identifies it in the general location of the rail line. 
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Wetlands are delineated based on the dominate type of vegetation, a total land area less 

than 20 acres, low water depth and relative salinity.   

 

Atlantic White Cedar Wetland—This wetland accounts for 191.81 acres or 2.56% of 

Vineland. Woody vegetation in this wetland is 6 m (20 feet) tall or taller. In areas where 

the woody vegetation is dominated by shrubs, the vegetation is less than 6 m (20 feet) 

tall. The dominate vegetation is the Atlantic white cedar (Chamaecyparis thyoides).  

 

Coniferous scrub/shrub wetland—This wetland encompasses 15.71 acres or less than 

0.5% of Vineland. Woody vegetation in this wetland is less than 6 m (20 feet) tall. These 

species include both broad-leafed and needle-leafed evergreens, true shrubs, young trees 

(saplings), and trees or shrubs that are small or stunted because of environmental 

conditions. The substrate is saturated to surface for extended periods during the growing 

season.  

 

Coniferous wooded wetland—This wetland encompasses 420.76 acres or 5.82% of 

Vineland. Woody vegetation in this wetland is 6 m (20 feet) tall or taller. The dominate 

woody vegetation includes needle-leaved evergreen. There are two saturation scenarios 

present in this wetland, either the substrate is saturated to surface for extended periods 

during the growing season or surface water is present for extended periods especially 

early in the growing season.   

 

Deciduous scrub/shrub wetland—This wetland encompasses 321.67 acres or 4.45% of 

Vineland. This wetland can also be characterized as emergent, defined as an area that is 

flooded either seasonally or permanently. Woody vegetation in this wetland is less than 6 

m (20 feet) tall. These species include broad-leaved deciduous trees, true shrubs, young 

trees (saplings), and trees or shrubs that are small or stunted because of environmental 

conditions. The substrate is saturated to surface for extended periods during the growing 

season. 

 

Deciduous wooded wetland—This wetland encompasses 3910.74 acres or 54.07% of 

Vineland. This wetland can also be characterized as emergent, defined as an area that is 

flooded either seasonally or permanently. Woody vegetation in this wetland is 6 m (20 

feet) tall or taller. These species include broad-leaved deciduous trees, true shrubs, young 

trees (saplings), and trees or shrubs that are small or stunted because of environmental 
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conditions. There are two saturation scenarios present in this wetland, either the 

substrate is saturated to surface for extended periods during the growing season or 

surface water is present for extended periods especially early in the growing season. 

 

Herbaceous Wetlands—This wetland encompasses 208.63 acres or 2.88% of Vineland. 

This wetland can also be characterized as emergent, defined as an area that is flooded 

either seasonally or permanently. Emergent vegetative species are perennial plants and 

are characterized by erect, rooted, herbaceous hydrophytes, excluding mosses and 

lichens.  In some instances herbaceous wetlands may have broad-leaved deciduous trees. 

There are two saturation scenarios present in this wetland, either the substrate is 

saturated to surface for extended periods during the growing season or surface water is 

present for extended periods especially early in the growing season.   

 

Mixed Forested Wetlands (Coniferous Dominated)—This wetland encompasses 543.33 

acres or 7.39% of Vineland. Woody vegetation in this wetland is 6 m (20 feet) tall or 

taller and includes both needle-leaved evergreen and broad-leaved deciduous. As the 

name implies, there are relatively more needle-leaved evergreens (>50% and <75%) than 

broad-leaved deciduous vegetative species. These areas exhibit three relative saturation 

scenarios either the substrate is saturated to surface for extended periods during the 

growing season, surface water is present for extended periods especially early in the 

growing season or their is seasonal flooding.   

 

Mixed Forested Wetlands (Deciduous dominated)—This wetland encompasses 779.72 

acres or 10.78% of Vineland. Woody vegetation in this wetland is 6 m (20 feet) tall or 

taller and includes both needle-leaved evergreen and broad-leaved deciduous. As the 

name implies, there are relatively more broad-leaved deciduous (>50% and <75%) than 

needle-leaved evergreens vegetative species. These areas exhibit three relative saturation 

scenarios either the substrate is saturated to surface for extended periods during the 

growing season, surface water is present for extended periods especially early in the 

growing season or their is seasonal flooding.   

 

Mixed Scrub/Shrub Wetlands (Coniferous Dominated)—This wetland encompasses 

43.57 acres or less than 1% of Vineland. Woody vegetation in this wetland is less than 

6m (20 feet), includes true shrubs, young trees (saplings), and trees or shrubs that are 

small or stunted because of environmental conditions, needle-leaved evergreen that are 
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young or stunted trees and broad-leaved deciduous. These areas exhibit three relative 

saturation scenarios either the substrate is saturated to surface for extended periods 

during the growing season, surface water is present for extended periods especially early 

in the growing season or their is seasonal flooding.   

 

Mixed Scrub/Shrub Wetlands (Deciduous dominated)—This wetland encompasses 

74.63 acres or 1.03% of Vineland. Woody vegetation in this wetland is less than 6 m (20 

feet), includes true shrubs, young trees (saplings), and trees or shrubs that are small or 

stunted because of environmental conditions, broad-leaved deciduous, needle-leaved 

evergreen that are young or stunted trees. These areas exhibit three relative saturation 

scenarios either the substrate is saturated to surface for extended periods during the 

growing season, surface water is present for extended periods especially early in the 

growing season or their is seasonal flooding. The substrate is saturated to surface for 

extended periods during the growing season, but surface water is seldom present. 

 

II. Disturbed/Modified Wetland—These areas are former wetlands that have been 

converted to agricultural, landfills and other land uses. All the soils in these areas retain 

their hydric properties.  

 

Agricultural Wetlands—These areas encompass 466.9 acres or 6.46% of Vineland. The 

dominate land use in these areas is crop production.  

 

Disturbed Wetlands—These areas encompass 145.87 acres or 2.02% of Vineland. Areas 

described as disturbed refer to wetlands that have been cleared, filled or excavated.  

 

Managed Wetlands—These areas encompass 75.08 acres or 1.04% of Vineland. Areas 

described as managed refer to wetlands that are managed for miscellaneous types of 

agriculture, such as orchards, nurseries, sod and seed farms, cranberry and blueberry 

farms, live stock feed lots, poultry farms horse farms and other specialty farms.   

 

Wetland Rights-of-Way—These areas encompass 43.67 acres or less than 1% of 

Vineland. 

 

The Nature Conservancy manages the Willow Grove Lake Wetlands Mitigation Bank which is 

located on two separate parcels of land totaling 1,073 acres in the City of Vineland, Cumberland 
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County, and Pittsgrove Township, Salem County. One parcel totals 734 acres with 355 acres of it 

wetlands and 379 acres of it uplands. The second parcel totals 339 acres with 245 acre of it wetlands 

and 94 acres of it uplands. The bank received a total of 40 mitigation credits for freshwater 

wetland/upland preservation activities. This bank is able to sell their mitigation credits to areas 

contained in the Delaware River Drainage Basin (Watershed Management Areas: 1, 11, 17, 18, 19 and 

20).   

 

The USEPA—Region 2, Marine and Wetlands Protection Branch (1994) lists the Maurice River 

system as a priority wetland. The Maurice River System priority wetland includes the following 

waterbodies: Maurice River, Manumuskin Creek, Menantico Creek, and Muskee Creek (Atlantic, 

Cumberland, Gloucester, and Salem Counties; various municipalities; USGS Quadranqle(s): 

Bridgeton, Buena, Cedarville, Dividing Creek, Elmer, Five Points, Heislerville, Milleville, Newfield, 

Pitman East, Pitman West, Port Elizabeth,. Port Norris). The list recognizes those areas identified by 

various federal, state and private contributors to determine appropriate policy for any proposed 

dredged or fill material discharges into waters.  

 

Maurice River System—All Tributary wetlands of the Maurice River system are 

considered part of this priority listing and are located in their entirety in the City of 

Vineland. Much of the Maurice River and its tributaries have been federally designated 

as part of the National Wild and Scenic Rivers system. Specifically, the Pole Tavern 

geographic area, located in Pittsgrove Township, Salem County is contained within the 

boundaries of the Maurice River priority wetland. Pole Tavern is 0.200 acres of 

palustrine forest and provides habitat for passerines, raptors, American woodcock, deer, 

squirrels, opossum, raccoon, and smaller mammals. 

 

The Maurice River System resource values are as follows: 

• Wetlands of this drainage are amongst the most pristine natural areas in New Jersey. 

• Supports major wintering population of the federally endangered Bald eagle and 

provides historically suitable nesting habitat for the eagle, which is hoped will once 

again provide habitat for additional nesting pairs. 

• Other state listed species present include Ospreys, Red-shouldered hawks, Southern 

gray and Pine Barrens tree frogs, and Barred owls. 
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WILDLIFE & VEGETATION 

 

The NJDEP, Division of Fish and Wildlife, Endangered and Nongame Species Program—New 

Jersey’s Landscape Project, Version 2.0 defines the area that Vineland is located in as the Delaware Bay 

Region. The Delaware Bay Region encompasses all or parts of Cape May, Atlantic and Cumberland 

counties. This area features a stable population of Bald eagles, Tiger salamanders, Southern gray tree 

frogs and 30 other endangered and threatened species. The vast woodland tracts of this region are 

among the largest in the state and support a large portion of New Jersey’s Neotropical bird 

populations. The extensive saltwater marsh and sandy overwash beaches support a shorebird 

migration that has worldwide ecological significance. Despite the heavy loss of habitat, the Cape May 

Peninsula remains one of the country’s most important migratory “stopovers” for hundreds of bird 

and insect species. 

 

The Landscape Project lists federal and state endangered, threatened and priority species by habitat 

type which is based on the Natural Heritage Program’s Biological Conservation Database. NJDEP 

Habitat types are categorized as emergent, forested wetland, forest, grassland and beach in the 

Landscape Project Habitat type is categorized as emergent wetland, forested wetland, forest and 

grassland.  Emergent wetlands are marshes which are usually dominated by grass-like plants rooted in 

bottom sediments, but “emerge” above the surface of the water. These wetlands also tend to develop 

in zones progressing from terrestrial habitat to open water. Forest wetlands are swamps that contain 

saturated soils during the growing season, and standing water during certain times of the year. The 

highly organic soils of swamps form a thick, black, nutrient-rich environment for the growth of 

water-tolerant trees such as the Atlantic white cedar (Chamaecyparis thyoides). Swamps are dominated 

by woody plants and play vital roles in flood protection and nutrient removal. Habitats are ranked on 

a scale of 1 to 5, as follows: 

Rank Indication 
1 Suitable habitat, no special concern, threatened or endangered species sighted 
2 Habitat patch with species of special concern present 
3 Habitat patch with State threatened species present 
4 Habitat patch with State endangered species present 
5 Habitat patch with containing one or more occurrences of at least one wildlife  

species listed as endangered or threatened on the Federal list of endangered 
and threatened species. 

 

Vineland is located within the Delaware Bay Region which is exhibits a forest, grassland and forested 

and emergent ecology (Figure 10). In Vineland 46.04% (20,328.66 acres) is forest cover, 12.95% 

(5,719.64 acres) forested wetland, 1.54% (679.12 acres) emergent wetland and 11.10% (4,899.76 
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acres) grassland. Bald eagle forging habitat totals less than 1% or 421.85 acres. These figures are 

meant to serve as a guide as there is some doubling counting for forest and forested wetland covers 

and the Bald eagle forging habitat.  

 

Exhibit 5 lists endangered and threatened wildlife species contained in Vineland based on the species 

habitat preferences. Of the state threatened species three are Neotropical and prefer Interior Forest; 

both the Acadian Flycatcher and Black-and-White warbler are vulnerable to fragmentation, while the 

Baltimore oriole is not. Species that are on the State priority list and prefer Interior Forest are 

overwhelming Neotropical and are susceptible to habitat fragmentation. The two “resident” species, 

the Carolina Chickadee and the Hairy Woodpecker, are also vulnerable to habitat fragmentation. Of 

the species that prefer grassland habitat, most are short distance species and have an area sensitivity. 

The “resident” species, the Northern Bobwhite does not. Species that prefer shrub-scrub/barrens 

ecology are Neotropical and much is not known of their vulnerability to fragmentation. 

 
Exhibit 5:  City of Vineland Endangered, Threatened and Priority Species by Habitat Type  

Delaware Bay Emergent 
Wetland 

Forested 
Wetland 

Forest Grassland 

Birds     
Federal T or E     

Bald Eagle Foraging Area (NB:  Non-breeding population only 
Haliaeetus leucocephalus 

  

Priority Species     
Acadian Flycatcher  
Empidonax virescens 

 X X  

Baltimore Oriole 
Icterus galbula 

  X  

Black-and-White Warbler   
Mniotilta varia  

 X X  

Blue-Winged Warbler     
Vermivora pinus 

 X   

Brown Thrasher     
Toxostoma rufum 

 X X  

Carolina Chickadee  
Parus carolinensis 

 X X  

Eastern Kingbird   
Tyrannus tyrannus   

   X 

Eastern Towhee    
Pipilo erythrophthalmus   

 X X  

Gray Catbird   
Dumetella carolinensis    

 X X  

Hairy Woodpecker   
Picoides villosus  

  X  

Northern Bobwhite      
Colinus virginianus 

   X 
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Herptiles     

Priority Species     
Carpenter Frog      
Rana virgatipes 

X X   

Eastern Box Turtle  
Terrapene carolina carolina      

   X 

Eastern Kingsnake    
Lampropelitis getula getula 

 X X  

Fowler’s Toad    
Bufo fowleri 

X X   

Source: New Jersey Department of Environmental Protection, Division of Fish and Wildlife, Endangered and Nongame 
Species Program—New Jersey’s Landscape Project, Version 2.0.  Web Search May 12, 2005. 
 
The NJDEP also documents rare species and ecological community habitat in the Natural Heritage 

Database administered through the Office of Natural Lands Management (Figure 11). The database 

is based on the presences of a rare plant species/ecological community in a Geographic Information 

System grid. There are 100 grid cells totaling 358 and 372 acres in size. Recording of a plant species is 

based on an occurrence in a grid cell, meaning that the whole grid will be codes as containing said 

species. The vegetative species located in Vineland include:  

Exhibit 6:  Rare and Ecological Community Habitat Vegetative Species   
State Endangered   
Chickasaw plum Prunus angustifolia Coast Flatsedge Cyperus polystachyos 
Pine Barren Boneset Eupatorium resinosum Small-yellow Pond Lily Nuphar microphylla   
Virginia False Gromwell Onosmodium virginianum  
  
Rare   
Aster-like Boltunia Boltonia asteroids var asteroids Barratt's Sedge Carex barrattii  
Clasping Leaf St. John’s Wort Hypericum 
gymnanthum  

Curly Grass Fern Schizaea pusilla  

Floating Heart  Nymphoides cordata  Hyssop-leaf Hedge-Nettle Stachys hyssopifolia 
Mudbank Crown Grass Paspalum dissectum Narrow Leaf Bluecurls Trichostema setaceum  
Oaks Pondweed Potamogeton oakesianus  Racemed Milkwort Polygala polygama  
Red milkweed Asclepias rubra Rose-color coreopsis Coreopsis rosea 
Pencil-flower Stylosanthes biflora Pine Barren Smoke Grass Muhlenbergia torreyana 
Purple Bladderwort  Utricularia purpurea  Slender nut-rush Scleria minor 
Twisted spike-rush Eleocharis tortilis Velvety tick-Treefoil  Desmodium viridiflorum 
Source: New Jersey Department of Environmental Protection, Office of Natural Lands Management.  Natural Heritage 
Database. Web search May 16, 2005. 
 
Not all the vegetative species contained in Vineland are threatened or endangered species. The 

USDA-NRC, Soil Data Mart lists the following woodland species that be found in Vineland:   

 

Atlantic white cedar Chamaecyparis thyoides American sycamore Platanus occidentalis 
Blackgum Nyssa sylvatica Black oak Quercus velutina 
Chestnut oak Quercus prinus Eastern white pine Pinus strobes 
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Flowering crabapple Malus floribunda Flowering dogwood Cornus florida 
Loblolly pine Pinus taeda Northern red oak Quercus rubra 
Pin oak Quercus palustris Pitch Pine Pinus rigida 
Post oak Quercus stellata Scarlet oak Quercus coccinea 
Sugar maple Acer saccharum Shortleaf pine Pinus echinata 
Sweetgum Liquidambar styraciflua Red Maple Acer rubrum 
Virginia pine Pinus virginiana White oak  Quercus alba 
Willow oak Quercus phellos Yellow-poplar Liriodendron tulipifera 
 

Further on-site investigation is needed to determine overall ecology in the City of Vineland. For 

example, the Nature Conservancy notes the presences of the following federal or state threatened 

and endangered species for the Willow Grove Lake Preserve. 

Exhibit 7: Willow Grove Preserve Rare and Ecological Community Habitat Vegetative 
Species  
Plants  Odonates (Dragonflies/Damselflies) 
Floating Heart Nymphoides cordata) Scarlet Bluet Enallagma pictum 
Purple Bladderwort Utricularia purpurea Banner Clubtail Gomphus apomyius 
Blue Boneset Eupatorium coelestinum L. Treetop Emerald Somatochlora provocans 
Pale Beaked Rush Rhynchospora pallida Robust Baskettail Tetragoneuria spinosa 
Mitchell's Sedge Carex mitchelliana Bar-Winged Skimmer Libellula axilena 
Beaked Sedge Carex rostrata Mocha Emerald Somatochlora linearis 
Cranefly Orchid Tipularia discolor  
  
Herptiles (Reptiles/Amphibians) Birds 
Northern Pine Snake Pituophis m. melanoleucus Bald Eagle Haliaeetus leucocephalus 
Pine Barrens Tree frog Hyla andersonii Cooper's Hawk Accipiter cooperii  
Source: The Nature Conservancy, Herpetological Associates, Inc (1994-1995). Email Correspondence, May 17, 2005.  
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Figure 10
Threatened and Endangered Species

City of Vineland
Cumberland County, New Jersey

August 2006
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Figure 11
Natural Heritage Grid

City of Vineland
Cumberland County, New Jersey

August 2006
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Appendix A 
 

Soil Classification 
 
The United States Department of 
Agricultural, Natural Resources 
Conservation Services Soil Data Mart 
provides technical data on each soil 
series described below. The following is 
a description of each soil formation, the 
soils suitability for cultivated crops and 
woodland species.   
 

I. Atsion sand (AtsAr), rarely 
flooding  

 
Atsion sand (AtsAr) formed in the 
coastal plain sediments. AtsAr series 
consists of deep, poorly drained soils 
on uplands with a slope range from 0 to 
2 percent. Typically these soils have a 
dark gray sand surface layer over 10 
inches of light gray sand. The subsoil 
from 18 to 24 inches is very dark brown 
sand and from 24 to 36 inches is very 
dark gray sand. The substratum from 36 
to 60 inches is brown loose sand.  The 
depth to a restrictive feature is 16 to 40 
inches to an ortstein. The slowest soil 
permeability within a depth of 60 
inches is rapid. Available water capacity 
to a depth of 60 inches is low, and 
shrink swell potential is low. Annual 
flooding is rare, and annual ponding is 
none. 
 
AtsAr is not suitable for cultivated crops.   
 

II. Aura Series  
 
The Aura series formed in moderately fine textured coastal plain sediments. This series consists of 
very deep well drained soils on uplands with a slope range from 0 to 15 percent. Typically, these soils 
have a dark grayish brown sandy loam surface layer 8 inches thick. The upper subsoil from 8 to 22 
inches is strong brown sandy loam and gravelly sandy clay loam. The subsoil from 22 to 59 inches is 
massive very firm yellowish red and red gravelly sandy loam and gravelly sandy clay loam. The 
substratum ranges from 59 to 72 inches is very firm yellowish red gravelly loamy coarse sand. The 
depth to a restrictive feature is 15 to 40 inches to a fragipan. The slowest soil permeability within a 
depth of 60 inches is moderately slow. Available water capacity to a depth of 60 inches is moderate, 
and shrink swell potential is low. Annual flooding is none, and annual ponding is none. 
 

Aura loamy sand (AucB)—The AucB slope is 0 to 5 percent and has very low potential 
productivity for cultivated crops.   

Horizons   Depth           
 
 
 
A1 
 
 
A2 
 
 
 
B 
 
 
 
C 
 
Descriptions of Horizons  
A1—Surface layer; color varies from very dark gray to black because organic matter 
is incorporated into the soil 
A2—Subsurface; zone of removal of nutrients, iron, and/or clay by downward 
moving water to lower depths of profile. Usually lighter colored then surface layer 
B—Subsoil; acts as a filter accumulating or catching downward moving 
components removed from subsurface layer. Usually dark iron colored and may 
contain clay particles 
C—Substratum; transition area between soil and parent material; clay layers and 
mineral particles may be found in this horizon; color is usually lighter than subsoil 
 
Source:  New Jersey Pinelands Commission.  On-line Curriculum Project, 
Pinelands Soils Unit Lesson Plans, Grades 7-8.  Web Search May 13, 2005.  
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Aura sandy loam (AugA)—The AugA slope ranges from 0 to 2 percent and has medium 
potential productivity for cultivated crops.   

 
Aura sandy loam (AugB)—The AugB slope ranges from 2 to 5 percent and has medium 
potential productivity for cultivated crops.   

 
Aura gravelly sandy loam (AuhB)—The AuhB slope ranges from 2 to 5 percent and has 
medium potential productivity for cultivated crops.   

 
Aura-Urban land complex (AvuB)—The AvuB slope ranges from 0 to 5 percent and is not 
suitable for cultivated crops.   

 
III. Berryland and Mullica soils (BEXAS), occasionally flooding  

 
BEXAS formed in the coastal plain sediments and is comprised of two soil series: the Berryland and 
Mullica and is not suitable for cultivated crops.   
 
The Berryland series consists of deep, very poorly drained soils on uplands with a slope range from 0 
to 2 percent. Typically these soils have a black sand surface layer 10 inches thick over 2 inches of gray 
sand. The subsoil from 12 to 20 inches is firm and weakly cemented dark reddish brown loamy sand. 
From 20 to 30 inches the subsoil is dark gray loose sand. The substratum from 30 to 72 inches is 
grayish brown stratified loose sand. The depth to a restrictive feature is 10 to 16 inches to a ortstein. 
The slowest soil permeability within a depth of 60 inches is moderately rapid. Available water 
capacity to a depth of 60 inches is low, and shrink swell potential is low. Annual flooding is 
occasional, and annual ponding is occasional.   
 
The Mullica series consists of very deep, very poorly drained soils on flats and in depressions with a 
slope of 0 to 2 percent. Typically, these soils have a black sandy loam surface layer 10 inches thick. 
The subsurface layer from 10 to 18 inches is gray sandy loam. The subsoil from 18 to 28 inches is 
mottles gray sandy loam. The substratum from 28 to 60 inches is gray or grayish brown gravelly sand 
or sand. The depth to a restrictive feature is greater than 60 inches.   
 

IV. Downer Series 
 
The Downer series formed in acid moderately coarse textured coastal plain sediments. This series 
consists of very deep well drained soils on uplands with a slope range from 0 to 30 percent.   
 
Typically these soils have a dark grayish brown loamy sand surface layer 18 inches thick. The subsoil 
from 18 to 30 inches is yellowish brown sandy loam. The substratum from 30 to 40 inches is loose 
loamy sand. Below 40 inches, the range includes stratified layers of gravel to sandy clay loam. The 
minimum depth to the top of a restrictive feature is greater than 60 inches. The slowest soil 
permeability within a depth of 60 inches is moderate. Available water capacity to a depth of 60 inches 
is moderate, and shrink swell potential is low. Annual flooding is none, and annual ponding is none.   
 

Downer loamy sand (DocB)—The DocB slope ranges from 0 to 5 percent and has low 
potential productivity for cultivated crops. 

 
Downer loamy sand (DocC)—The DocC slope ranges from 5 to 10 percent slopes and has 
low potential productivity for cultivated crops.  
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Downer sandy loam (DoeA)—The DoeA slope ranges from 0 to 2 percent slopes and has 
medium potential productivity for cultivated crops.   

 
Downer sandy loam (DoeB)—The DoeB slope ranges from 2 to 5 percent and has medium 
potential productivity for cultivated crops. 

 
Downer-Urban land complex (DouB)—The DouB slope ranges from 0 to 5 percent slopes 
and has medium potential productivity for cultivated crops.   

 
V. Evesboro Series  

 
The Evesboro series formed in acid sandy coastal plain sediments. The series consists of very deep 
excessively drained soils on uplands with a slope of 0 to 40 percent. Typically, these soils have a 
grayish brown sand surface layer 3 inches thick and a yellowish brown sand layer from 3 to 16 inches. 
The subsoil between 16 to 30 inches is yellowish brown sand. The substratum from 30 to 72 inches 
is loose yellowish brown sand. The depth to a restrictive feature is greater than 60 inches. The 
slowest soil permeability within a depth of 60 inches is moderately rapid. Available water capacity to 
a depth of 60 inches is low, and shrink swell potential is low. Annual flooding is none, and annual 
ponding is none.   
 
This series is not suitable for cultivated crops.   
 
Each component of the Evesboro series contains a different slope range:  
 

Evesboro sand (EveB)—0 to 5 percent.   
 

Evesboro sand (EveC)—5 to 10 percent.  
 

Evesboro sand (EveD)—10 to 15 percent.  
 

Evesboro-Urban land complex (EvuB)—0 to 5 percent.   
 

VI. Fallsington sandy loam (FamA) 
 
The Fallsington sandy loam formed in stratified coastal plain sediments of marine or alluvial origin. 
FamA consists of very deep, poorly drained soils on upland flats and in depressions and the slope 
ranges from 0 to 2 percent and has a very low potential productivity for cultivated crops.   
 
Typically these soils have a dark gray sandy loam surface layer 10 inches thick. The subsoil, from 10 
to 40 inches is mottled gray sandy clay loam to 32 inches and mottled light gray loamy sand to 40 
inches. The substratum is stratified light gray sandy clay loam and sand.  The depth to a restrictive 
feature is greater than 60 inches. The slowest soil permeability within a depth of 60 inches is 
moderately slow. Available water capacity to a depth of 60 inches is moderate, and shrink swell 
potential is low. Annual flooding is none, and annual ponding is none.  
 

VII. Fort Mott loamy sand (FodB) 
 
The Fort Mott loamy sand formed in acid moderately coarse textured coastal plain sediments. FodB 
consists of very deep well drained soils on uplands and the slope ranges from 0 to 5 percent. 
Typically, these soils have a loamy sand surface layer about 30 inches thick. The top 8 inches is dark 
grayish brown loose loamy sand and the lowest part form 8 to 30 inches is yellowish brown loose 
loamy sand. The subsoil from 30 to 49 inches is yellowish brown sandy loam. The substratum from 



Technical Report on Natural Resources and Environmental Conditions 
City of Vineland, Cumberland County, New Jersey 

 49

49 to 65 inches is strong brown loose loamy sand. The slowest soil permeability within a depth of 60 
inches is moderate. Available water capacity to a depth of 60 inches is low, and shrink swell potential 
is low. Annual flooding is none, and annual ponding is none.  
 
FodB has medium potential productivity for cultivated crops.   
 

VIII. Galloway loamy sand (GamB) 
 
The Galloway loamy sand formed in coarse-textured coastal plain sediments. GamB consists of deep, 
moderately well drained soil on uplands and the slope ranges from 0 to 5 percent. Typically, these 
soils have a loamy sand surface layer, 9 inches thick, that is grayish brown in the upper part and light 
brownish-gray in the lower part. The substratum from 9 to 39 inches is olive yellow loamy sand, and 
from 39 to 47 inches it is light brownish-gray sand. The IIC horizon from 47 to 0 inches is yellowish 
brown coarse sand. Slopes range from 0 to 5 percent. The depth to a restrictive feature is greater 
than 60 inches. The slowest soil permeability within a depth of 60 inches is rapid. Available water 
capacity to a depth of 60 inches is low, and shrink swell potential is low. Annual flooding is none, 
and annual ponding is none.   
 
GamB has medium potential productivity for cultivated crops.   
 

IX. Hammonton Series  
 
The Hammonton series formed in acid moderately coarse textured coastal plain sediments. The 
series consists of very deep moderately well drained soils on uplands. Typically, these soils have a 
very dark grayish brown loamy sand surface layer 8 inches thick and a yellowish brown loamy sand 
subsurface layer from 8 to 18 inches. The subsoil between 18 to 36 inches is mottled yellowish 
brown sandy loam. The substratum from 36 to 60 inches is loose brownish yellow sand. The depth 
to a restrictive feature is greater than 60 inches. The slowest soil permeability within a depth of 60 
inches is moderate. Available water capacity to a depth of 60 inches is moderate, and shrink swell 
potential is low. Annual flooding is none, and annual ponding is none. 
 
This series is not a hydric soil.  
 

Hammonton loamy sand (HbmB)—The HbmB slope ranges from 0 to 5 and has low 
potential productivity for cultivated crops.  

 
Hammonton sandy loam (HboA)—The HboA slope ranges from 0 to 2 percent and has 
medium potential productivity for cultivated crops. 

 
Hammonton sandy loam (HboB)—The HboB slope ranges from 2 to 5 percent and has 
medium potential productivity for cultivated crops. 

 
Hammonton-Urban land complex (HbrB)—The HbrB slope ranges from 0 to 5 percent and 
has medium potential productivity for cultivated crops.   

 
X. Lakehurst sand (LakB) 
 

The Lakehurst sand formed in acid sandy coastal plain sediments. LakB consists of deep, moderately 
well or somewhat poorly drained soils on uplands with a slope of 0 to 5 percent. Typically in 
woodland areas these soils have a dark gray sand surface 3 inches thick and a light gray sand layer 
from 3 to 15 inches. The subsoil between 15 to 18 inches is dark brown loamy sand. The lower part 
of the subsoil from 18 to 36 inches is yellowish brown sand. The substratum from 36 to 60 inches is 
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pale brown loose sand. The depth to a restrictive feature is greater than 60 inches. The slowest soil 
permeability within a depth of 60 inches is moderately rapid. Available water capacity to a depth of 
60 inches is low, and shrink swell potential is low. Annual flooding is none, and annual ponding is 
none.  
 
This component is not suitable for cultivated crops.   
 

XI. Lakewood sand (LasB)  
 
The Lakewood sand (LasB) formed in acid sandy coastal plain sediments. LasB components consist 
of deep, excessively drained soils on uplands with a slope of 0 to 5 percent. Typically in woodland 
areas these soils have a black loose sand surface layer 1 inch thick and a light brownish gray loose 
sand layer from 1 to 10 inches. The subsoil between 10 and 14 inches is yellowish brown loose sand. 
The lower part of the subsoil is yellowish brown loose sand. The substratum from 36 to 60 inches is 
brownish yellow loose sand. The depth to a restrictive feature is greater than 60 inches. The slowest 
soil permeability within a depth of 60 inches is rapid. Available water capacity to a depth of 60 inches 
is low, and shrink swell potential is low. Annual flooding is none, and annual ponding is none.  
 
This component is not suitable for cultivated crops.   
 

XII. Manahawkin muck (MakAt ), frequently flooded  
 
The Manahawkin series consists of very deep, very poorly drained soils formed in organic deposits, 
over sand and gravel with a slope of 0 to 2 percent. Typically, they have a black surface and 
subsurface layer of highly decomposed organic material, 39 inches thick. The substratum to a depth 
of 60 inches is gray sand. Manahawkin soils are in low positions in back swamps, lake basins, and 
along fresh water channels as they open to tide water. The depth to a restrictive feature is greater 
than 60 inches. The slowest soil permeability within a depth of 60 inches is moderately rapid. 
Available water capacity to a depth of 60 inches is very high, and shrink swell potential is low. Annual 
flooding is frequent, and annual ponding is frequent.  
 

XIII. Othello and Fallsington soils (OTKA) 
 
OTKA slope ranges from 0 to 2 percent slopes and contains two components: Othello and 
Fallsington.  The depth to a restrictive feature is greater than 60 inches. The slowest soil permeability 
within a depth of 60 inches is moderately slow. Available water capacity to a depth of 60 inches is 
high, and shrink swell potential is low. Annual flooding is none, and annual ponding is none.   
 
The Othello series formed in silty material underlain by coarser sediment. The series consists of very 
deep, poorly drained soils on uplands. Typically, these soils have a dark grayish-brown silt loam 
surface, 9 inches thick. The subsoil between 9 and 18 inches is light olive gray silty clay loam with 
prominent yellowish-brown mottles and between 18 and 29 inches is light gray, silty clay loam with 
prominent yellowish-brown mottles. A mottled gray sandy loam substrata grades into a light gray 
loamy sand below 29 inches. This soil has medium potential productivity for cultivated crops. 
 
The Fallsington series formed in stratified coastal plain sediments of marine or alluvial origin. The 
series consists of very deep, poorly drained soils on upland flats and in depressions. Typically these 
soils have a dark gray sandy loam surface layer 10 inches thick. The subsoil, from 10 to 40 inches is 
mottled gray sandy clay loam to 32 inches and mottled light gray loamy sand to 40 inches. The 
substratum is stratified light gray sandy clay loam and sand. This soil has low potential productivity 
for cultivated crops. 
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XIV. Sassafras series 
 
The Sassafras series formed in marine or alluvial coastal plain sediments and consists of very deep, 
well-drained soils on uplands. Typically, these soils have a brown sandy loam surface layer, 9 inches 
thick. The subsoil, from 9 to 21 inches, is yellowish-brown loam, from 21 to 32 inches, is brown 
sandy clay loam, and, from 32 to 40 inches, is strong brown sandy loam. The substratum, from 40 to 
52 inches, is strong brown gravelly sandy loam and, from 52 to 70 inches, is brownish-yellow loamy 
sand.  
 
The depth to a restrictive feature is greater than 60 inches. The slowest soil permeability within a 
depth of 60 inches is moderately slow. Available water capacity to a depth of 60 inches is moderate, 
and shrink swell potential is low. Annual flooding is none, and annual ponding is none.   
 

Sassafras sandy loam (SacA)—The SacA slope ranges from 0 to 2 percent and has high 
potential productivity for cultivated crops. 

 
Sassafras sandy loam (SacB)—The SacB slope ranges from 2 to 5 percent and has high 
potential productivity for cultivated crops. 

 
Sassafras gravelly sandy loam (SadA)—The SadA slope ranges from 0 to 2 percent, has high 
potential productivity for cultivated crops.  
 
Sassafras gravelly sandy loam (SadB)—The SadB slope ranges from 2 to 5 percent and has a 
high potential productivity for cultivated crops. 
 
Sassafras gravelly sandy loam (SadC)—The SadC slope ranges from 5 to 10 percent and has 
medium potential productivity for cultivated crops.  

 
XV. Udorthents (UdrB) 

 
Udrothents, refuse substratum, consist of areas either presently or formerly used to landfill trash.  
After closure of the inactive landfills, most were covered with earthen materials. The most recent 
closures usually have a dense fine textured cap of earth or fabric topped with a layer of soil suitable 
for growing plants to stablize the slopes. The UdrB slope is 0 to 8 percent and has moderately well 
drained soil.  This component is not suitable for cultivated crops. The depth to a restrictive feature is 
greater than 60 inches. The slowest soil permeability within a depth of 60 inches is moderate. 
available water capacity to a depth of 60 inches is high, and shrink swell potential is low. Annual 
flooding is none, and annual ponding is none.   
 

XVI. Woodstown series 
 
The Woodstown series formed in marine and alluvial coastal plain sediments and consist of deep, 
moderately well-drained soils on uplands and terraces. Typically, these soils have a dark grayish-
brown sandy loam surface layer, 7 inches thick, and a subsurface layer, from 7 to 11 inches, of light 
yellowish-brown sandy loam. The light olive brown sandy clay loam subsoil, from 11 to 29 inches, is 
mottled in the lower part. The substratum layers, from 29 to 70 inches, are sandy loam and loamy 
sand. The depth to a restrictive feature is greater than 60 inches. The slowest soil permeability within 
a depth of 60 inches is moderately slow. Available water capacity to a depth of 60 inches is low, and 
shrink swell potential is low. Annual flooding is none, and annual ponding is none.   
 

Woodstown sandy loam (WoeA)—The WoeA slope ranges from 0 to 2 percent and has high 
potential productivity for cultivated crops.   
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Woodstown sandy loam (WoeB)—The WoeB slope ranges from 2 to 5 percent and has high 
potential productivity for cultivated crops.   

 
Woodstown-Urban land complex (WooB)—The WooB slope ranges from 0 to 5 percent 
and is not suitable for cultivated crops.   
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Appendix B 
 

CONTAMINATED SITES  
 

The United States Environmental Protection Agency (USEPA) lists properties that meet the criteria 
set by the Comprehensive Environmental Response, Compensation and Liability Act (CERCLA) of 
1980 (42 USC Section 9610). CERCLA provided broad Federal authority to respond directly to 
releases or threatened releases of hazardous substances by defining liability of responsible parties. 
The law authorized both short-term and long-term remedial responses. The National Priority List 
(NPL) is such a response to sites that do not pose immediate threat to human health. The Act also 
established a trust fund, entitled Superfund, to provide for cleanup when no responsible party could 
be identified. The Superfund tax is levied on the chemical and petroleum industries. In New Jersey 
the Site Remediation Program of the Department of Environmental Protection (NJDEP) administers 
the Superfund program. 
 
The NPL database identifies two sites contained in Vineland: Iceland Coin Laundry Area GW Plume 
(1888 South Delesa Drive) & Vineland Chemical Co., Inc. (1611 W Wheat Rd.). Both Vineland 
Chemical Co., Inc. and Iceland Coin Laundry Area GW Plume have been listed as a Federal-lead 
remedial activity. The NJDEP—Site Remediation Program database indicates that the Vineland 
property was authorized $47,200,000 from Superfund and $5,244,00 from the 1986 Bond Fund. The 
Record of Decision holds that the 20 acre property was substantially contaminated with arsenic in 
localized areas, and the shallow ground water was contaminated with arsenic and to a lesser degree 
with cadmium and trichlorethylene (TCE). USEPA also confirmed that sediments and surface water 
in the Blackwater Branch, Maurice River and Union Lake contained elevated levels of arsenic due to 
the Vineland Chemical Company site. Arsenic concentrations in the Maurice River were above the 
Federal Drinking Water Standard, i.e., 50 ppb, 26.5 miles downstream from the Vineland Chemical 
Company site. The Record of Decision holds that treated sediments from the rivers and lake be 
redeposited in the floodplain and that natural flushing of the river system be conducted after the 
source of the contamination has been removed.   
 
Sampling conducted by the Vineland City Health Department in 1991 identified 16 private potable 
wells in this area that were contaminated with mercury and chlorinated volatile organic compounds at 
levels exceeding New Jersey Drinking Water Standards. Two sites were identified the Iceland Coin 
Laundry Area GW Plume and the Garrison Road Well Contamination (State lead remedial activity). 
The Iceland site has no federal monies dedicated as of yet; however the site investigation concluded 
that Iceland Coin Laundry & Dry Cleaning, was a Potentially Responsible Party. The Garrison Road 
Well Contamination site as a State-lead remedial activity and was authorized $71,500 from the Spill 
Fund and $546,000 the 1981 Bond Fund. As an interim remedy, NJDEP installed Point-of-Entry 
Treatment (POET) water filtration systems on the contaminated wells and Vineland City extended a 
public water line to these residences in 1994 using funds provided by NJDEP. A Maurice River 
watershed association, Citizens United, has prepared several reports documenting environmental 
concerns of the remediation efforts of the Garden State Cleaners Site, Buena Borough, Atlantic 
County.   
 
The Site Remediation Program also provides a listing of the Known Contaminated Sites where 
contamination of soil or ground water is confirmed. In Vineland there are 89 sites; of which 76 have 
on-site source(s) of contamination, three have sites with an unknown source(s) of contamination and 
seven have completed remedial work that have certain engineering and/ or institutional controls and 
reporting measures. Although not listed on the State’s known contaminated list, Citizens United has 
documented groundwater contamination concerns on the Casie Oil Ecology Oil Salvage, Inc. 
(CASIE) and Mid-Atlantic Recycling Technologies (MART) site, known as the “CASIE-MART 
contaminated site” (not mapped).  
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The Site Remediation & Waste Management, Division of Remediation Support and the Division of 
Remediation, Management and Response administers the Industrial Site Recovery Act of 1993 
(ISRA) (N.J.S.A. 13:1K and N.J.A.C. 7:26B). ISRA is directed toward the regulation of both the 
owner of the real property and operator of an industrial establishment and effects the sale, transfer, 
or closure of said operations. An “industrial establishment” refers to the North American Industry 
Classification System (NAICS) code listed in N.J.A.C. 7:26 B - Appendix C with specified exceptions 
and limitations; the start of operations on or after December 31, 1983; and business activities that 
involve the generation, manufacture, refining, transportation, treatment, storage, handling, or 
disposal of hazardous substances or hazardous wastes. ISRA also addresses adaptive reuse of 
brownfield sites and the funding mechanisms for remediation of sites. The goal is to ensure that 
these sites are not abandoned for State cleanup. 
 
ISRA encompasses three elements: discharge response, industrial site evaluation and responsible 
party cleanup. The industrial site evaluation element is the most crucial for the City of Vineland. Part 
of this element includes properties that are in compliance with the Underground Storage Tank 
requirements. NJDEP lists 44 ISRA sites in Vineland. In addition, the Brownfield Site Mart lists 
three properties on its inventory. Properties listed on the Site Mart have been vetted by the 
Department of Community Affairs, New Jersey Brownfields Redevelopment Task Force as potential 
redevelopment opportunities and have funding mechanisms in place from the New Jersey 
Redevelopment Authority.   
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INTRODUCTION  
 
The City Planning Board has prepared a Master Plan and a Master Plan Reexamination 
report and recommended the adoption of a proposed zoning plan for the City of Vineland 
to implement the Master Plan. 
 
T&M Associates has prepared this buildout analysis for the City of Vineland in 
Cumberland County, New Jersey.  The analysis evaluates the total amount of growth 
allowed under the City zoning plan in effect as of 2008 (the current zoning plan) and 
compares it to the City zoning plan as recommended by the Master Plan Reexamination 
Report prepared April, 2008 by the City of Vineland Planning Board (the proposed 
zoning plan).  
 
 
METHOD AND SCOPE OF ANALYSIS 
 
The City of Vineland buildout analysis assumes that all of the residential and non-
residential development permitted by the current zoning plan, and the proposed zoning 
plan, would, over time, actually be developed. Included as part of this assumption is that 
the remaining developable land and farmland in the City, with the exception of the 
existing permanently preserved open spaces and farms, will be developed for residential 
or non-residential and non-farm uses, as permitted by the zoning plans.  
 
The buildout calculations for the current zoning plan and the proposed zoning plan rely 
upon the parcel based City of Vineland geographic information system (GIS). The GIS is 
utilized to identify unimproved land.  Unimproved land for the purpose of this buildout 
analysis consists of land classified as vacant land or as farmland by City tax assessment 
data, as well as lands that could be further developed.  The base year for the vacant land 
analysis is 2006.  The GIS mapping is linked to the MOD IV tax assessment database for 
each tax parcel, to NJDEP aerial photography from 20021, to a City zoning district layer, 
and to State environmental feature overlays.2 Environmentally constrained acreage, 
parcels owned by property associations as common areas, or as dedicated open space, or 
as drainage facilities, were identified and removed from the database of unimproved land. 

                                                 
1 With the parcels mapped in the GIS and layered onto the aerial photography and the environmentally 
constrained acreage, the parcels were reviewed to identify parcels that had significant potential for further 
subdivision that had not been identified as vacant land or as farmland by the tax assessment data. 
 
2 The buildout analysis is based upon developable acreage. The environmentally constrained acreage is not 
considered developable and is deducted from the gross area of vacant and farmland parcels. By utilizing GIS 
data and mapping published by the NJDEP, a separate GIS layer of environmental constraints was created. To 
eliminate multiple counting of areas that are encumbered by more that one (1) of the environmental constraints, 
the NJDEP data was merged into one (1) layer, and then dissolved using GIS software to eliminate multiple 
counting. This produces a GIS layer of the total environmentally constrained acreage. The layer of 
environmentally constrained acreage includes the following: freshwater wetlands with a 150-foot transition area 
in the Pinelands; freshwater wetlands with a fifty (50)-foot transition area in non-Pinelands areas; a 300-foot 
buffer of all Category 1 waterways; a determination that no steep slopes with a grade of more than fifteen (15) 
percent exist within the City of Vineland; and 100 year floodplains. 
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This results in the developable acreage that could be further developed within each zone 
district.  
 
The additional future development within each zoning district is then calculated by 
applying density factors for residential development or floor area factors for 
nonresidential land use.   The additional development is calculated as the number of 
additional dwelling units permitted and the amount of additional nonresidential building 
floor area permitted.  The calculations are made for each zone district and totaled for the 
entire City. 3 
 
Once the buildout is calculated, the impact on public sewer and public water demand is 
analyzed.  
 
The impact on public water is an estimate of the additional gallons per day for potable 
water from the City public water system that would be required to support the buildout. 
The impact on public sewer is an estimate of the additional sewage flow into the City 
public sanitary sewer system. 
 
The analysis of water and sewer demand is done by zone district.  Although the entire 
City is currently a sewer service area, an assumption has been made that certain zone 
districts will continue to rely upon on-site systems for sewer and water, even at buildout.4  
On-site systems are assumed for the City zone districts that permit only very low-density 
development or that are located in the Pinelands and are subject to the regulations of the 
Pinelands Comprehensive Management Plan.  
 
The buildout analysis was completed for the current City zoning plan and then repeated 
for the proposed zone plan as described below.   
 
Buildout of Current City Zoning Plan ~ The buildout of the current zoning plan is based 
upon the City zoning regulations and zone district map in effect as of December 31, 
2006.  The spreadsheet of the current City zoning plan buildout data and impact analysis, 
and the current zone district map, are provided in Appendix A  
 
Buildout of Proposed Zoning Plan ~ As a result of the reexamination of the City Master 
Plan and development regulations, the City Planning Board drafted a Master Plan in 
April, 2008 and recommended a proposed zoning plan for adoption by Vineland. The 

                                                 
3 The buildout analysis takes into account the impact of overlay zones in the City, such as the River 
Conservation and Air Safety overlay zones, where the overlay zoning reduces the permitted buildout.  The 
analysis also takes into account parcels that received subdivision and/or site plan approval from 2000 
through 2005.  In such cases, the actual approved development of the parcel was provided by the City 
Planning Department and used to calculate the buildout. 
 
4 No public water demand is projected for the A-5, A-6, W-5, W-6, P-A, P-F and P-R zone districts. No 
public sewage flow is projected for the A-5, A-6, W-5, W-6, P-A, P-F and P-R zone districts.  The Master 
Plan recommends removing lands in those zones from the public sewer service area. 
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The results of the nonresidential buildout analysis are tabulated below.7 
 
 

 

Buildout  of  
Current 

Zoning Plan  
 

Buildout  of 
Proposed 

Zoning Plan 

Additional Nonresidential Space (Sq. Ft.)  6,784,359 6,792,471 
 
 
IMPACT ON PUBLIC WATER DEMAND 
 
The Kirkwood-Cohansey formation is the main source of the City's public water supply.  
The City of Vineland currently holds water diversion permits that allow a total withdraw 
of 3,430,000,000 gallons per year from the Kirkwood-Cohansey aquifer, which averages 
to approximately 8,769,463 gallons per day, exclusive of farm use.  Actual daily demand 
varies significantly with the seasons of the year.  For the purpose of comparison, the 
buildout analysis uses an average daily demand. 
 
The buildout of the current zoning plan would result in an additional average demand of 
3,234,527 gallons of water per day. 8 When this is added to the current average demand 
of 8,769,463 gallons per day 9, 10, the average estimated water service demand at buildout 
of the current zoning plan will be 12,003,990 gallons per day. 
                                                 
7 To calculate nonresidential buildout, the developable acreage is converted to square feet and a floor area 
ratio of 0.20 is applied to all nonresidential zones, except the City’s redevelopment districts, to which a 
floor area ratio of 0.24 is applied. 
 
8 The buildout estimates rely upon criteria for average daily water demand contained in N.J.A.C. 7:10-
12.6(b)2 and applies the criteria to the projected buildout of each zone district. 
 

With regard to residential use, N.J.A.C. 7:10-12.6(b)2 identifies an average daily water demand of 100 
gallons per occupant. When the City’s average household size of 2.7 persons per household for the year 
2000 is applied, an average of 270 gallons of water per day will be demanded by each additional non-age 
restricted residential unit in the City of Vineland.  For age restricted units, the buildout analysis uses an 
average household size of 1.8 persons per household which translates into 180 gallons per day per age 
restricted dwelling unit. 
 

N.J.A.C. 7:10-12.6(b)2 indicates stores and offices demand an average of 0.125 gallons of water per 
square foot.  
 

With regard to industrial use, N.J.A.C. 7:10-12.6(b)2 indicates that industrial facilities typically demand 25 
gallons per employee per eight (8) hour shift. To use this multiplier, the industrial square footage in the 
buildout of each industrial zone district was converted to jobs by using a conversion factor of two (2) jobs 
per 1,000 square feet of industrial space, which is indicated in Appendix E of N.J.A.C. 5:94. 
 

With regard to hospital uses, N.J.A.C. 7:10-12.6(b)2 indicates a daily average of 150 gallons of water per 
patient is demanded.  
 
9 Currently some farms in Vineland utilize public water.  This figure for average demand excludes public water 
used by farms, since all non-preserved farms are presumed by this buildout analysis to be developed with a 
residential and/or a nonfarm nonresidential use.  The total gallons of public water consumed annually by farms 
in Vineland are 45,349,048 gallons per year. 
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Under the recommended zoning plan, the total daily water demand at buildout would 
drop to 11,257,375 gallons per day.  However, this still exceeds the current diversion 
permits.  Under the current zoning plan and the proposed Master Plan, the buildout of the 
City would require an expanded supply of water for the public water system. 
 
The impact of buildout on the average daily demand for public water is tabulated below. 
 

 

Buildout  of  
Current 

Zoning Plan  
 

Buildout  of 
Proposed 

Zoning  Plan 

Current Average Daily Public Water 
Demand  

8,769,463 8,769,463 

Additional Average Daily Water Demand 
(Gallons) 

3,234,527 2,487,912 

Total Average Daily Water Public Water 
Demand (Gallons) at Buildout 

12,003,990 11,257,375 

 
IMPACT ON PUBLIC SEWAGE FLOW 
 
All public sewage flow in the City is treated at the Landis Sewerage Authority (LSA) 
Treatment Plant.  The plant has a permitted treatment capacity of 8,200,000 gallons per 
day.  The LSA treatment plant can be expanded to capacity of 10,210,000 gallons per 
day.  Expansion of the permitted treatment capacity to that level would require the 
approval of the New Jersey Department of Environmental Protection. 
 
The buildout analysis of the current zoning plan indicates that the current zoning plan 
would result in an estimated additional sewer flow of 2,687,256 gallons per day within 
the City of Vineland. 11 When the additional flow demand is added to the current average 
flow of 7,561,110 gallons per day, the total sewage flow at buildout of the current zoning 
plan would be 10,248,366 gallons per day.  
 

                                                                                                                                                 
 
10 As reported by the Water Utility of the City of Vineland. 
 
11 The estimates of additional sewer flow are based on the average flow criteria contained in N.J.A.C. 7:14A-
23.3(a).   
 

N.J.A.C. 7:14A-23.3(a) notes that retail- and office-type uses will discharge a projected flow of 0.10 gallons of 
water per day per square foot. This multiplier has been generally applied to the buildout of the non-residential 
zone districts. 
 

N.J.A.C. 7:14A-23.3(a) indicates residential uses of all sizes will discharge a projected flow of 225 gallons per 
day. This multiplier has been applied to the buildout of the residential zone districts. 
 

Where hospital uses are presumed to be the predominant land use, N.J.A.C. 7:14A-23.3(a) identifies that an 
average of flow of 150 gallons of per patient is demanded per day. Research has indicated that there are 
approximately 0.002 beds per square foot in hospitals and nursing homes.  The 0.002 factor was used to 
estimate the potential number of patients that could be generated. 
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