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EXECUTIVE SUMMARY 

The City of Vineland is a large city located in the northern end of Cumberland County along the 
banks of the Maurice River. The City historically developed as an industrial hub along the railroad 
and river, as well as a farming community. Today the City is a mix of urban development around 
its core in the central and western areas of the City, but remains rural woodlands and farmland in 
the south and east. The City’s current population is estimated at just over 60,000 people, with 
many of those people being considered low or moderate income as the City’s median household 
income is estimated to be approximately $64,500, which is $35,000 less than the statewide 
median. Vineland is committed to providing opportunities to house its low and moderate income 
population in affordable housing in decent homes in stable communities.  

This is the Fourth Round Housing Plan Element and Fair Share Plan for the City of Vineland, 
Cumberland County, prepared in accordance with the requirements of the Amended Fair Housing 
Act of N.J.A.C. 52:27D-304. The Fair Housing Act requires that every municipality in New Jersey 
provide for their “fair share” of the need for housing to serve the low and moderate income 
households within the greater region, through providing a realistic opportunity for the construction 
of housing units that would be priced to be affordable to low and moderate income households.  

In accordance with the Fair Housing Act, the City has the following affordable housing obligations.  

• A rehabilitation obligation of 276 units – These are existing homes in the community that 
may be occupied by low or moderate income households, and are in need of repairs or 
rehabilitation of major systems;  

• As a qualified urban aid municipality, the City does not have a prospective need (new 
construction) obligation.  

Vineland proposes to satisfy these constitutional obligations through the following mechanisms 
and projects:  

• The City will satisfy its rehabilitation obligation through continuation of its Residential 
Rehabilitation Program. This AHTF and CDBG funded program has already rehabilitated 
160 homes in the City that are occupied by low or moderate income households. 220 
additional homes are projected to be rehabilitated through this program through the year 
2035.  

• Oak Hill – 58 units (family rental) 

• 406-419 Third Street – 4 units (family sale) 

• Newcomb Senior I & II – 136 units (senior rental) 

• Newcomb Senior III – 60 units (senior rental) 

• Veterans Project – 28 units (senior rental) 
In total, the City proposes up to 286 affordable units of affordable housing, in addition to 612 
other existing affordable housing units within Vineland.   
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INTRODUCTION 

LOCATION AND CONTEXT 

GEOGRAPHY  

The City of Vineland is located along the eastern bank of the Maurice River, within in northern 
portion of Cumberland County, within the greater southern region of New Jersey. It is one of the 
principal cities of the Vineland-Bridgeton metropolitan statistical area and located within the larger 
Philadelphia Metropolitan Area. The City borders Deerfield Township, Millville and Maurice River 
Township in Cumberland County to the east; Buena and Buena Vista Township in Atlantic County 
to the northeast; and Franklin Township and Newfield Boro in Gloucester County to the northwest; 
and Pittsgrove Township in Salem County to the west. The City encompasses a total of 68.39 
square miles of land and 0.60 square miles of water; primarily from the Maurice River. 

The City’s location along the Maurice River provides accessibility to the Delaware Bay and Atlantic 
Ocean, and has long made it a hub for industry and shipping. The City was serviced by the West 
Jersey and Seashore Railroad (WJ&S) which provided Train Service to Salem, Cape May, 
Atlantic City, Philadelphia/Camden, and many other inland and coastal towns in southern New 
Jersey. Today, NJ Transit provides bus transportation service to Cape May and Philadelphia, 
Millville, Upper Deerfield Township, and Atlantic City. Additionally, the primary transportation 
corridors in the City are, New Jersey State Route 47 (Delsea Drive) and New Jersey State Route 
55 which traverse north-south connecting the City to Millville and Franklin Township; and New 
Jersey State Route 56 or Landis Avenue which spans across the city from Pittsgrove Township 
into Buena Vista Township. Additional Cumberland County roads (540, 552, and 555) and local 
roads connect adjacent municipalities and neighborhoods to the City’s downtown. New Jersey 
State Route 55 makes up the majority the City’s major thoroughfares. 

HISTORY AND DEVELOPMENT PATTERNS 

Vineland’s origins trace back to the 1860’s, when Charles Landis purchased 30,000 acres of 
property in 1861 to create an alcohol-free utopian society based on agriculture and progressive 
thinking. The first houses were built in 1862, and train service was established to Philadelphia 

Figure 1 Map of Cumberland County Figure 2 Map of Vineland City 
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and New York City. Vineland became an early temperance town, where the sale of alcohol was 
prohibited. Landis required that buyers of land in Vineland build a house on the purchased 
property within a year of acquisition, that 2+1⁄2 acres of the often heavily wooded land be cleared 
and farmed each year, and that adequate space be placed between houses and roads to allow 
for planting of flowers and shade trees along the routes through town. Landis Avenue was 
constructed as a 100-foot (30 m) wide and about 1-mile (2 km) long road running east–west 
through the center of the community, with other, narrower roads connecting at corners.  

The name of Vineland stems from the city’s rich soil for growing grapes. The City attracted many 
Italian grape growers to Vineland, offering 20 acres of land to grow grapes; Thomas Bramwell 
Welch founded Welch's Grape Juice, and purchased the locally grown grapes to make grape 
juice. The sandy ground also attracted the glass-making industry and was home to the Progresso 
soup company. Throughout the first half of the 20th century, most of the city was involved in the 
poultry industry, which led to the city being called The Egg Basket of America. 

The City of Vineland was officially formed on July 1, 1952, through the merger of Landis Township 
and Vineland Borough, based on the results of a referendum held on February 5, 1952 

Today, Vineland remains as the most populated municipality in Cumberland County. The city’s 
contains a mix of housing types, commercial services, public amenities, and municipal services. 
The city’s economic significance within the region was a key factor for its Urban Enterprise Zone 
(UEZ) designation in 1985 and its Main Street designation in 2005. These designations have 
promoted and improved the historic and economic redevelopment of the City’s downtown. 

POPULATION HISTORY AND DEMOGRAPHICS 

The City now has a population of 60,780 people according to 2020 Census count population data. 
This is a slight increase (56) from the 2010 Census count of 60,724 people, following a sharp 
increase (4,453) from the 2000 Census count 56,271. According to the SJTPO updated 
Population and Jobs Projections, Vineland City’s population is expected to be in-flux in the coming 
decades as the City is expected to have a population of 60,700 people by 2050.  

According to the 2020 Census, Vineland City had approximately 60,780 residents. Of this 
population, about 41% identified as White alone, 39% as Black or African American alone, 0.6% 
as Asian alone, 0.5% as American Indian and Alaska Native alone, and 16.4% as identifying with 
two or more races.  

Additionally, around 26,315 (43.30 %) of residents identified as Hispanic or Latino of any race, 
while 23, 626 (38.87 %) identified as White alone and not Hispanic or Latino.  

Census data from the 2023 ACS 5-Year Estimates indicates that the median household income 
in Vineland City is approximately $65,854. This figure is slightly higher than the median household 
income for Cumberland County, which stands at $64,499, but notably lower than the statewide 
median for New Jersey, which is approximately $101,050. 

STATE DEVELOPMENT AND REDEVELOPMENT PLAN  

According to the 2001 State Plan Policy Map, the City is mostly located in the Metropolitan 
Planning Area (PA1). Similarly, the surrounding municipalities of Greenwich City and West 
Deptford in Vineland County are all mostly located in the Metropolitan Planning Area (PA1) with 



City of Vineland – Housing Plan Element and Fair Share Plan  May 2025 

4 | P a g e  

Greenwich City having some areas located within the Suburban (PA 2) and Environmentally 
Sensitive (PA 5) Areas.  

The State Plan is designed to strategically direct investment and regulatory efforts toward 
maintaining and upgrading infrastructure in developed areas, restoring adequate public services 
in overburdened communities, and protecting New Jersey’s agricultural, natural, and cultural 
resources. 

Planning Areas defined in the State Plan Policy Map play a key role by establishing Policy 
Objectives that guide the implementation of the Statewide Policies. Planning Areas are areas of 
land that are greater than one square mile that share a common set of conditions, such as 
population density, infrastructure systems, level of development or protection of natural systems. 

 

  

Figure 3: State Plan Policy Map 
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AFFORDABLE HOUSING  
In 1975, the New Jersey Supreme Court decided that developing municipalities in New Jersey 
had a constitutional obligation to provide a realistic opportunity for its fair share of low-and 
moderate-income housing. That case, known as “Mount Laurel I,” became the seminal case in 
New Jersey fair share housing obligations. In 1983, frustrated with the lack of voluntary 
compliance, the Supreme Court sought to create an incentive for voluntary compliance. In what 
would become known as “Mount Laurel II,” the Supreme Court introduced the concept of a 
builder’s remedy suit, an enforcement action to compel compliance. The Court also called for the 
State Legislature to enact legislation that would save municipalities from the inefficiency of having 
the courts determine their affordable housing needs. 

FIRST AND SECOND ROUNDS 

In 1985, the Legislature adopted the Fair Housing Act, P.L. 1985, c.222 (“FHA”). The FHA created 
the New Jersey Council on Affordable Housing (COAH) and charged COAH with the responsibility 
of adopting regulations by which municipalities could determine their fair share responsibilities 
and the means by which they could satisfy those responsibilities. The Legislature also sought to 
promote voluntary compliance and empowered municipalities to submit to COAH’s jurisdiction 
and voluntarily comply under the protections of the COAH process from builder’s remedy lawsuits.  

Pursuant to the FHA, COAH adopted regulations for the first housing cycle in 1986; which covered 
the years 1987 through 1993 (“First Round”) and for the second housing cycle in 1994; which 
covered the years 1993 through 1999 (“Second Round”). Under both the First and Second 
Rounds, COAH utilized what is commonly referred to as the “fair share” methodology. The Second 
Round reevaluated the First Round obligations and combined them in later rounds to be called 
the ”Prior Round” obligations.  

THIRD ROUND  

In 2004, COAH adopted rules to address affordable housing from 1999 through 2014 (“Third 
Round”). COAH utilized a different methodology in the Third Round known as “growth share.” The 
“growth share” approach created a nexus between the production of affordable housing and future 
residential and non-residential development within a municipality, based on the principle that 
municipalities should provide affordable housing opportunities proportionate to their market rate 
residential growth, and that, along with employment opportunities there should be proportionate 
opportunities for affordable housing. This methodology was challenged in court. In January 2007, 
the New Jersey Appellate Division invalidated key aspects of COAH’s Third Round rules and 
ordered COAH to propose and adopt amendments to its rules to address any deficiencies. 

In July 2008, the Legislature amended the FHA (P.L. 2008 c. 46), including the imposition of a 
non-residential construction fee, the elimination of regional contribution agreements, and the 
addition of the category of very low-income housing. Bookending the FHA’s amendment, COAH 
adopted new Third Round rules in May 2008 and amendments in October 2008. COAH’s rules 
were again challenged in court. In October 2010, the Appellate Division invalidated the “Growth 
Share” methodology and returned New Jersey to the “fair share” methodology of the First and 
Second Rounds. In September 2013, the Supreme Court affirmed the Appellate Division’s 
decision. 
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In October 2014 COAH was deadlocked and failed to adopt their newly revised Third Round 
regulations. Fair Share Housing Center, who was a party to earlier cases, responded by filing a 
motion in aid of litigants’ rights with the New Jersey Supreme Court. In March 2015, the Supreme 
Court ruled that COAH had failed and returned jurisdiction of affordable housing issues back to 
the trial courts as it had been prior to COAH’s creation.  

Since the 2015 Mt. Laurel IV decision, municipalities have turned to the courts to seek a 
declaratory judgement of their housing plans to determine whether they are meeting their 
constitutional affordable housing obligations, and to be granted immunity from any “builder’s 
remedy” lawsuits. With no COAH functioning and providing guidance to municipalities to 
determine their municipal fair share of statewide and regional obligations, a number of 
independent groups produced their own reports to determine individual obligations across the 
state. In several court decisions in 2016 and 2018, judges in Middlesex and Mercer County 
developed a methodology following closely one proposed by Fair Share Housing Center to 
determine municipal obligations. In the 2018 decision by Judge Jacobson, it was further 
determined that the initial period of the Third Round which had not been addressed (1999 – 2015) 
known as the “gap period” is to be included in each municipality’s fair share calculations to 
address the Third Round. 

FOURTH ROUND  

In March of 2024, P.L. 2024, c.2 was signed into law establishing new procedures for determining 
statewide needs and municipal obligations for low- and moderate-income housing. This new law 
formally abolished COAH and established a new Affordable Housing Dispute Resolution Program, 
also known as the “Program” for resolving affordable housing disputes, as well as the authority to 
review and certify municipal fair share housing plans. The law required that the Department of 
Community Affairs (DCA) calculate municipal affordable housing obligations by October of 2024, 
then municipalities could accept DCA’s calculations or determine their own fair share obligations 
by applying the methodology of the Jacobsen decision in Mercer County and adopt a binding 
resolution setting those obligation numbers. The law also provided revisions to the crediting 
structures for affordable units, with changes to the types of affordable units that are permitted to 
be granted bonus credits. The law established timelines for submission of documents to 
demonstrate compliance with the Fair Housing Act. 

In addition to the revisions to low- and moderate-income housing crediting, the amended law 
established a new Affordable Housing Alternative Dispute Resolution Program. The Program is 
intended to adjudicate any disputes in affordable housing, and function as the administrative body 
responsible for reviewing and certifying municipal compliance with the Fair Housing Act. Through 
the Program and the Administrative Office of the Courts, municipalities seeking a judgment of 
compliance with Affordable Housing regulations must submit their plans to the Program for 
certification and to retain immunity from any potential builder’s remedy lawsuits.  

VINELAND’S HISTORY OF COMPLIANCE 

On February 3, 1993, Vineland was granted First Round substantive certification from COAH for 
the six-year period from 1987-1993, which included 246 units of prior cycle credits constructed by 
the Vineland Housing Authority between 1980 and 1986. 

On April 5, 2000, Vineland received Second Round substantive certification from COAH for the 
housing period of 1993-1999, including the first round, as all Second Round substantive 
certifications did.  In the Second Round, the City was designated an Urban Aid Municipality, and  
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COAH assigned Vineland a rehabilitation obligation of 372 units and no prospective need (new 
construction) obligation.  The City demonstrated that it rehabilitated 331 units and had a program 
in place to meet the remainder of that obligation. 

In 2006, the City adopted a Third Round Housing Element and Fair Share Plan (HEFSP) in 
accordance with COAH’s 2004 rules, then another HEFSP in 2008 in response to COAH adopting 
new regulations.  In 2008, the City was once again designated an Urban Aid Municipality, and 
was not assigned a prospective need obligation.  In between 2008 and the 2015 Declaratory 
Judgement application pursuant to the Mount Laurel IV decision, the City continued to create 
opportunities for affordable housing, including Landis Square, 78 units of affordable age-restricted 
housing, Melrose Place, 17 family rental units, and 12 affordable units on two inclusionary 
projects. 

On July 2, 2015, the City filed a Declaratory Judgment action pursuant to the Supreme Court’s 
Mount Laurel IV decision, and submitted an HEFSP to the Court, which was approved in a 
September 16, 2015 Judgment of Compliance and Repose (2015 JOR).  The 2015 JOR stated 
that the City’s Prior Round and Third Round prospective need obligations were zero, based on 
the City’s status as an Urban Aid Municipality, and assigned the City a rehabilitation obligation for 
the Third Round of 319.  The 2015 JOR also stated that the City would continue its highly 
successful rehabilitation program, but also had 811 credits that the City can apply to its Fourth 
Round obligation. 

In 2020-21, the City amended its 2015 HEFSP to add the following projects:  (1) a 60-90 unit, 
100% affordable family rental project; (2) a proposed 143-unit Assisted Living Facility, of which 
15 units would be set-aside for Medicaid recipients; (3) a 10-unit Market to Affordable Program; 
and (4) a proposed 136-unit, 100% affordable age-restricted project, which had already received 
HMFA LIHTC funding.  

On December 6, 2021, the Court entered a Consent Order between the City and Fair Share 
Housing Center (“FSHC”) amending the City’s 2015 JOR to approve the 2021 Amended HEFSP, 
which preserved the above projects for credit against the City’s Fourth Round housing obligation 
(“2021 Amended JOR”).  The 2021 Amended JOR also approved a revised Spending Plan. 

To begin the process of compliance with the Fourth Round of affordable housing obligations, the 
City Council adopted Resolution No. 2025-58 in January 28th, 2025 to identify the City’s Fourth 
Round affordable housing obligations. The resolution adopted by the Council accepted the 
calculations put forward by the New Jersey Department of Community Affairs (NJDCA) in their 
report titled “Affordable Housing Obligations for 225-2035 (Fourth Round) Methodology and 
Background”, dated October 18, 2024, and adopted the numbers determined by DCA.  

On January 29, 2025, the City filed a Declaratory Judgment Action in Superior Court in 
accordance with the Administrative Office of the Courts’ Directive No. 14-24 (“AOC Directive #14-
24), along with the City’s binding resolution to formally begin its application for a Compliance 
Certification from the Program.  In accordance with the Amended FHA and AOC Directive #14-
24, the City did not receive any objections to their acceptance of the DCA’s calculated obligations 
by February 28, 2025, so on March 1, 2025, the City’s obligations became automatically set by 
statute.  On April 24, 2025, the Superior Court issued an Order setting the City’s Fourth Round 
affordable housing obligations as a present need (rehabilitation) of 276 and a prospective need 
(new construction) of zero, as the City has once again qualified as an Urban Aid Municipality. 

The City of Vineland has prepared this Housing Plan Element and Fair Share Plan in accordance 
with all requirements of the Municipal Land Use Law and the Amended Fair Housing Act in order 
to satisfy those obligations for the Fourth Round.  
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A copy Resolution R-2025-58 can be found in Appendix A-1.   
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HOUSING PLAN ELEMENT 

According to the Municipal Land Use Law, N.J.S.A. 40:55D-1, et. seq. (MLUL), a municipality is 
required to adopt a Housing Plan Element of the Master Plan (N.J.S.A. 40:55D-28.b(3)), as well 
as a Fair Share Plan for addressing its low- and moderate-income housing obligations in 
accordance with the Fair Housing Act, N.J.S.A. 52:27D-301 et seq. (FHA).   

The Fair Housing Act defines a “Housing Element” as:  

“that portion of a municipality’s master plan consisting of reports, statements, proposals, 
maps, diagrams, and text designed to meet the municipality’s fair share of its region’s present 
and prospective housing needs, particularly with regard to low- and moderate-income 
housing, and which shall contain the municipal present and prospective obligation for 
affordable housing, determined pursuant to subsection f. of section 3 of P.L.2024, c. 2.” 

[N.J.S.A.52:27D-304.1] 

Pursuant to the Fair Housing Act, P.L. 1985, c. 222, as amended by P.L. 2024, c.2, a 
municipality’s housing plan element shall be designed to achieve the goal of access to affordable 
housing to meet present and prospective housing needs, with attention to low- and moderate-
income housing. This updated Housing Plan Element and Fair Share Plan for the City of Vineland 
has been prepared in a manner that is consistent with the FHA and MLUL requirements, and 
contains the following, as required by the FHA:   

a. An inventory of the municipality’s housing stock by age, condition, purchase or rental 
value, occupancy characteristics, and type, including the number of units affordable to 
low- and moderate-income households and substandard housing capable of being 
rehabilitated, and in conducting this inventory the municipality shall have access, on a 
confidential basis for the sole purpose of conducting the inventory, to all necessary 
property tax assessment records and information in the assessor’s office, including but 
not limited to the property record cards; 

b. A projection of the municipality’s housing stock, including the probable future construction 
of low- and moderate-income housing, for the next ten years, taking into account, but not 
necessarily limited to, construction permits issued, approvals of applications for 
development and probable residential development of lands; 

c. An analysis of the municipality’s demographic characteristics, including but not necessarily 
limited to, household size, income level and age; 

d. An analysis of the existing and probable future employment characteristics of the 
municipality; 

e. A determination of the municipality’s present and prospective fair share for low- and 
moderate-income housing and its capacity to accommodate its present and prospective 
housing needs, including its fair share for low- and moderate-income housing, as 
established pursuant to section 3 of P.L.2024, c. 2 (C.52:27D-304.1); 

f. A consideration of the lands that are most appropriate for construction of low- and 
moderate-income housing and of the existing structures most appropriate for conversion 
to, or rehabilitation for, low- and moderate-income housing, including a consideration of 
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lands of developers who have expressed a commitment to provide low- and moderate-
income housing; 

g. An analysis of the extent to which municipal ordinances and other local factors advance 
or detract from the goal of preserving multigenerational family continuity as expressed in 
the recommendations of the Multigenerational Family Housing Continuity Commission, 
adopted pursuant to paragraph (1) of subsection f. of section 1 of P.L.2021, c. 273 
(C.52:27D-329.20); 

h. For a municipality located within the jurisdiction of the Highlands Water Protection and 
Planning Council, established pursuant to section 4 of P.L.2004, c. 120 (C.13:20-4), an 
analysis of compliance of the housing element with the Highlands Regional Master Plan 
of lands in the Highlands Preservation Area, and lands in the Highlands Planning Area for 
Highlands-conforming municipalities. This analysis shall include consideration of the 
municipality’s most recent Highlands Municipal Build Out Report, consideration of 
opportunities for redevelopment of existing developed lands into inclusionary or 100 
percent affordable housing, or both, and opportunities for 100 percent affordable housing 
in both the Highlands Planning Area and Highlands Preservation Area that are consistent 
with the Highlands regional master plan; and 

i. An analysis of consistency with the State Development and Redevelopment Plan, 
including water, wastewater, stormwater, and multi-modal transportation based on 
guidance and technical assistance from the State Planning Commission. 

[N.J.S.A.52:27D-310] 

This Housing Plan Element and Fair Share Plan will address the City’s obligations to provide a 
realistic opportunity for the rehabilitation of and construction of low- and moderate-income 
housing in accordance with the Fair Housing Act for the Fourth Round period of 2025 – 2035. The 
preparation of a Housing Plan Element and Fair Share Plan is the first step in petitioning the court 
for Substantive Certification and Judgement of Repose. 
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As required by N.J.S.A. 52:27D-310, all housing elements must contain a discussion of the 
municipality’s demographic, housing, and economic characteristics. The following subsections 
fulfill this requirement by providing a profile of the City’s demographic, housing and employment 
characteristics based on information from the US Census Bureau, and the New Jersey 
Department of Labor and Workforce Development. 

DEMOGRAPHICS 

Population 

The City of Vineland has experienced lessening increases in population over the past few 
decades. According to the 2020 U.S Census, the City population stood at 60,780 residents, 
marking only a 0.9 % increase from the 60,724 residents recorded in 2010. In comparison, the 
City’s population rose more sharply between 2000 and 2010, increasing 7.91 % from the 56,271 
residents recorded by the 2000 Census. In comparison, Cumberland County’s population 
decreased by 1.75 % between 2010 and 2020, and increased by 7.14 % between 2000 and 2010. 
Table 1 below illustrates the population growth trends for both City of Vineland and Cumberland 
County from 2000 through 2020. 

Table 1: Population Trends, 2000 - 2010 

 2000 2010 2020 % Change 
2000-2010 

% Change 
2010-2020 

City of Vineland 56,271 60,724 60,780 7.91% 0.09% 
Cumberland County 146,438 156,898 154,152 7.14% -1.75% 
Source: US Census Bureau Decennial Census (Table DP-1) 

Vineland’s population growth between 1940 – 2050 (actual and estimated) is illustrated in Figure 
1 below. The largest population growth percentage-wise occurred between 1950 (when the City 
had 29,573 residents) to 1960 when population increased by 27.43 % to 37,685 residents, while 
numerically the largest growth occurred between the 1960 and 1970, when the population rose 
to 47,399, an increase of 9,714 residents. It is projected that Vineland’s population will decrease 
slightly by 0.13 % between 2020 (60,780 residents) and 2050 (60,700 residents), an overall 
decrease of 80 residents.   
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Source: Source: US Census Bureau, Decennial Census, South Jersey Transportation Planning 
Organization Population and Jobs Projections 

Population Composition by Age 

The age composition of Vineland has shifted between age cohorts since 2000, as illustrated in 
Table 2 below. According to the U.S. Census Bureau’s Decennial Census Estimates, significant 
changes occurred between younger and older age groups. The number of residents under 44-
years-old experienced scattered fluctuations. There were decreases in those 9 or younger, 15-
19, and those between the ages of 25-44 years old, and increases of the 10-14 and 25-24 age 
cohorts. All other age cohorts above 45 increased, with the largest increase (percentage wise) 
occurring in the 60-64-year-old age cohort, which increased by 76.6 %.  

Table 2: Population by Age Cohort, City of Vineland, 2000 - 2020 

Population and Cohort 
Type 

2000 2020 Percent 
Change 

2000-2020 Number Percent Number Percent 

Total population 56,271 100% 60,780 100% 8.01% 
Under 5 years 3,477 6.18% 3,352 5.51% -3.60% 
5 to 9 years 4,203 7.47% 4005 6.59% -4.71% 
10 to 14 years 4,274 7.60% 4,407 7.25% 3.11% 
15 to 19 years 3,964 7.04% 3916 6.44% -1.21% 
20 to 24 years 3,194 5.68% 3,430 5.64% 7.39% 
25 to 34 years 7,664 13.62% 7,623 12.54% -0.53% 
35 to 44 years 8,654 15.38% 7,406 12.18% -14.42% 
45 to 54 years 7,747 13.77% 7,899 13.00% 1.96% 
55 to 59 years 2,849 5.06% 4,116 6.77% 44.47% 
60 to 64 years 2,269 4.03% 4,007 6.59% 76.60% 
65 to 74 years 3,910 6.95% 5998 9.87% 53.40% 
75 to 84 years 2,986 5.31% 3,176 5.23% 6.36% 
85 years and over 1080 1.92% 1445 2.38% 33.80% 

Source: US Census Bureau, Decennial Census (Table DP-1) 

The age composition of Cumberland County has seen an overall decline in younger age cohorts 
as compared to the City, as illustrated in Table 3 below. There were decreases in all ages under 
44 years old with the exception of the 10-14 age cohort, which increased by 1.62 %. All other 
cohorts above age 45 increased, with the largest increase (percentage wise) occurring in the 60-
64-year-old age cohort, which increased by 69.87 %.  

Table 3: Population by Age Cohort, Cumberland County, 2000 - 2020 

 
2000 2020 Percent 

Change 
2000-2020 Number Percent Number Percent 

Total population 146,438 100% 154,152 100% 5.27% 
Under 5 years 9,161 6.26% 8,614 5.59% -5.97% 
5 to 9 years 10,781 7.36% 9,931 6.44% -7.88% 
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Table 3: Population by Age Cohort, Cumberland County, 2000 - 2020 

 
2000 2020 Percent 

Change 
2000-2020 Number Percent Number Percent 

10 to 14 years 10,929 7.46% 11,106 7.20% 1.62% 
15 to 19 years 10,058 6.87% 9,821 6.37% -2.36% 
20 to 24 years 8,752 5.98% 8,696 5.64% -0.64% 
25 to 34 years 22,089 15.08% 21,923 14.22% -0.75% 
35 to 44 years 23,561 16.09% 20,568 13.34% -12.70% 
45 to 54 years 19,325 13.20% 19,568 12.69% 1.26% 
55 to 59 years 7,056 4.82% 9,911 6.43% 40.46% 
60 to 64 years 5,639 3.85% 9,579 6.21% 69.87% 
65 to 74 years 9,724 6.64% 14,185 9.20% 45.88% 
75 to 84 years 7,047 4.81% 7,231 4.69% 2.61% 
85 years and over 2,316 1.58% 3,019 1.96% 30.35% 

Source: US Census Bureau, Decennial Census (Table DP-1) 

The median age of Vineland residents was 39.9 as of the 2020 census, which is a 9.32 % 
increase from the median age of 36.5 as of 2000, as indicated in Table 4 below. Cumberland 
County’s median age rose in a similar manner, from 35.6 in 2000 to 38.2 in 2020, a 7.3 % 
increase. The statewide median age rose 8.72 % during this same time period, from 37.7 to 39.9.  
Overall it appears that the broader trend of increasing median age at the City, County and State 
level is reflective of the Baby Boomer generation continuing to age and are not being replaced 
by younger cohorts.     

Table 4: Median Age, 2000 – 2020 
 2000 2020 Percent Change 

City of Vineland 36.5 39.9 9.32% 
Cumberland County 35.6 38.2 7.30% 

New Jersey 36.7 39.9 8.72% 
Source: US Census Bureau, Decennial Census (Table DP-1) 

Households 

Table 5 provides number of households and household sizes within the City of Vineland and 
Cumberland County. A household is defined as one or more individuals, related or not, living 
together in a single housing unit.  

According to the 2023 ACS 5-Year estimates, there were approximately 21,945 households in 
Vineland. Of these, the largest percentage were households of two people at 33.13 %, followed 
by 2-person households at 27.08 %, 1-person households at 23.3 %, with 16.50 % households 
containing 3 people.   

In comparison, the County recorded 32.07 % two-person households, 27.00 % four-person 
households, 26.12 % one-person households, and 14.81 % being three-person households.  
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Vineland’s average household size was 2.70 people, which is slightly more than both the 
County’s average of 2.68 and New Jersey’s average of 2.61, according to the ACS estimates. 

Table 5: Household Characteristics in Vineland, Cumberland and New Jersey 

 City of Vineland Cumberland County New Jersey 
 Number Percent Number Percent Number Percent 

Total 
Households 21,945 100% 53,341 100% 3,478,355 100% 

1-person 5,113 23.30% 13,935 26.12% 918,897 26.42% 
2-persons 7,270 33.13% 17,104 32.07% 1,081,842 31.10% 
3-persons 3,620 16.50% 7,900 14.81% 594,946 17.10% 
4 or more 
persons 5,942 27.08% 14,402 27.00% 882,670 25.38% 

Average 
Household Size 2.70 people 2.68 people 2.61 people 

Source: US Census Bureau, ACS 5-year Estimates 2019 to 2023 (Table S2501& B25010) 

Family households are defined as two or more individuals living together in the same residence, 
related by blood, marriage, or adoption. Of the total 21,945 households within Vineland, a total 
of 15,486 (70.57 %) are family households, while 6.459 (29.43 %) are non-family households. In 
contrast, Cumberland County has 67.78 % family and 32,22 % non-family households, which are 
lower (family) and higher (non-family) ratios as compared to the City. 

Within Vineland, approximately 63.69 % of family households consist of married couple 
householders. Among the remaining family households, 13.99 % are headed by a single male 
householder, and 22.32 % are headed by a single female householder. In comparison, 
Cumberland County consists of 61.96 % married couples, with 12.82 % male householders and 
25.22 % female householders. Further, 12.10 % of the households in Vineland are comprised of 
individuals aged 65 or older, totaling 2,655 households, whereas in comparison, 32.22 % of 
Cumberland County households are headed by individuals aged 65 or older.   

The average family size in Vineland is 3.21 persons, which is slightly lower than that of 
Cumberland County as a whole, which is 3.26 people per household.    

Table 6: Household by Type, Vineland and Cumberland County 
 City of Vineland Cumberland County 
 Number Percent Number Percent 

Total Households 21,945 100.00% 53,341 100.00% 
Average Household Size 2.70 people 2.68 people 
Total Families 15,486 70.57% 36,155 67.78% 

Average Family Size 3.21 people 3.26 people 
Married Couple Family 9,863 63.69% 22,402 61.96% 
With own children under 18 years 3,808 38.61% 8,146 36.36% 
No children under 18 years 6,055 61.39% 14,256 63.64% 
Male householder, no wife present 2167 13.99% 4,636 12.82% 
With own children under 18 years 1204 55.56% 2,244 48.40% 
No own children under 18 years 963 44.44% 2,392 51.60% 
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Table 6: Household by Type, Vineland and Cumberland County 
 City of Vineland Cumberland County 
 Number Percent Number Percent 

Female householder, no husband 
present 3456 22.32% 9,117 25.22% 

With own children under 18 years 1481 42.85% 4,583 50.27% 
No own children under 18 years 1,975 57.15% 4,534 49.73% 

Nonfamily Households 6,459 29.43% 17,186 32.22% 
65 years and over 2,655 12.10% 6,774 12.70% 
Source: US Census Bureau, American Community Survey 5-year Estimates 2019 to 2023 (Table S1101) 

HOUSING CONDIT IONS 

Housing Stock  

Vineland’s housing stock is predominantly occupied, as indicated in Table 7. According to 2023 
ACS estimates, the City has a total of 23,093 housing units, of which 21,945 units (95.03 %) are 
occupied, and 1,148 (4.97 %) are vacant. Among the occupied units, the majority (15,076 or 
68.70 %) are owner-occupied, while 6,869 (or 31.30 %) are renter-occupied.  

Table 7: Housing Units in the City of Vineland 
 Number Percent 
Total Housing Units 23,093 100.00% 
Occupied Housing Units 21,945 95.03% 

Owner Occupied 15,076 68.70% 
Renter Occupied 6,869 31.30% 

Vacant Housing Units 1,148 4.97% 
For rent 201 17.51% 
Rented, not occupied 72 6.27% 
For sale only 35 3.05% 
Sold, not occupied 35 3.05% 
For seasonal, recreational, or occasional use 0 0.00% 
For migrant workers 471 41.03% 
Other vacant 0 0.00% 

Source: US Census Bureau, ACS 5-year Estimates 2019 to 2023 (Tables DP04 and B25004) 

As indicated in Figure 2 below, 4,074 housing units (17.64 % of existing housing stock) within 
Vineland was built between 1970-1979, which represents the largest amount of housing stock 
within the City.  
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Source: US Census Bureau, ACS 5-year Estimates 2019 to 2023 (Tables DP04) 

Housing Type and Size 

Vineland's housing stock is predominantly comprised of one-unit detached homes, making up an 
estimated 66.42 % of the City’s total housing units as indicated in Table 8 below. The next highest 
housing type is those 20 or more units and mobile homes, which make up 7.40 and 7.06 %, 
respectively, of all housing units within the City. A plurality (42.18 %) of Vineland’s housing 
inventory is made up of 3-bedroom homes, followed by 2-bedroom homes at 25.46 %. 

Table 8: Housing Units by Type: City of Vineland 
 Number Percent 
Total Housing Units 23,093 100.00% 

1-unit detached 15,338 66.42% 
1-unit, attached 927 4.01% 
2 units 1093 4.73% 
3 or 4 units 1228 5.32% 
5 to 9 units 671 2.91% 
10 to 19 units 498 2.16% 
20 or more units 1708 7.40% 
Mobile home 1630 7.06% 
Boat, RV, Van etc 0 0.00% 

Bedrooms     
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% 0.30% 4.10% 10.71% 7.96% 10.64% 17.64% 13.79% 15.06% 6.95% 12.85%
Number 70 946 2,474 1,838 2,457 4,074 3,184 3,478 1,604 2,968

Figure 2: Age of Housing Stock
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Table 8: Housing Units by Type: City of Vineland 
No bedroom 936 4.05% 
1 bedroom 2436 10.55% 
2 bedrooms 5,879 25.46% 
3 bedrooms 9,741 42.18% 
4 bedrooms 3,404 14.74% 
5 or more bedrooms 697 3.02% 

Source: US Census Bureau, ACS 5-year Estimates 2019 to 2023 (Tables DP04) 

Housing Values and Contract Rents 

According to the ACS 5-Year Estimates, housing units between $ 200,000 - $ 299,999 are a 
plurality within the City (37.97 %) and Cumberland County (34.14 %). Table 9 provides a detailed 
breakdown of home values for owner-occupied units within the City and the County. 
Approximately 8.74 % and 3.02 % of housing units within the City of Vineland were valued at 
less than $ 50,000 and between $50,000 - $99,999, respectively, as compared to the County’s 
6.96 % and 6.07 %.  The median value of an owner-occupied home in Vineland was $ 218,200, 
which is more than the County's median, which was $ 205,600.   

Table 9: Value of Owner-Occupied Housing Units, 2019 -2023 

 City of Vineland Cumberland County 
 Number Percent Number Percent 

Total 15,076 100.00% 34,966 100.00% 
Less than $50,000 1318 8.74% 2,433 6.96% 
$50,000 to $99,999 456 3.02% 2,124 6.07% 
$100,000 to $149,999 1911 12.68% 5,060 14.47% 
$150,000 to $199,999 2863 18.99% 7,125 20.38% 
$200,000 to $299,999 5725 37.97% 11,938 34.14% 
$300,000 to $499,999 2,251 14.93% 4,738 13.55% 
$500,000 to $999,999 498 3.30% 1,287 3.68% 
$1,000,000 and greater 54 0.36% 261 0.75% 

Median Value $218,200 $205,600 
Source: US Census Bureau, ACS 5-year Estimates 2019 to 2023 (Tables DP04) 

A plurality of rental prices in Vineland (46.12 %) are between $1,000 to $ 1,499. Table 10 
provides a detailed breakdown of gross rent paid within the City and Cumberland County. 
According to the ACS 5-Year Estimates, the median gross rent in Vineland was $ 1,207 which is 
slightly lower than the County median of $1,254.00. Vineland had 920 units (13.75 % of all units) 
with rents under $500 per month, while ACS estimates indicate the 11.70 % of County units had 
rents below this threshold. Additionally, an estimated 115 Vineland units did not require cash rent 
payments, compared to 767 such units across the County. 

Table 10: Gross Rent Paid, 2019 - 2023 

 City of Vineland Cumberland County 
 Number Percent Number Percent 
Total 6,754 100.00% 17,608 100.00% 

Less than $500 929 13.75% 2,060 11.70% 
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Table 10: Gross Rent Paid, 2019 - 2023 

 City of Vineland Cumberland County 
 Number Percent Number Percent 

$500 to $999 1,087 16.09% 3,166 17.98% 
$1,000 to $1.499 3,115 46.12% 7,115 40.41% 
$1,500 to $1,999 1,330 19.69% 4,021 22.84% 
$2,000 to $2,499 120 1.78% 829 4.71% 
$2,500 to $2,999 145 2.15% 312 1.77% 
$3,000 or more 28 0.41% 105 0.60% 
No rent paid 115   767   

Median Gross Rent $1,207 $1,254 
Source: US Census Bureau, ACS 5-year Estimates 2019 to 2023 (Tables DP04) 

 

Units Affordable to Low- and Moderate-Income Households 

A moderate-income household is a household whose gross family income is more than fifty 
percent (50%) of the median income, but less than eight-percent (80%) of median income for 
households of the same size within the housing region.  A low-income household is a household 
whose gross family income is equal to or less than fifty-percent (50%) of the regional median 
gross household income for a household and a very-low income household is classified as 
earning less than thirty-percent (30%) of the median area income of the same size within the 
housing region.   

Units are considered affordable to low and moderate-income households if the maximum sales 
price or rent is set within a specified formula as per UHAC regulations, which is determined by 
the amount that a low- or moderate-income household can likely afford to pay. The City of 
Vineland is located within is Region 6, which encompasses Atlantic, Salem, Cumberland and 
Cape May counties.  The median household income in Vineland in 2023 was $65,854. The 
median annual income for a household of 3 persons in Region 6 is $92,500. Regional income 
limits for Region 6 are shown in the Table below. 

2025 Affordable Housing Regional Income Limits By Household Size (Persons) 
 

1  1.5  2  2.5 3  4  
 

4.5 5  
 

6  7  8 

Median  $71,900 $77,050 $82,200 $87,350 $92,500 $102,700 $106,850 $111,000 $119,200 $127,400 $135,600 

Mod $57,520 $61,640 $65,760 $69,880 $74,000 $82,160 $85,480 $88,800 $95,360 $101,920 $108,480 

Low $35,950 $38,525 $41,100 $43,675 $46,250 $51,350 $53,425 $55,500 $59,600 $63,700 $67,800 

Very 
Low  

$21,570 $23,115 $24,660 $26,205 $27,750 $30,810 $32,055 $33,300 $35,760 $38,220 $40,680 

Source: AHPNJ, 2025 Regional Income Limits  

 
Based on the qualifying formula in N.J.A.C. 5:80-26, the monthly cost of shelter which includes 
mortgage (principal and interest), taxes, insurance and homeowners or condominium association 
fees, may not exceed twenty-eight percent (28%) of gross monthly household income based on 
a five percent (5%) down payment for the sale of an affordable home.  In addition, moderate-
income sales units must be available for at least three different price points and low-income sales 
units available for at least two different price points. The maximum sales prices must now be 
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affordable to households earning no more than seventy-percent (70%) of median income. The 
sales prices for a project of more than 5 affordable units must average fifty-five percent (55%) of 
regional median income.   

Under UHAC regulations, rents including utilities may not exceed thirty-percent (30%) of gross 
monthly income for the low or moderate income household. The average rent must now be 
affordable to households earning fifty-two percent (52%) of regional median income. The 
maximum rents must be affordable to households earning no more than sixty-percent (60%) of 
regional median income. In averaging fifty-two percent (52%), one rent shall be established for 
very-low-income units, one rent may be established for low-income units and one rent for  
moderate-income units, for each bedroom distribution.  The utility allowance must be consistent 
with the utility allowance approved by DCA for its Section 8 program.   

In addition, at least thirteen percent (13%) of all restricted units must be affordable to households 
earning no more than thirty-percent (30%) of median income.   

In Vineland, with a current median household income of $65,854, and an average household size 
of 2.70 people, this would indicate that the average household in Vineland qualifies as a 
moderate-income household as per the income limits for Region 6. The threshold for a moderate-
income household of 3 in Region 6 is between $69,880 and $74,000 as an annual income. With 
the median contract rent of $1,207/month according to the most recent Census estimates, this 
indicates that the typical rental apartment in the City of Vineland is currently priced at a level that 
would be considered affordable for a moderate-income household, but not for a low-income 
household, as that price for monthly rent would be considered affordable for a household with an 
annual income of approximately $48,280.  

Housing Characteristics 

Overcrowding is minimal in Vineland’s owner-occupied unites, with approximately 1.48% (223 
units) units exceeding one  per room, as compared to the 9.99 % (686 total) of renter-occupied 
units.  As outlined in Table 11 below, 71 units (0.32 % of all units) within the City lack complete 
plumbing facilities, and 140 units (0.64 % of total units) lack kitchen facilities. Housing 
deficiencies are often key factors in assessing overall housing conditions and determining 
municipal rehabilitation needs.  

Table 11: Housing Deficiency Characteristics, City of Vineland 2023 
Housing Units with 1.01 or More s Per Room 

 Count Percent 
Owner-Occupied  223 1.48% 
Renter-Occupied 686 9.99% 
Plumbing Facilities 

Total Occupied Housing Units 21,945 100.00% 
Lacking complete plumbing facilities 71 0.32% 

Kitchen Equipment 
Total Occupied Housing Units 21,945 100% 
Lacking complete kitchen facilities 140 0.64% 

Source: US Census Bureau, ACS 5-year Estimates 2019 to 2023 (Tables B25014, S2504) 
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Housing Construction  

Vineland issued building permits for 645 new residential units between January 2013 and 
December 2023 as indicated in Table 12 below, which is based upon data provided by the NJ 
Department of Consumer Affairs. A total of 230 residential demolition permits were issued during 
this time period. Subtracting the demolition permits from the construction permits reveals a net 
increase of 415 residential units over the same timeframe.   

Of the 645 permits, 437 were for 1 & 2 family homes, 207 were for multi-family units, and 1 was 
for mixed use. Amount of building permits used was fairly consistent during this time period, 
averaging 59 permits per year, with a range of 4 issued in 2017 to 97 issued in 2017.  In general, 
this data indicates that City has seen a steady slow growth in housing stock during this time 
period. 

Table 12: Building Permits and Demolition Permits Issued 2013 - 2023 

Year 1&2 
Family 

Multi 
Family 

Mixed 
Use 

Total New 
Construction 

Total Residential 
Demolitions 

Net 
Units 

Added 
2013 36 70 1 107 29 78 
2014 65 0 0 65 21 44 
2015 62 0 0 62 26 36 
2016 13 0 0 13 17 -4 
2017 4 0 0 4 0 4 
2018 22 4 0 26 26 0 
2019 97 0 0 97 30 67 
2020 36 0 0 36 10 26 
2021 26 63 0 89 14 75 
2022 40 0 0 40 28 12 
2023 36 70 0 106 29 77 
Total 437 207 1 645 230 415 

Average 40  19  0  59  21  38  
Source: NJ DCA, Construction Reporter 2013 to 2023  

 

ECONOMIC CONDIT IONS 

Employment Status 

ACS estimates provide data on the work activity of residents aged 16 and older. Vineland’s 
working-age population was 47,310, with approximately 28,633 residents in the labor force as 
indicated in Table 13 below. Approximately 39.48 % of the City’s working-age residents were not 
participating in the labor force at the time of the 5-year ACS estimates, which is slightly lower 
than the County's 42.60 % non-participation rate. 60.52 % of Vineland’s labor force (28,633 
people) were classified within the civilian labor force cohort, with 26,169 being employed, and 34 
residents reported as being a member of the armed forces. Vineland’s 5.14 % unemployment 
rate is higher than County rate of 4.31 %.  
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Table 13: Employment Status, 2023 

 City of Vineland Cumberland County 
 Number Percent Number Percent 

Population 16 years and over 47,310 100.00% 119,461 100.00% 
In labor force 28,633 60.52% 68,571 57.40% 

Civilian Labor Force 28,599 60.45% 68,485 57.33% 
Employed 26,169 55.31% 63,333 53.02% 
Unemployed 2,430 5.14% 5,152 4.31% 
Armed Forces 34 0.07% 86 0.07% 

Not in Labor Force 18,677 39.48% 50,890 42.60% 
Source: US Census Bureau, ACS 5-year Estimates 2019-2023 (Table DP03) 

Worker Classification 

Approximately 76.80 % of Vineland’s workers were employed in private wage and salary 
positions, while 3.55 % were self-employed as indicated in Table 14 below. Government 
employees made up 19.46 % of the workforce, with unpaid family workers representing 0.19 %. 

Table 14: Classification of Workers, City of Vineland, 2023 
 Number Percent 
Civilian employed population 16 years and over 26,169 100.00% 

Private Wage and Salary Worker 20,099 76.80% 
Government Worker 5,092 19.46% 
Self-Employed Worker 928 3.55% 
Unpaid Family Worker 50 0.19% 

Source: US Census Bureau, ACS 5-year Estimates 2019-2023 (Table DP03) 

Workforce by Sector 

An analysis of employed individuals over the age of 16 by economic sector reveals while there is 
a diverse range of industries in which Vineland's working-age population is engaged, three (3) 
sectors comprise over half (52.55 %) of the overall total: educational services, healthcare, and 
social assistance (28.22 %), manufacturing (12.27 %) and retail trade (12.06 %).     

Table 15: Workforce by Sector, City of Vineland, 2023 

Industry Number Percent 
Civilian employed population 16 years and over 26,169 100.00% 

Agriculture, forestry, fishing and hunting and mining 386 1.48% 
Construction 2,287 8.74% 
Manufacturing 3,211 12.27% 
Wholesale trade 759 2.90% 
Retail trade 3,156 12.06% 
Transportation and warehousing, and utilities 1,751 6.69% 
Information 84 0.32% 
Finance and insurance, and real estate and rental and 
leasing 1,222 4.67% 
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Table 15: Workforce by Sector, City of Vineland, 2023 

Industry Number Percent 
Professional, scientific, and management, and 
administration and waste management services 2,193 8.38% 

Educational services, health care and social assistance 7,385 28.22% 
Arts, entertainment, and recreation, and accommodation 
and food services 1,493 5.71% 

Other services, except public administration 823 3.14% 
Public administration 1,419 5.42% 

Source: US Census Bureau, ACS 5-year Estimates 2019-2023 (Table DP03) 

Occupations by Type 

Table 16 presents a breakdown of occupations by type within the Vineland’s employed civilian 
labor force. The largest segment is engaged in management, business, science, and arts 
occupations (32.2 %), followed by sales and office occupations (19.26 %), service occupations 
(18.47 %), and production, transportation, and material moving occupations (19.01 %). The sector 
with the smallest share is natural resources, construction, and maintenance occupations (11.06 
%). 

Table 16: Occupations by Type, City of Vineland, 2023 

 Number  Percent 
Employed Civilian population 16 years and over 26,169 100.00% 

Management, business, science, and arts occupations 8,427 32.20% 
Service occupations 4,834 18.47% 
Sales and office occupations 5,039 19.26% 
Natural resources, construction, and maintenance 
occupations 2,895 11.06% 

Production, transportation, and material moving 
occupations 4,974 19.01% 

Source: US Census Bureau, ACS 5-year Estimates 2019-2023 (Table DP03) 

Commuting to Work 

As shown in Table 17 below, the vast majority of residents (81.08 %) commute to work alone by 
private vehicle, which is similar to the County's rate of 78.04 %. Those who carpool represent 
10.43 % of the workforce, followed by those who commute by other means (2.02 %), those who 
rely on public transportation (excluding taxicabs) at 0.81 % and those who walked (0.59 % each). 
The percentage of Vineland’s workforce who walked to work is less than the County’s rate of 1.32 
%. In addition, 5.08 % of the City’s workforce worked from home.  

Table 17: Means of Commute, City of Vineland, 2023 

 City of Vineland Cumberland County 
 Number Percent Number Percent 

Workers 16 years and over 25,102 100.00% 61,511 100.00% 
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Table 17: Means of Commute, City of Vineland, 2023 

 City of Vineland Cumberland County 
 Number Percent Number Percent 

Car, truck, van - Drove Alone 20,353 81.08% 48,006 78.04% 
Car, truck, van - Carpooled 2,617 10.43% 7,864 12.78% 
Public transportation (excluding 
taxicab) 203 0.81% 657 1.07% 

Walked 147 0.59% 809 1.32% 
Other means 508 2.02% 1,138 1.85% 
Worked from home 1,274 5.08% 3,037 4.94% 

Source: US Census Bureau, ACS 5-year Estimates 2019-2023 (Table DP03) 

Travel Time to Work  

Table 18: Travel Time to Work, 2023 
 City of Vineland Cumberland County 
 Number Percent Number Percent 

Less than 10 minutes 4,746 19.92% 10,516 4,746 
10 to 19 minutes 8,244 34.60% 17,389 8,244 
20 to 29 minutes 2,679 11.24% 9,632 2,679 
30 to 44 minutes 3,991 16.75% 10,585 3,991 
45 to 59 minutes 2,202 9.24% 5,405 2,202 
60 to 89 minutes 1,517 6.37% 3,840 1,517 
90 or more minutes 449 1.88% 1,107 449 
Mean travel time to work (minutes) 24 25 
Source: US Census Bureau, ACS 5-year Estimates 2019-2023 (Table DP03, B08303) 
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FAIR SHARE PLAN 

A Fair Share Plan has been defined by the Amended Fair Housing Act at N.J.A.C. 52:27D-304 
as: 

“Fair Share Plan” means the plan or proposal that is in a form which may readily be adopted, 
with accompanying ordinances and resolutions, pursuant to subsection f. of section 3 of 
P.L.2024, c.2 (C.52:27D-304.1), by which a municipality proposes to satisfy its obligation to 
create a realistic opportunity to meet its fair share of low- and moderate-income housing needs 
of its region and which details the affirmative measures the municipality proposes to undertake 
to achieve its fair share of low- and moderate-income housing, as provided in the municipal 
housing element, and addresses the development regulations necessary to implement the 
housing element, including, but not limited to, inclusionary requirements and development 
fees, and the elimination of unnecessary housing cost-generating features from the municipal 
land use ordinances and regulations. 

The Fair Share Plan for the City of Vineland is broken up into four sections;  

• Present Need or Rehabilitation Obligation: 276 

• Prior Round / First and Second Round (1987-1999) Prospective Need Obligation: 0 

• Third Round (1999-2025) Prospective Need Obligation: 0 

• Fourth Round (2025-2035) Prospective Need Obligation: 0 

The City’s Fair Share Plan describes the completed and proposed mechanisms to address the 
present need (rehabilitation) obligation, First and Second Round (Prior Round) obligation, Third 
Round obligation, and Fourth Round obligation.  

The City’s Prior Round obligations were determined by COAH, and the Third Round obligation 
has been determined through application of the Jacobsen methodology. The City’s Fourth Round 
obligation numbers were determined using calculations provided by the NJ Department of 
Community Affairs in a report dated October 2024, and adopted by the City Council (Resolution 
#2025-58) in accordance with the requirements of the Fair Housing Act.  

A copy of Resolution R-2025-58 can be found in Appendix A-1.  

CONSIDERATION OF LANDS SUITABLE FOR AFFORDABLE HOUSING 

The New Jersey Fair Housing Act (N.J.S.A. 52:27D-310(f)) requires that the Housing Element 
provide a narrative that includes “a consideration of the lands that are most appropriate for 
construction of low and moderate income housing and of the existing structures most appropriate 
for conversion to, or rehabilitation for, low and moderate income housing, including a 
consideration of lands of developers who have expressed a commitment to provide low and 
moderate income housing.”  

The City is actively working to rehabilitate older housing stock and enhance infrastructure to 
support sustainable growth in central and western areas of the City along the transportation 
corridors of Route 55, Delsea Drive, Landis Avenue, and West Boulevard. These areas already 
encompass established residential neighborhoods, including single-family homes and multifamily 
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units, and provide access to the public transportation network of the region on these highways. In 
general, the lands in the east and south of the City have been targeted as lands for conservation 
and agriculture. The New Jersey State Development and Redevelopment Plan designates most 
of the City as part of Planning Area 1, the Metropolitan Planning Area, where development and 
redevelopment are actively encouraged. Those areas in the east and south of the City where 
conservation rather than development is proposed by the City’s master plan and zoning ordinance 
are also placed within the Environmentally Sensitive Planning Area of the State Plan, were 
development and growth are discouraged.  

MULTIGENERATIONAL FAMILY HOUSING CONTINUITY 

The FHA requires the Housing Element and Fair Share Plan to provide an analysis of the extent 
to which municipal ordinances and other local factors advance or detract from the goal of 
preserving multigenerational family continuity as expressed in the recommendations of the 
Multigenerational Family Housing Continuity Commission, adopted pursuant to paragraph (1) of 
subsection f. of 23 section 1 of P.L.2021, c.273 (C.52:27D-329.20).  
 
A review of the City’s ordinances indicates that there are no regulations or restrictions in place 
that would specifically create a detraction from meeting the Commission’s goal of allowing senior 
citizens to reside at the homes of their extended families.  The ordinances in the City of Vineland 
do not detract from the multigenerational family continuity goal. The City will examine its land use 
ordinance at its next Master Plan Reexamination Report to identify where accessory apartments 
and in-law suites may suitable as permitted uses.  
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FAIR SHARE OBLIGATION 

Affordable Housing obligations are broken down into two distinct categories: “present need” or 
rehabilitation obligation; and “prospective need” or new construction obligation.  

Present Need 

“Present need” is not a specifically defined term in the amended Fair Housing Act. The municipal 
“present need” obligation is determined by estimating the current amount of homes in the City 
that are likely occupied by low or moderate income households, and are deficient in some way, 
meaning that the house is over 50 years old and overcrowded, lacks complete plumbing facilities, 
or lacks a complete kitchen. More specifically:  

“A municipality's present need obligation shall be determined by estimating the existing 
deficient housing units currently occupied by low- and moderate-income households within 
the municipality, following a methodology comparable to the methodology used to determine 
third round present need, through the use of datasets made available through the federal 
decennial census and the American Community Survey, including the Comprehensive 
Housing Affordability Strategy dataset thereof.” 

(N.J.A.C. 52:27D-304.3.7.b) 

The present need, or rehabilitation obligation is the estimate of the need for repairs to existing 
homes in the City that are currently occupied by low or moderate income households.  

Prospective Need 

The FHA at N.J.A.C. 52:27D-304 defines “prospective need” as: 

"Prospective need" means a projection of housing needs based on development and growth 
which is reasonably likely to occur in a region or a municipality, as the case may be, as a 
result of actual determination of public and private entities.  Prospective need shall be 
determined by the methodology set forth pursuant to sections 6 and 7 of P.L.2024, c.2 
(C.52:27D-304.2 and C.52:27D-304.3) for the fourth round and all future rounds of housing 
obligations. 

In accordance with (N.J.A.C. 52:27D-304.3.7.c) 

“A municipality's prospective fair share obligation of the regional prospective need for the 
upcoming 10-year round shall be determined in accordance with this subsection:  

(1)  If a municipality is a qualified urban aid municipality, the municipality shall be exempt 
from responsibility for any fair share prospective need obligation for the upcoming 10-
year round.  For the purposes of this section, a municipality is a qualified urban aid 
municipality if the municipality, as of July 1 of the year prior to the beginning of a new 
round, is designated by the department, pursuant to P.L.1978, c.14 (C.52:27D-178 et 
seq.), to receive State aid and the municipality meets at least one of the following 
criteria: 
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(a)  The ratio of substandard existing deficient housing units currently occupied by low- 
and moderate-income households within the municipality, compared to all existing 
housing in the municipality, is greater than the equivalent ratio in the region;” 

(N.J.A.C. 52:27D-304.3.7.c) 

According to the calculations for the state prepared by NJDCA in their October 2024 report titled 
“Affordable Housing Obligations for 2025-2035 (Fourth Round) Methodology and Background”, 
the City of Vineland is listed as an urban aid municipality for fiscal year 2025 by the Division of 
Local Government Services, and the ratio of substandard existing deficient housing units currently 
occupied by low and moderate income households exceeds the ratio of the rest of the region. As 
a result, the City is considered a “qualified urban aid municipality”, and is exempt from a Fourth 
Round prospective need obligation.  

In accordance with the methodology outlined above, the City has the following cumulative 
affordable housing obligations:  

• Rehabilitation / Present Need = 276 Units 

• Prior Rounds / Third Round Prospective Need = No Obligation 

• Fourth Round (2025-2035) Prospective Need = No Obligation  
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PRESENT NEED (REHABILITATION) OBLIGATION 

The City has a rehabilitation obligation of 276 units to satisfy the Present Need or Rehabilitation 
obligation.  

The City of Vineland currently operates a Residential Rehabilitation Program that is funded in part 
through money collected from development fees in the Affordable Housing Trust Fund (AHTF), 
and in part through Community Development Block Grants (CDBG) received by the City from the 
Federal Department of Housing and Urban Development. Through this program the City provides 
no-interest loans to repair sub-standard properties occupied by low- or moderate-income qualified 
residents. The program is used to fund repairs to major systems on these homes such replacing 
or repairing roofs, weatherization of homes, and repairs or replacement of electrical systems, 
HVAC systems, plumbing, or ADA accessibility.  

The program is available to both owner-occupied housing and rental properties.  

A copy of the rehabilitation program manual can be found in Appendix B-1.  

Since 2018, there have been 36 rehabilitation projects funded through the City’s AHTF, at a total 
cost of $1,945,386.57, for an average project improvement cost of $54,038.52.  

A list of all completed projects funded by the AHTF can be found in Appendix C-1.  

Through CDBG funds, the City completed a total of 124 rehabilitation projects between 2020 and 
2024, at a total cost of $1,575,456.46. This represents an average rehabilitation project cost of 
$12,705.29 for CDBG funded projects.  

A list of all CDBG funded rehab projects can be found in Appendix C-2.  

The City will apply these 160 completed rehabilitation projects towards its 276 unit present need 
obligation. This leaves a remainder of 116 units for the City to rehabilitate through the Fourth 
Round period of 2025-2035.  

The City will continue to operate its current Residential Rehabilitation Program, and if projects 
continue at a similar pace as the previous 7 years, this represents an average of 22 homes 
rehabilitated each year. This would represent potentially 220 additional homes in the City being 
rehabilitated by 2035 over that ten-year period, which when combined with the existing units that 
have been rehabilitated would satisfy the City’s 276 unit present need rehabilitation obligation for 
the Fourth Round.  
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PRIOR ROUND / THIRD ROUND OBLIGATIONS (1987-1999 / 1999-2025) 

The City does not have a Prior Round (1987-1999) obligation, or a Third Round (1999-2025) 
prospective need obligation.  

FOURTH ROUND OBLIGATIONS 

Vineland does not have a Fourth Round prospective need obligation as a qualifying urban aid 
municipality. However, the City is actively engaging developers to create opportunities for 
affordable housing, and permitting projects that help to meet the housing needs of its low- and 
moderate-income residents. While these projects are not necessary to satisfy any obligations 
under the current rules and regulations of the Fair Housing Act, they may be eligible to satisfy any 
future obligations for the City of Vineland if in future rounds the City is no longer considered a 
qualifying urban aid municipality and has a prospective need to address. These units were 
approved by the Court in the City’s 2021 Amended JOR as being creditworthy against future 
affordable housing obligations, in addition to the 500+ affordable units listed in the City’s Court-
approved 2015 Housing Plan Element and Fair Share Plan. 

Affordable Housing Credits 
Project Type of Unit Units Bonus  Total  
Newcomb Senior Phase I Senior Rental 68 0 68 
Newcomb Senior Phase II Senior Rental 68 0 68 
Newcomb Senior Phase III Senior Rental 60 0 60 
Oak Hill Family Rental 58 0 58 
406 Third Street Family for Sale 1 0 1 
410 Third Street Family for Sale 1 0 1 
412 Third Street Family for Sale 1 0 1 
419 Third Street Family for Sale 1 0 1 
Veteran Housing  Senior Rental 28 0 28 
Overall Totals  286 0 286 

 

Below is a summary of each of the existing and proposed projects in the City of Vineland that will 
include affordable housing:  

FAMILY PROJECTS 

Oak Hill: 58 credits 
Block 1909, Lot 50   
Oak Road / Becker Drive 
Status: Approved 

The developer Eastern Pacific Development, LLC, has proposed to construct 58 townhouses 
in a 100% affordable rental project to be located on property at the intersection of Oak Road 
and Becker Drive. Each of the proposed townhouses would be a 3-bedroom dwelling. As the 
project is being funded in part from financing from NJHMFA, the income distribution of the 
development will meet all minimum requirements of UHAC. The development was approved 
by the City’s Planning Board and memorialized in a resolution dated November 8, 2023.  
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A copy of the Resolution of Approval from the Planning Board for the project can be found in 
Appendix C-3.   

406-419 Third Street: 4 credits 
Blocks 2902, 2903 
Address 
Status: Approved 

The Vineland Development Corporation facilitated the sale and conversion of four market rate 
homes on Third Street (406, 410, 412, and 419) into affordable single-family homes. The sales 
prices of these homes ranged from $87,000 to $170,000, with each priced to be affordable to 
a low or moderate income household.  

Copies of the documents of sale can be found in Appendix C-4. 

SENIOR RENTAL PROJECTS 

Newcomb Senior Apartments: 136 credits 
Block 4216, Lots 1.01, 1.02, 1.04 
66 South State Street 
Status: Complete 

This project is a 100% affordable senior rental project currently under construction on South 
State Street in the City. The project is being financed through tax credits that were awarded 
to the project in 2017. The project is being constructed in two buildings, each of which will 
house 68 apartments. In total there will be 14 very-low income 1-bedroom apartments, 68 
low-income 1-bedroom apartments, and 54 moderate income 1-bedroom apartments.  

Phase I of the project was completed and opened in 2022. Phase II, the second building, 
was completed and opened for occupancy in 2023.  

Affordability controls will be put in place for the project for a term of at least 45 years.  

A copy of the monitoring report for this project can be found in Appendix C-5.  

Newcomb Senior Apartments Phase III: 60 credits 
Block 4216, Lots 1.3, 1.4, and 1.5 
66 South State Street 
Status: Approved 

Eastern Pacific Development, LLC, the developer of the Newcomb Senior Apartments 
project, has proposed a third phase to this 100% affordable senior development to be 
constructed immediately south of the existing project. The project as proposed would consist 
of 60 additional apartments, 57 of them one-bedroom units and 3-two-bedroom units, within 
a new building to be constructed on the site. The project was approved by the City’s 
Planning Board on May 14, 2025. The developer has submitted an application for Low 
Income Housing Tax Credits.  

Affordability controls will be put in place for the project for a term of at least 45 years.  
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A copy of the Resolution of Approval from the Planning Board for this project can be found 
in Appendix C-6.  

Veterans Housing: 28 credits 
Block 3806, Lot 9 
South 3rd Street / West Elmer Street 
Status: Proposed 

A project for senior veterans is proposed for the property located between West Elmer 
Street, 3rd Street, and West Grape Street. The project entails 28 one-bedroom apartments 
for veterans within seven 4-bedroom apartment homes, along with a veterans support 
services center on the site. The property is approximately 1.4 acres in size and is the site of 
a former school that has been demolished, leaving the site vacant and cleared.  

A conceptual site plan for this project can be found in Appendix C-7. 

Absent any potential bonus credits, the City may count up to 286 potential affordable housing 
credits towards a future obligation, subject to any rules, regulations, and restrictions that may be 
in place at that time.  

A map of all projects can be found in Appendix B-4.   
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SUMMARY OF FAIR SHARE PLAN 

REHABILITATION OBLIGATION  

The City has a Present Need or Rehabilitation Obligation of 276 units.  

To date, 160 housing units in the City have been rehabilitated through the City’s Residential 
Rehabilitation program. The City will continue to operate the program which is funded by both the 
City’s Affordable Housing Trust Fund, and Community Development Block Grants. If current pace 
of rehabilitation projects continue, as much as 220 additional homes owned or occupied by low 
and moderate income households may be rehabilitated.  

AFFORDABLE HOUSING PROJECTS 

Although the City does not have a prospective need obligation, The City has the following Court-
approved projects within the City that currently do, or will contain deed restricted affordable units:  

Program/Site Unit Type Units 

Turnkey III - Vineland Housing Authority (VHA) Family Rental 66 

Parents and Friends - PAFACOM Special Needs 54 

Vineland Training School Group Homes SSN 58 

Kidston Towers (VHA) Age Restricted 103 

Luther Acres Senior Housing - Housing 
Preservation, Inc. 

Age Restricted 100 

Walnut Manor - Walnut Manor Preservation, Inc. Family Rental 100 

Parvins Branch - Parvins Estates, LLC Family Rental 24 

Kings Crossing – Inclusionary Project Family For Sale 7 

Atlantic Realty – Inclusionary Project Family 5 

Landis Square – 100% affordable (LIHTC 
awarded) 

Senior Rental 78 

Melrose Place – Vineland Housing Development 
Corp. 

Family Rental 17 

Oak Hill Family Rental 58 

406-419 Third Street Family For Sale 4 

Newcomb Senior Apartments – 3 Phases Senior Rental 196 

Veteran’s Project Senior Rental 28 

TOTAL  898 

 

  



City of Vineland – Housing Plan Element and Fair Share Plan  May 2025 

33 | P a g e  

HOUSING ADMINISTRATION 

AFFORDABLE HOUSING ORDINANCE 

Chapter 425, Article VIII Affordable Housing, of the City’s code provides rules and regulations 
regarding affordable housing. This ordinance was last amended and updated in February of 2021, 
by Ordinance No. 2021-6.  

The City’s Affordable Housing ordinance provides requirements for affirmative marketing, 
reporting and monitoring, income limits, calculations for maximum rents and sales prices, and 
requirements for owning or renting a deed-restricted affordable unit, in accordance with the 
Uniform Housing Affordability Controls.  

To the extent that any amendments are necessary to the City’s Affordable Housing Ordinance to 
maintain compliance with the Fair Housing Act or UHAC, the City will adopt such amendments.  

DEVELOPMENT FEE ORDINANCE 

Chapter 425 of the City’s code provides comprehensive requirements for all affordable housing 
development in the City of Vineland. Specifically, §425-99 is the mandatory development fee 
requirements for all residential and non-residential development in the City that does not provide 
on-site affordable housing. The City’s ordinance authorizes the collection of 1.5% residential and 
2.5% non-residential development fees and allow for the collection of 6% fees for a "d" variance 
where an increase in the permitted residential density is involved. This creates a dedicated 
revenue stream for affordable housing programs, with all fees deposited into an interest-bearing 
account.  

AFFORDABLE HOUSING TRUST FUND 

The City has opened an interest-bearing affordable housing trust fund, and consistent with the 
development fee ordinance discussed above, imposes development fees on all applicable 
residential and non-residential development, and said fees are deposited into the affordable 
housing trust fund.  

A draft Spending Plan for the Affordable Housing Trust Fund can be found in Appendix B-2.  

AFFORDABILITY ASSISTANCE PROGRAM 

The City will address the minimum affordability assistance requirements of the Affordable Housing 
Trust Fund spending in accordance with an Affordability Assistance Program that will be 
implemented, consistent with the Spending Plan outlined above.  

The City currently provides assistance in the form of no interest loans to income qualified 
households for ownership assistance.  

MUNICIPAL HOUSING LIAISON 

The City has appointed the Director of Economic Development as the Municipal Housing Liaison.  

A copy of the Resolution appointing a MHL can be found in Appendix B-3.  
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AFFORDABLE HOUSING ADMINISTRATIVE AGENT 

The City’s affordable housing programs and CDBG programs are currently administered by City 
Staff.  

INCOME LEVELS 

Vineland City is in COAH’s Region 6, which includes Salem, Cumberland, Cape May, and Atlantic 
Counties. Moderate-income households are those earning between 50% and 80% of the regional 
median income. Low-income households are those with annual incomes that are between 30% 
and 50% of the regional median income. Very-low-income households are a subset of “low 
income” households, and are defined as households earning 30% or less of the regional median 
income.   
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APPENDICES 

A. Prior Rounds and Fourth Round Obligations  
1. Resolution 2025-58 Adopting Fourth Round Obligation 
2. Third Round Judgment of Compliance and Repose 
3. Amended Third Round Judgment of Compliance and Repose 

B. Administrative Documents 
1. Rehab Program Manual 
2. DRAFT Affordable Housing Trust Fund Spending Plan 
3. Resolution Appointing MHL 
4. Map of Affordable Projects 

C. Crediting Documents 
1. AHTF Funded Rehab Projects 
2. CDBG Funded Rehab Projects 
3. Oak Hill Resolution of Approval 
4. Third Street Projects 
5. Newcomb Phase I and II 
6. Newcomb Phase III Resolution of Approval 
7. Veterans Project Concept Plan 
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Resolution Adopting Fourth Round Obligation Numbers 
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Third Round Judgment of Compliance and Repose 
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Amended Third Round Judgment of Compliance and Repose 
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Rehabilitation Program Manual  
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DRAFT Affordable Housing Trust Fund Spending Plan  
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APPENDIX B-3 

Resolution Appointing Municipal Housing Liaison 

  





Vineland City – Housing Plan Element and Fair Share Plan - Appendices 

 

 

APPENDIX B-4 

Map of Affordable Housing Projects  
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AHTF Funded Rehabilitation Projects 
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CDBG Funded Rehabilitation Projects 
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MTx Ntt AiloUNT (CoBG F0ids

SIAIUS CO OBJ + LEVERIGII,IG FuNd,

coEG
FUNDEO

AMOUNT
% COBG

TUNOED
CDSG

DRAWI{ AMOUNT
% CDEG OCqJPIEO UNTTS

TOTAL VI,,I

CUMUTATIVE
OCf,UPIED UN'Ts

UT OWNER RENTER

100.0

r(x),0
100,0
100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100,0

10D,0

100,0

100,0

0.0
100.0

2020

2020

2020

2020

2020

2020

2020

2020

2020

2020

2020

2020

2020

2020

2020

2020

2020

2020

2020

20t0
2020

2020

0021

1029

6792
9178

9178

9178

9178

9178
9178

9t7A
9r78
9178

9178

9178
9178

9178

9178

9178

9178

9fl4
9178

9320

coM
coM
coM
coM
mir
mm
coM
coM
coM
coM
coM
cotil
coM
cot4
cot't
coM
coM
coM
coM
coi4
OPEN

coM

14A

l{H

LMTI

LMH

LMH

tmH
I.MH

LIVIH

I.MH

LMH

LiIH
L!IH
I"MH

tllH
l.r'lH

LI4H

LMH

LI{H
t!4H
LMH

u{fi
tltlH
L}4H

TMH

100.0

100'0
100,0

100.0

1000
1000
100.0

1000
1000
1000
r00.0
100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100,0

100.0

100.0

100.0

100.0

100,0

100,0

100,0

100,0

100,0

100.0

100.0

100.0

100.0

1920 795 S. Eloth

1928 1274 G.rry Av€

1917 206 Odord Street
1910 800 Colleg. Drlve
,01, 800 DlFrlco

1913 800 college D.lve LoT 22

1914 232 W. ALMOI{D SI, VINELAND

I9I5 2!!O I\,!AYS LAIIDING ROAD L3/
1915 576 W, tor€rt Grovo Rd L46

19s2 764 S. Thlrd st.
195{ 631 Er.dtod Ddve

1955 4561 B.mrrd Rd, vlnehnd
1956 205 W. P.* Ave. Vln l.nd
1959 1ll0 Mardce Rlve. Pfi
1968 1E76 N. Elst Ave L2{2

1959 1976 N, €rst AVe 193

1970 6u wlchkDton A!6
1971 1616 P€nnsllv.olr Avs LZ82

1974 111w. Elmer 5t.

1979 800 College Drlvc tot 5

z02Z HR Admlobr.uon 2020

1919 777 Srwyer Avc.

1r2,860.00
$3,900.00
$s,200.00
15,r07.68

*r5,020.00
f5.050.00

$21,250.00
$5.750.00

$13,495.00
18.s50.00
12120.00

$rt79s,00
15,000.00
tr,79s.00
.4,927.21

+57s.00
*3,100.00
$q650.00
$2600.00

$21,585.00
$99,978,81

3,140.00

*12,860.00
t3,900.00
*1200,00
15,r07,68

t15,020.00
15,0s0,00

{21,250,00
1s,7so.oo

$r3,495,00
t8,550.oo
t2120.00

i1s,79s.00
*5,000.00
*1,795.00
11,927.2t

$575.00

11,t00.00
18,65rr.00

$7,600,00

t21,586.00
199.97E.81

111,140.00

112,E50.q)
*3,900.00
15,200.00

15,107.68

115,020.00

15,0s0,00
111,250,00

t5,7s0.00
l!r,49s,00
*8.5s0,00
17,120.00

Irs,795,00
$5,000.00
t1,79530
14,921,2t

$575,00

t3,100.00
f8,650O0
$7,500.00

121,586.00

199,978.8r
s13,1t0.00

0
0
0

0

0
0
0

0
0
0
0

0

0

0

0

0

0

0

0
0

0

0

0

0

I
I
1

1

I
1

I
I
I
1

I
I
I
I
I
I
I
I
I
I
0
I

2O2O fOTALSI EUDGETED/UNDERWAY

cot{PLmD
$99,978.81

$r86,470.89
199,978,81

1186,470.89
199,978.8r

1186,470.89

100.0

100,0

100.0

100,0

000.0
21 Zt 100.0

0ATEI

IIEl
PAGE;

1

I
1

t
I
I
I
I
I
I
I
I
t
I
I
1

t
I
I
I
0
I

o
l1
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IDIS . PR1O U.s. o€p.ftment of Houslng and urban Developnrent

office of communlty Plannhg and oev€lopment
lntegr.ted DlsbuE€menl 6nd lniormatlon Syst€m

CDEG Holshs Actlvilies
VINELANDI N]

OATEI

TIMEI

P GEr

03{5-25
llt27

I

PGM PRO] IO$
YEAR D AqI ID ACTIVITI I{AIVI€

MTX NTI
SIAIUS CO OB'

ACTIVTTY FUNDED
AI,IOUNT (CDBG Flnds
+ LEVEAAGING runds)

CDEG
FUNDED

AI4OUNT

o/o CDBG

fUNDEO
CDEG % co6c OCCUPIEO UNITS

TOTAL UM

CUI{ULAIIVE
OCCUPIED UNITS

% UM OWI{ER RENTER

2021

2021

202t
2021

2021

2021

2021

2021

20zt
2021
2021

2021

202r
202t
2021

202t

8686

8686

8685

8685

8586

E6E6

8686

8586

8ri86

8686

8685

8585

8686

8686

8686

8686

t976
t977
1985

r985
l9B7
2007

20t7
20zl
2036

zo37

2038

2040

2042

205r
2054

zo51

laa

l4H
l4a

l4A

LMH

LMH

LMH

LMH

LMH

L[IH
tfiH
I"MH

tl4H
I.MH

LMH

IMH
LMH

tJ',IH

LITIH

utH

100.0

r00.0
100.0

100.0

100.0

100.0

100.0

100.0

100.0

100,0

100,0

100.0

100,0

r00,0
100,0

100,0

100.0

100.0

100.0

r00.0
100.0

100.0

r00.0
100.0

100.0

!00.0
100.0

100.0

100.0

100,0

r00,0
100,0

100.0

100,0

100.0

100.0

100.0

100.0

100.0

0.0
100.0

100.0

100.0

r00.0
100.0

100.0

100.0

lcp,0
100.0

100.0

100.0

100,0

1887 N. Delse. Dr. Unlt r3T
1887 N. D.b€. odve lt. 126

2ll0 M.yt Llndlng Rd Ll90
2110 Mrys L.ndhg Rd L1

1616 Pcnns'ylv.nl! Ave 1277

HR Admlnlsu.lhn
1257 N. Eest Ave Remi Grant

2997 Drldon t
212 fosGr Avo Vlneland

1976 N. Elt Avr l-ot 5l
S19 E, Qulnc. St,

1976 N, Elst Av. 194

83s E. Akndld
758 E. Orden io.d Lot 52

2110 Mlys Llndlng Rd 1295

1975 N. tlst AyG lDt 9

@m
OPEN

@r't
coM
@lr4

OPEN

mt4
coM
cot4
@14

coM
co14

coM
coM
OPEN

mr

$2,500,00
i12,961.61

l{,48s.00
$19,9r2,84

$5,198.01

t4q000.00
17,085.00
18.700.00
17,150.00

t11,950.00
16,500,00

$13,330,00
118,774.00
$11,310.00
$14,295,00

15,800.00

$2,500.00

112,951.51

i4,{85.00
$19,912,84
11198.0r

${0,000.00
f7,08s.00
18,700.00

t2350.00
11r,950,00

15,500.00

t13,330.00
*18.774.00
1u,3r0.00
lr{,29s.00
15,600.00

$2,soo.oo

$12,961,63

14.485.00

1199r2.8{
15,198,01

140,000,00

f7,085,00
18,700.00

t23s0.00
11r,950.00

16,500.00

113,310.00
tr8,774.00
*tr,3lo.0o
$14,295.00

15,E00.00

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

I
I
I
I
I
0

1

I
I
I
1

I
1

t
I
I

2

ll

I
I
I
I
I
0
I
I
I
I
I
1

I
I
I
t

I
I
I
I
1

0
I
I
I
I
I
1

I
I
I
I

2021 TOTALSTBUDGETEo/UNDERWAY
COMPLEIED

167,256.63
1122,894.85

157,256.63
$122,894.85

100.0

100.0
167,2s6.63

1122,89{.85

22
lt 13

i190,r51.48 1190,151.48 100.0 $190,151,4E 100.0 t5 t5 100.0 t5 0



IDIS - PRlO U.S. D€partment of noushg and Urb.n Dev€lopment

Omce ot communlty Plannhg and oevelopment

lnteg.ated Dlsbu6ehent.nd Intomatlon Esl€m
COBG HoBlno Actlvldes

VINETAND, NJ

DATE:

IllilEl
PAGE:

03-05'25
rl:28

1

% coSG
fUNDED

CDEG

DRAWN AMOUNT
% CDEG OCCUPIED UNtTs

TOTAL UM

CUI,IULATIVE
OCCUPIEO UNITS

VM OWNER RENTERPGt"t PRO) loE
YEAR ID ACT IO ACIIUTY NAME

MIX I{TL
STATUS CO OBI

ACTIVITY FUNDEI)
AI4OUNT (CDEG FUNd!
+ LEVEMGING FUNdd

CDBG

fUNDED
AII4OUNT

2022
2022
2022
2022

zo2z
2022
2022
2022
2022
2022
2022
2022
2022
2022
2021
2022
7022
2022
2072
2022
2j22
20zz
2022
2022
2022

2815

2At7
2817

24,7
2El7
2817

2Al7
78t7
28t7
2817

2817

28t7
2Bt7
28tt
2AV
2At7
28r7
2817

28t1
2817

2817

2817

z9tt
2817

2At7

144 LM}I

14A TI'1H

l4A Lr'rH

I4A IMH
14A t"i4H

I4A LMH

I4A LMH

14A r-l{H

14A LIIIH

ItA LMH

14H Ll4H

t.tA tl4H
144 Lt'tH

14A TMH

I4A LMH

t{A Ll{tl
14A ti,!H
I4A I-MH

l{A t-l'lH

14A LlilH

14A I,MH

I4A LMH

14A tilH
144 uitH
14A LMH

100,0

r000
1000
100,0

r00.0
r000
1000
100,0

100.0

1000
1000
r00.0
100,0

100,0

1000
100.0

r00.0
100.0

100.0

100.0

100.0

100.0

100,0

1003
t00,0

$9,212.5s
133,382,50

14,668.s3
12,800.00

12,417,fl
$7,130,1S

$15,850.00

15,100.00

112,550.00
$2,500,00

t58,960,4s
15,s00.00
{1430,21
13,962.00

$7,500,00

$26,833,78

llt,,tE7.00
l{,500.00
$1.216.25

t5,200.00
123,40s.00
118,765.00

$12,700.00

121,453,00

$5,sr2.r2

100.0

100.0

100,0

100.0

100.0

100.0

100.0

100.0

100,0

100.0

100.0

100.0

100,0

100,0

100.0

100.0

r00.0
100,0

100.0

100.0

100.0

100.0

r00,0
100,0

r00.0

100.0

100.0

100.0

100.0

100.0

1@,0
100.0

100.0

100.0

100.0

0,0
100,0

100.0

100,0

100,0

100.0

100.0

100.0

0.0
100.0

100.0

t00,0
100.0

1m.0
100.0

2130 2838 London l-.n.
2047 1257 N. Elit ghd l-ot 5E

2050 758 E. Gaden Road Lot 108

2055 :1503 Bumt Mlll

2056 7ll E, t4ontrcse

2058 1887 N. Delte. Dr. unlt *56
2059 203 N. Ern Av€ r44
2061 790 S. Slxth

2064 1976 N E sl Ave Unlt 105

2065 317 5, Elghh 5t !t
2068 HR Admlnktr.Uon _ 2022

2082 800 colLge Ddve Lot 79

2083 2110 Miys hndlng Rd 1190

2084 lzlo Kltry LN

2085 529 E. Gr.pe

2085 57E Srl.h Pl

?087 44 Avon

2088 790 S. Thlrd
2089 621 E. G..p.
2090 205W. Palk
2012 800 Coll€g. Ddve Lol t18
2!02 ll38 Chlmes ferae
2107 790 S. sl{h 2

2108 lu lV. Grapo stteet
2109 77W.Iqontose

19,2r2.55
$33,382.s0
l+658.53
$2,800,00
12.{17.50
17,130.1{

$r6,850.00
i5,r00.00

t12,550.00
t2,s00.00

$58,969JS
15,500.00
15,438.21
13,962.00
17,s00.00

126,833.78
11r,487.m

14,600.00
11,216.25
$6,200,00

$23,405.00
118,755.00
$12,700,00
$21,453,00
l5,sr2.rz

c0M
coM
mlt
coM
coM
cotl
cotit
coM
coM
m
coM
mit
coM
coM
cofi
cotil
coM
coM
com
coM
coM
co14

cotit
coM
coM

i9,212.s5
*33,382,50
14.658,s1
$2,800.00
12,417.50

17,130.14

i15.850,00
t5,100.00

$12,550.00
12.500.00

f58,958.4s
16,500.00
15,4!8,2r
13,952.00
17,s00.00

$26,833.78
t11,487.00
$4,600,00
11,216.2s
15,200,00

123,405,00

118,765.m
tr2,700.00
i2r,4s3.00
ts,sl2,r2

0

0

0

0

0

0

0

0

0

0
0

0

0

0

o

0

0

0

0

0

0

0

0

o

0

I
I
t
1

1

I
I
I
I
I
0
I
I
I
1

I
1

I
1

I
I
I
I
I
t

t
I
I
I
I
I
I
I
I
I
0

1

I
I
I
1

I
1

0

1

1

1

I
1

I

I
I
I
1

I
1

I
I
1

I
0
I
I
I
I
I
I
I
I
I
1

1

I
I
I



ID]s. PRIO U.S,oepatm€nt of HousllE nnd UrtEn Dlv€lopment
otflce of communlty Plamlng and Cl€velopment

Inte9r.t d DLbuEem€nt and hiorm.dofl sysEm
coBG Ho0slnq ActlvluEs

VINETAND, N]

$8,425.00
131,965.00
19,374.00
19,7s4,00

*12982.8s
,33,725,00

12,927,85

,25,730.00
ss,095,00

$299.80

$8,750,00

1r6,5{0.00

DATE:

nfiEl
PAGE:

03-05-25
ll:28

2

100,0

0.0
100.0

100.0

100,0

100.0

100.0

100,0

100.0

0,0
100.0

r00.0

100.0

9r,4

I4A LMH

I4A LMH

l4A Ll'lH
l4A tr{H
I4A LMH

I4A LMH

14A LMH

144 LMI1

2022 ZAl7
2022 2817

2022 28t7
2022 2817

2022 zA,7
2022 2at7
7072 2617

2ll0 11E5 E. shem.n
2ll! 12 Ewrn Terrac€

2U2 1516 Pennsylv.nla A\€ t2{5
2115 l50l S. thcoh A\€ tot 75

2117 2110 MlyE L.ndlng Rd 150

zu8 207 ).y T.n c.
2119 4119 E. Sh.m.n Av€

2122 590 N. Thtd
212{ 76t S. rntd st€et
2125 4{3 W DoI€n 

-Ier..c€

2129 24 s lrlyrtle
2132 584 N slxth Stre€t

*8,425.00
$3r.955,00

19.374,00
$9,754.00

117,982.85
i33,725,00

$2,927.85
i2s,730.00

15,09s.00
t299.80

18,750.00
$15,640.00

coM
coM
OPEI{

com
@til
cor
com
cot4
cofl
coM
coM
co!1

I4A LMH

r4A LMH

144 LIIH
14A LIYIH

100.0

100.0

100.0

100.0

100.0

r00,0
100,0

r00.0
100,0

r00.0
100,0

100.0

,8,425.00
$31,955,00

19,r7{.(x)
19,754.00

ir2982.85
$33,725.00

12,927.85

125,730.00

15,095.00
t299.80

it750.00
$15,610,00

100.0

100.0

100.0

100.0

t00.0
100.0

100.0

100.0

100.0

100.0

r00,0
100,0

0

0

o
0
0
0

0

0

0

0
0

0

0

0

2022
2022

2022
2022
2022

28t7
2817

2817

2817

2817

2022 TOTALS:EUDGETEO/UNDERWAY

COMPIETEO
$9,374.00

4472,446.53
$9,374.00

1472,445,s1

r00,0
100.0

i9,374.00
t{72,{{6,53

100.0

r00,0

1,t81,820.s3 1t81.820,53 100.0 t461,820.5r 100,0

l1
35 32 35

36 33 91.6 l6 0



lols, PRl0

I4TX NTL
STATUS CO OB)

ACIIVIIY fUNDED
A|'1OUNT (CDBG Funds
+ L€VERAGING Funds)

CDBG
FUNDED

AMOUNT
% coSG

I9!!..1?

CDBG

DRAWN Ai4OUNI
9o COBG OCCUPIEO UNTTS

IOTAI. UM

CUMULAT1VE

OCCUPIED UNITS

VM OWNER RENTER

U.S, Oep.rtment of Houslng .nd Utb.n DeveloPm€nt

omce of community Plrnnlng and oev€lopment

lntegEted DlsbuEement and Infolmtlon System

CDBG Houslng Acllvltles
VINEUND, N]

PGl,1 PRO.I IOIS
YEAR IO ACT IO ACTNITY NAME

2023
2023
2023

2023

zo23
2023

2023

2023

2023

2021
2023
2023

2023

2023

2023

7023

7023
2023
2023

2021
2023
2023

2023

2023

2073

6758

6758

6758

6758

6758

6758
5758

6758

6758

6758

6758

6758

5758

6758

6758

5758

5758

6758

6758

6758

5758

6758

5?55

6758

5758

2133

2t17
2160

2151

2t6l
2t64
2t70
2\73
2175

2176
2t77
2180

2184

2t85
2188

zl9t
2192
2193

2t94
2195

2196

2t97
2t9E
2201

220?

14H

14A

14A

144

LMH

LMH

LMH

LMH

LMH

LMH

LMH

LIVIH

LMH

LIVlH

tM8
t-!lH
TMH

L!IH
LMH

LMH

ll00l4.pleAve
52t5 Dehe. Drive Lot 29

8(O college Drlve Lot 131

1476 N.ltlaple Dr.

HRAdmlnlskatlon 2023

1616 P€nnsylv.nla Ave 145

551 S. Matn

4191 l-ake Rd f43 Newfleld

55 Bkch St.

1976 N East Ave lot #216
1267 NEBLVD *8E
576 N, E st Ave Lot 21

1976 N E.st Ave lot #96
214 S Etghth

2110 Mays L8ndhg Rd 1156

2110i{.ys t nd1n9 Rd 145

1616 Pennsykanla Ave 132

72 s Myrtle

1355 venus Dr.

800 @ll.g€ Ddve Lot 19

947 Br.dfotd
U89 Roos€velt BVd

l3z0SheMood
510 Part
1125 Garry Ave

com
com
coM
OPEN

OPEN

cot'4
coM
cot4
cot'4

cor.1

com
com
coM
corl
OPEN

cot4
OPEN

coM
coM
cotl
coM
coM
coM
coM
COI'1

l7,262,00
14,194,20

$15,300,00

$3r.237.00
$82,s18.00
$5,645.00
$5,72s,00
14,315.00

$11,921.67

$18,336.55

l9/936.00
$14,505.00

$386.00

19,100.00

14,422,00

$19,355,00

$8.700,00

$4,987,3r
$13,550.00

$6,000.00
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APPENDIX C-3 

Oak Hill Resolution of Approval 

  



Resolution
ofthe

City of Vineland Planning Board
Cumberland County

New Jersey

WEEREA$ Eartem Pacific Development LLC of925 East Landis Avenue, Suite E,

Vincland, New Jersey has applied to the City ofVineland Planning Board for Preliminary and

Final Major Site Ptan Approval for prop€rty located at Block !909, Lot 50, Tax Sheet #19 on the

Municipal Tax Map of the City of Vineland and more commonly known as the north side of E.

Oak Road north ofBcckcr Drive interscction, Vineland, New Jersey; and said property bcing

Iocded in a MF Multifamily Zonc with total acrc€e of 8.3Et acres; and

IYEEREAS, the applicant seeks Preliminary and Final Major Sitc Plan Approval of
Block 1909 Lot 50 to consrntct fifty-eight (58) three- bcdroorn rownhousG within nine (9) 6-

unit buildings and orr (l) 4 -unil building. The applicant also propces a 2,515 sq. ft. clubhouse

wirh sevcral recreation areas and associaled site improvemenb; and

WEEREA$ the Board is in rec.ipt of the following documents which wcre irrorporatcd

as fact:

(a) Cumbcrland County Development Review Standards form datsd August 2 I ,

2023;

(b) Pr€liminary/ Final Major Site Plan prepared by William J. P8rtfiill, p.E., ,of
MidAtlantic Engineering Partnen, LLC dared August 14, 2023 consisting of2
pages;

Premred bv:
Nathar V8n Embden" Esqufuc
2l E. Main Stlc.t, PO Box 428
Millville, NJ 08332

RESOLUTIONNO. ffi2

WEERX,AS, this appliorion was heard by the City of Vincland Planning Board at its

regular meeting ofOctober I l, 2023; and

I



(c) City ofVineland Engineering Report prepared by Ryan Headley, Board Enginecr

dated September 22, 2023;

(e ) Exhibit A-l Gk Road Redevelopment Plan;

(0 Concspondcnce from Jeftey M. Brennaq Esquire ofBaron & Brcnnan dated

October I l, 2023;

Email correspondence from Board Solicitor Nathan Van Embdcr\ Esquire to

JetFcy Brcnnan, Esquire and Keith A. Davis, Esquire addressing thejrnidiction

issuc darcd Octobet 11,2023i

WEEREAS, Orc Board, at that meaing carefully comidcred the application submittcd

as wcll as tlrc testimony ofthe applicant and evidcnce prrscnted as follows:

l. Thc applicant, Eastcm Pacific Developmcng was represented by Kieth A. Davis,

Esquire who presented the application.

2. Mr. Davis indicatcd this was a l00yo low to moderate income housing called Oak

Hill Farms.

3. thns Lampcrl prircipal ofthe developer Ea*cm Pacific Development, was

swom and testified.

4. William Parkhill, Civil Engineer, was also sworn and t€stified for the applicant-

5. The property is approximately 8 acrcs in size. Thc applicant proposes to install

58 uniB of3 bedroom townhomes. Each has a garage and parking space in the driveway.

The rcsiderrccs are 15,00G.16,000 squarc fcct cach and rEnB are anticipatcd m bc

$ 1,2@.00 per month. Therr is a clubhousc, rmm for bicycles and orrdoor recreation. Thc

(e)

(d) City ofVirrland Planning Rcport prcpared by Ryan Headley, Board Engineer

and Ptanner, and Elizabeth Jambor, Planning Trainee, dated September 22, 2023;



applicant indicated it will provids a bike parking at the recredional locations and it will

pmvide a 220 volt hook-up for level 2 elcctric car chargers in each garage

6. The property will be served by private trash pick-up.

7. Hans Lamp€rt testified, making rcfercnc€ !o a colored site plan identified as A-2

indicating the site plan accommodates access for service vehicles to the communications

trowcr via easemcnt and gatc.

8. Mr. Lampert was asked about the impact of noise from the odjeert propeny

which is commonly rcferrcd to as tlre Vincland Auction Block He indicated hc asked lhe

developer to do a mise sudy along the border with the Block and address anticipared

potential noisc transmission by insalling three pane windows and insulation along the

rear unirs to ameliorate noisc gcnerated by the Block

9, Mr. Lampert exprcssed his willingn€ss to sit down and discuss remediation,

mitigation and other methods ofaddressing the coexistence oflhe auction block and this

residential devclopment wilh managcmcnt ofthe auction block

f 0. Mr. Lampert confirmed that the NJHMFA is the financing source for this project

as it fitlfills part ofVineland's Fair Share Affordable Houing obligation.

I L The clubhorsc will bc purcly accessory to thc residential use with m ouside

rcnal or utilization ofthe clubhouse facilitiB but ralhcr it is there for the use of

residence.

12. The applicant provided A-3, a radering showing elevationg and A-1. E)(hibit A-

5 showed a prototype floor plan of similar project of58 units thc applicant has built in

Bridgeton called River Gmvc Apafincnts.

13. The applicurt indicated living spaces and a garage on thc first floor with a

bedrmm on thc sccond floor is the common configuration- The usa of tlrc cammon

recrcation building is limitcd o residcns and is an included amenity ofthc property- The

applicant indicared security cameras will be irstalled throughout with central monitoring

3



8nd inchding the clubhoue area- Therc will be an onsite manager from 95. ft was notrd

depiction offoliage bufrering along the east shows morc foliagc than may exist in reality.

However, thc applicant irdicated it strives to maintain the tre6 growing on the e6lem

boundary with existing rcsidential uses.

14. Mr. Par*hill testified that he designed the project which comists of58

townhomes and l0 buildings wifi a 2,5@ sq. ft. clubhouse. He confirmed that the

redevclopment plan makcs refererce io the cell tower and contemplat€s ac{essory uses

like thc clubhouse. He frrther statcd that for the purpose of marketability, common

amcnities like a clubhousc and recreational areas are necessary to arEact tcnants.

15. He indicated that the design complics with thc cxisting RSIS parking

requiremans irrcluding the provision of 158 spac6 provided with cach unit having 2

intcrnsl spaccs in the garage plus 3l driveway parking spaces. There is no parallel

parking

16. All common areas will be owcd, maintained and managed by the applicant

including stormwater management consisting of s€attered basins.

17. The applicant addressed dl€ September 22, 2023 Planning Report ard a chrngc

was noted to that report in that one bulk c variance is associared with this application ard

ftat is for thc distance from buildings of20 ft. providcd vs. 30 ft. otherwisc requircd.

18. The applicant originally dcsigned a plan thd called for q,aivers for certain

stormwater management basin drives width The applicant reduced its rcquest for relief

rcfercnced in peragraph 7 a and b ofthe Planning Repon indicating they will comply

with stomwater managcmcnt b6in criteria On paragraph 7c, thc applicant 6sked to be

p€rmitcd to install a 4 ft. high fence vs. 6 ft. rcquired and paragraph 7( the applicant

sought a partial waiver for instead ofgrass paverc over I inch thick bedding to be

permitted to install a DCA base with topsoil io which the city professional staffvoiced no

objecrion

19. Thc applicant addressed its request for waivers from screening shade trees and

la[dscaping standards refcrenced in paragraph 8 ofthe Planning Report by indicating that

4



20. The applicant indicated it will comply with the parking and access standards

including thc provision of6 shadc tees as rcquired by the city's calculations rcfcrenced

in paragraph 9 ofthe Planning Reporr Likewise, the applicant indicated it will comply

with paragraph l0a for Community Design Sandards by insalling 2 bicyclc parhng

spaces for all uscs with morc than l0 vehicle parking spaccs. This would include 2 bike

parking spaces at the clubhoue.

21. Each ofthc townhouses will have bicycle porting spaces available to the interior

presumably in the garagc md sarnc slrculd be not€d on the plan.

22. Paragraph 8 b, the applicant indicated it will comply with paragraph l0 (c ) by

extending tlre sidewalks along Oak Road io the edge ofeach propcrty line 8nd install

compliant ADA ramps.

73. The applicant confirmcd it will install inigation pursuant io lO(d) with tined

autonatic underground systcm uilizing popup heads and trce bubblers, bm asked for

relief from the inigation rcquircment to the middepth of each lot scrvicing the resrward

portion ofthe lot with onticipation that inigation cen be accomplished by surface

sprinklers with a longer throw.

?4. The applicant indicatcd it will provide a pedesrian pathway to dircctly connect

thc clubhouse to the propccd sidewalk systems to comply with lo(c).

75. Paragraph l0 (0 and lo(h), thc applicant seeks waivcrs from thc requircment

that the stormwater managemc basins be situated in the side and rcar yards and mt the

front yard as the front yard location &r proposed is one of tlp few places that stormwater

management basirE can bc accommodated Likewise, the shape ofthe $ormwalcr

management basin in thc ftont yard is sought to be permitted as desigrd rather than with

the curvilincar edge as r€quircd.

5

each ofthe bsins will be surounded by 4 ft. split rail fence with wirc mcsh insert for

each ofthe basins (t-5) refercmcd in paragraph 8a b, c, ( ad e.



76. Finally, tlre applicant indicated per l0(g) it will provide a tash receptacle at the

playground and clubhouse but otherwise all trsh pick-up is accomplished by private

servic€ at each rcsidcrEe with trashc$s anticipated to bc stored insidc of the garagcs

27. Applicant seek waiver from paragraph I I ofthc Planning Rcport addressing

Forest Retenlion and Replacement Plan rcting that this is a low -modcrate incomc

housing project and is on a tight budgct and mting that the rcplacement requiremcnts of

the plan are addressed in part by thc population ofthe site wilh landscaping.

2E. The applicant amended is proposal for fences and signs in paragraph 12 a to

indicatc it proposG a 4 f, chainJink fcnce around the recreation area and it wodd submit

plans for a compliant 24 sq. ft. double sided monumcnt sign with extenul illumination.

29. The applicant ad&€sed thc rcmaining paragraphs ofthe Planning Report and

indicated it will comply with each ofthcm and likewise indicaled it will be ablc to

comply with all ofthe criteria ofthc Engineering Report with the exception ofparagraph

l9 recognizing that thc referenc€ !o hairpin markings is a suggestion and is advisory only

and not I mardate.

30. The applicant proposes to inigatc the front and sides ofcach lot but not the

rearward portioru ofthc lots.

3l . Signage will bc installed perpcndicular to E. Oak Roa( supported 4 ft by 6 ft.

brick columm on thc sidc ro match the facad€s, not necessarily brick but sone, brick or

similar to match whatcver facades are used on the buildings.

f2. The applicant addrcssed qucstiom about thc playgrourd arca whish will contain

a swing set, slidg sandbox and perhape picnic benchcs and bcbequc facilities.

33. The applicant indicated it will work with thc city's professional staffto selcct

planlings.

34. Upon questioning, Mr. Parkhill opined that the modest variance and waivcr

requcst are consistcnt with the Rcdcvelopment Plan and the criteria oflhe zone as

6



described in the Redevelopment Plan ard grant ofsuch relief will do no harm to the

M8ster Plan or public intcnl

35. The meeting was opened o the public and Mr. Brennarl counscl for dre objecror,

indicared thal this is not a by*ight location. Thc Board has the right to request changes.

Hc qucstioned whether the applicant's engineer, Mr. Parkhill, was a planner and Mr.

Parkhill confirmed he is not licensed as a planrcr.

36. Mr. Brennan questioned Mr. Parkhill's lestimony as to thc planning issues and

the positive and n€gative criteria and Mr. Brennan asked the city engineer whether he

was familiar with *fall zonc" as applied to a communications lower installation He also

askcd the engineer whethcr the distanc€ betwccn the block building to thc recreation

building was and he was lold it was as close at I 5 ft.

37. He asked why the eccess drive "snakes" and the answer was that it was for

acsthetic purposes and the visual benefiL He asked further ifthe road could be switched

and so road might snakc away from tlr neighboring pmperty which is the auction block.

38. The applicam's engineer answered that he would bave to investigate but his

creation of stormwater msnagement is reliant upon elevations and flows and a change

might not be easily madc.

39. Kathy Hicks, city Planning Depafiment tstified that thc city does recommend

curved streets for visual atractiveness

40. Mrs. Carol DeFord, the manager ofdre Vincland Produce Arrtion, was swom

and testified. She indicated that this is a warchouse use on the south side rereMng

producr and aucks stan at 5 &m. including backing up and beeping with opcrational

activity which can gain the ncgative a[ention of neighbors. Operations arc 365 dsys a

ycar and the facility servcs thc farmers and farming operatiors in the city. The tractor

railers park in the parking lol ard have rEfrigerated units which run all the time. She

indicated the auction block is concerned about ficlding noise complaints and light

disturbarrce complaints and she noted tlrat we makc lots of noise and havc a significant

7
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Newcomb Senior Monitoring Reports 
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Newcomb Senior Phase III Resolution of Approval 
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Veterans Project Concept Plan  
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