
CITY OF VINELAND 

ORDINANCE NO. 2022- 

ORDINANCE AMENDING ORDINANCE 2004-25, AS 
AMENDED, ENTITLED AN ORDINANCE ADOPTING THE 
CENTER CITY REDEVELOPMENT PLAN CONSISTENT 
WITH RESOLUTION 5203 OF THE PLANNING BOARD OF 
THE CITY OF VINELAND SO AS TO AMEND BLOCK 3103 
LOT 17 CONSISTENT WITH RESOLUTION 6533 AND 6538 
OF THE PLANNING BOARD. 

WHEREAS,  on March 23, 2004, the City of Vineland adopted Ordinance 2004-25, An 
Ordinance Adopting the Center City Redevelopment Plan consistent with Resolution 5203 of the 
Planning Board of the City of Vineland; and 

WHEREAS,  the City Council acknowledges that a Redevelopment Plan is meant to be 
an evolving plan subject to amendment from time to time consistent with the interest to revitalize 
the Center City area; and 

WHEREAS, the owners of certain property located at 716 East Plum Street, Block 3103, 
Lot 17 (“Property”) located in the Residential District acquired the Property as a single family 
dwelling in a state of disrepair and was granted variances by the Vineland Zoning Board of 
Adjustment as specified in Resolution 2021-52 for lot size (12,750 sq. ft. provided vs. 15,000 sq 
ft. required); side yard setback (6 feet provided vs. 10 ft. required) and front yard setback (23.5 ft. 
provided vs. 25 ft. required)  in 2021 to allow the use as a duplex and intended upon renovating 
the structure thereon as a duplex thereby reducing the number of bedrooms from 6 to 4; and   

WHEREAS, subsequent to Resolution 2021-52 of the Zoning Board, the owners, Darji 
Investments, LLC (Owner) submitted an application for an Amendment to the Center City 
Redevelopment Plan to convert the uninhabitable approved duplex into a triplex with a third floor 
apartment consisting of one bedroom, a walk-in closet, full bath, kitchen and living room, the 
second floor apartment consisting of two bedrooms, a full bath, a kitchen, living room and 
balcony and a first floor apartment consisting of two bedrooms, living room, kitchen and sunroom 
with a front porch as depicted on plans submitted by Preferred Property Inspections and 
Engineering, Inc. dated October 23, 2021, November 1, 2021, and June 25, 2022, attached hereto 
and made a part hereof (Plans).   

WHEREAS,  on September 13, 2022 City Council passed a Motion to Request the 
Planning Board Review the Proposed Redevelopment Plan Amendment so as to allow the 
approved duplex to be converted into a triplex in accordance with the Plans; and 

WHEREAS, the Planning Board reviewed the Redevelopment Plan Amendment Report 
dated August 31, 2022 and the sworn testimony of Kathleen Hicks, P.P. AICP and made the 
following factual findings: 

1. While the number of units is proposed to increase from 2 to 3, the bedroom count
would decrease from 7 to 5, which should reduce the total occupancy of the
structure.

2. The structure is on a larger than typical lot, which will allow construction of an
on-site parking lot, while still retaining a grassed back yard.

3. The property has already been enhanced with the reconstruction of an open front
porch and rear sunroom, in keeping with the Victorian architecture.

4. To accommodate the 3rd floor apartment, the applicant proposes the installation
of a fire suppression system ($23,800.00), rather than an unattractive exterior fire
escape.

5. The quality of the renovation plans and proposed improvements are superior to
what is typically seen from rental properties in the Old Borough.

6. The cost of renovating and maintaining an historic Victorian is higher than other
types of home construction.

7. The proposed amendment is not consistent with the Master Plan.
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WHEREAS, while the findings specified the bedroom count would decrease from 7 to 5, 
this would be inconsistent with the number of bedrooms specified in the Zoning Board Resolution 
as an approved duplex, but would be an increase from 4 bedrooms as a duplex to 5 bedrooms as a 
triplex; and 

 
WHEREAS, ON September 14, 2022 the Planning Board adopted Resolution 6533, a 

Resolution of Findings and conclusions and Decision of the Vineland Planning Board which set 
forth therein the findings as set forth herein above, however the conditions upon which the 
recommendations were made to Council were inconsistent with the factual findings contained in 
said Resolution; and  

 
WHEREAS, on October 11, 2022, City Council made a motion requesting the Planning 

Board clarify the conditions of the recommendations contained in Resolution 6533; and 
 
WHEREAS, on October 27, 2022 the Planning Board adopted Resolution 6538 clarifying 

the conditions upon which recommendations for an amendment to the Center City 
Redevelopment Plan to allow for the conversion of the existing structure located at 716 E. Plum 
Street, Block 3013 Lot 17 from a duplex to a triplex as follows: 

 
1. Limiting the number of apartments to three-a 2-bedroom unit on the first floor (as 

  depicted on Sheet A-1 of plans prepared by Preferred Property Inspections and  
  Engineering, Inc. dated 10-23-21; a 2-bedroom unit on the second floor as  
  depicted on Sheet A-5 of plans prepared by Preferred Property Inspections and  
  Engineering, Inc. dated 6-25-22 revised 7-2-22 and a 1-bedroom on the third  
  floor as depicted on Sheet A-6 of plans prepared by Preferred Property   
  Inspections and Engineering, Inc. dated 6-25-22 (attached hereto) 

 
2. Limitation of use of basement to utility room, laundry area and storage as  

  depicted on Sheet A-3 of plans prepared by Preferred Property Inspections and  
  Engineering, Inc. dated 11-1-21. 

 
3. Maintenance of an open-air front porch. 
 
4. Installation of a fire suppression system for the building in accordance with the  

  proposal prepared by Savior’s Fire Protection, Inc. dated June 20, 2022. 
 
5. Redesign and construction of parking and driveway acceptable to the Planning  

  Board Engineer prior to commencement of use. 
 
WHEREAS, the City Council hereby adopts and incorporates by reference the Findings 

and Conclusions and Decision of the Vineland Planning Board specified in Planning Board 
Resolution No. 6533 and 6538 regarding the Plan Amendment allowing a conversion of the 
existing structure located at 716 E. Plum Street, Block 3013 Lot 17 from a duplex to a triplex 
subject to the following conditions:   

 
1. Limiting the number of apartments to three-a 2-bedroom unit on the first floor (as 

  depicted on Sheet A-1 of plans prepared by Preferred Property Inspections and  
  Engineering, Inc. dated 10-23-21; a 2-bedroom unit on the second floor as  
  depicted on Sheet A-5 of plans prepared by Preferred Property Inspections and  
  Engineering, Inc. dated 6-25-22 revised 7-2-22 and a 1-bedroom on the third  
  floor as depicted on Sheet A-6 of plans prepared by Preferred Property   
  Inspections and Engineering, Inc. dated 6-25-22 (attached hereto) 

 
2. Limitation of use of basement to utility room, laundry area and storage as  

  depicted on Sheet A-3 of plans prepared by Preferred Property Inspections and  
  Engineering, Inc. dated 11-1-21. 

 
3. Maintenance of an open-air front porch. 
 
4. Installation of a fire suppression system for the building in accordance with the  

  proposal prepared by Savior’s Fire Protection, Inc. dated June 20, 2022. 
 
5. Redesign and construction of parking and driveway acceptable to the Planning  

  Board Engineer prior to commencement of use. 
 
WHEREAS, City Council further acknowledges that the use of the duplex as outlined in 

the Zoning Board Resolution 2021-52 would reflect a 4 bedroom use and the triplex will result in 
an increase to 5 bedrooms; and 

 



CITY OF VINELAND 

 

3 

 

WHEREAS, City Council finds it in the best interest of the City to amend the 
Redevelopment Plan consistent with Resolution 6533 and 6538 regarding the amendments to the 
Redevelopment Plan.  .        
 

NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of Vineland 
that the Center City Redevelopment Plan shall be amended allowing a conversion of the existing 
structure located at 716 E. Plum Street, Block 3013 Lot 17 from a duplex to a triplex subject to 
the following conditions:   

 
1. Limiting the number of apartments to three-a 2-bedroom unit on the first floor (as 

  depicted on Sheet A-1 of plans prepared by Preferred Property Inspections and  
  Engineering, Inc. dated 10-23-21; a 2-bedroom unit on the second floor as  
  depicted on Sheet A-5 of plans prepared by Preferred Property Inspections and  
  Engineering, Inc. dated 6-25-22 revised 7-2-22 and a 1-bedroom on the third  
  floor as depicted on Sheet A-6 of plans prepared by Preferred Property   
  Inspections and Engineering, Inc. dated 6-25-22 (attached hereto) 

 
2. Limitation of use of basement to utility room, laundry area and storage as  

  depicted on Sheet A-3 of plans prepared by Preferred Property Inspections and  
  Engineering, Inc. dated 11-1-21. 

 
3. Maintenance of an open-air front porch. 
 
4. Installation of a fire suppression system for the building in accordance with the  

  proposal prepared by Savior’s Fire Protection, Inc. dated June 20, 2022. 
 
5. Redesign and construction of parking and driveway acceptable to the Planning  

  Board Engineer prior to commencement of use. 
 

   

Passed first reading: 

 

Passed final reading: 

 

 

             

               President of Council 

 

Approved by the Mayor: 

 

 

             

             Mayor 

 

ATTEST: 

 

 

 

      

        City Clerk 

 






















