
CITY OF VINELAND 

RESOLUTION NO. 2022-_______ 

RESOLUTION ADOPTING THE FINDINGS AND 

CONCLUSIONS AND DECISION OF RESOLUTION NO. 

6539 OF THE PLANNING BOARD OF THE CITY OF 

VINELAND THAT BLOCK 1909 LOT 50, OAK ROAD BE 

DECLARED AN AREA IN NEED OF REDEVELOPMENT 

PURSUANT TO THE NEW JERSEY HOUSING AND 

REDEVELOPMENT LAWS. 

WHEREAS, pursuant to N.J.S.A. 40A:12A-6(a), the City Council of the City of Vineland 

(Council) adopted Resolution No. 2022-315 directing the Planning Board of the City of Vineland 

(Planning Board) to undertake a preliminary investigation to determine whether Block 1909 Lot 

50 (Study Area) should be designated as a Non-Condemnation Redevelopment Area in 

accordance with NJSA 40A:12A-1, et seq.; and 

WHEREAS, Kathleen Hicks, Supervising Planner of the City of Vineland prepared a 

report entitled “Oak Road Redevelopment Area Preliminary Investigation” (Study) dated October 

2022 and a map of the area to be investigated and a preliminary investigation of the proposed 

areas to be designated as redevelopment areas was presented; and 

WHEREAS, the Planning Board conducted public hearings on October 27, 2022 at which 

time all interested individuals and property owners were provided the opportunity to address all 

their questions and concerns, and considered the sworn testimony of Kathleen Hicks; and 

WHEREAS, after careful study and deliberation of the statements and testimony made 

during the public hearing and the evidence presented during the course of the public hearing, the 

Planning Board recommended to City Council that Block 1909, Lot 50 meets two of the criteria 

as set forth in N.J.S.A. 40A:12 A-5, Criteria “g” and “h” and therefore is determined to be an area 

in need of redevelopment and further recommended that the designation be a Non-Condemnation 

redevelopment Area.   

 NOW, THEREFORE, BE IT RESOLVED by the Council of the City of Vineland that it 

hereby adopts and approves the findings and recommendations made by the Planning Board as 

memorialized in Planning Board Resolution Number 6539, Resolution of Findings and 

Conclusions and Decision of the Vineland Planning Board, and hereby declares Block, 1909, Lot 

50 a Non-Condemnation Redevelopment Area in accordance with N.J.S.A. 40A:12A-1 et seq. 

Specifically, Lot 50 meet the criteria of (1) subsection (g) of N.J.S.A. 40A:12A-5, in that the area 

is located within an Urban enterprise Zone that was designated pursuant to the New Jersey Urban 

Enterprise Zone Act and (h) in that the area is targeted for growth in the State Development and 

Redevelopment Plan, the City Master Plan and the Landis Sewerage Authority Wastewater 

Management Plan and that public sewer and water are available.  

BE IT FURTHER RESOLVED that the area shall be designated as a Non-Condemnation 

Redevelopment Area 
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CITY OF VINELAND 

 

  

BE IT FURTHER RESOLVED that this resolution shall take effect immediately. 

 

Adopted: 

 

 

 

             

           President of Council 

 

ATTEST: 

 

 

 

      

        City Clerk 



RESOLUTION NO. 6539

RESOLUTION OF FINDING A.IYD CONCLUSIONS AND
DECISION OF TIIE I'INELAND PLANNNG BOARI)

WIIEREAS, thE City Couacil of thc City of Vioclad has by way of Resolutioa 2022-
315 dirccred tbe Plan"i'g Board ofthc City of Vincland to Edcrtakc a FelimirEry invrstigation
to dccnniDe tryh€th€r or trot a ce(aiD ar€a ofthe City sbould be ,tcsignrt"d as an area in need of
EdcvelopEcnt in accordame with NJSA ilOA: l2A- l, et seq; 8!d

IVEEREAS, City Cormil directed th€ Pl'nning Boad to itrvstigat€ thc followiog 8E!-
Block 1909/Irt 50, locatod oa the aorth side ofOak Road east of Main Road;

WmRDAS, the Plalmilg Board conductcd I pr€liminary invcstigation of the proposed
arEa to be desig[Etcd as a No!{ondeDDation Redcvelopment Arca; alrd

WEEREAS, Oe PlaDDirg Board conduacd a public hcaring o! October 2?,2@Z a&q
ocwspaper notice and noritrcgioo to thc landowncrs of tbc property-in-questioo and propertics
within 200 fea; ard

WEEREAS, the PlanninS Board coosidered the Eport titled Oak Road Rcdevetopment
ArEE Prcliminqry lovcstigation, darrd October 2022, and comidered tb€ swom t€stimotry of
IGthlcea Hic*s, PP/AICP, Supervising Plronet for tbe City of Vineland.

NOW TImRDFORE, BE ff RESOLVED, ih,t the City of ViDelsnd Pl.nring Boad
rcconmeods to City Council that City Couocil d€chrE this 8 Non4oDdeoDalion Redeveloprnent
fura-

Tt€ PlsDnirg Boad fuds that the area-iaauesion satisfi€s two of thc critqia of NJSA
40A: l2A-5 as follows;

l. Criteria 'g': This area is located withio an Urba Entcrprise Zone that was drsignabd
p|ll3uant to thc'New Jersey Urtan Entaprise ZoB Act" P.L.l9t3, C.303 (C.52:'27Hi6o 6
s€q.)

2. Criteria 'h': Tbis area is targeted for growth in the Stare Devclopment and
R€d€velopDeol Plao, the City Masta Plall alrd the Lsndis Sewerage Arlhority Wastew,ater
Mamgcment Plaa hblic waer aDd sewer ate avail8ble.

Thc forcgoitrg is I tsrE copy ofthc Resolurioo of riecisiou adopted by dlc PlaDniry Bo8rd
of the City of Vinclald at a meetiDg hcld o! Octoba 27, 2022, a rcflectrd io the rccordcd
minutcs of said mectirg.

[r"gCElVED
0cI 28 2t12

CITY OF VINELAND
BUSINESS ADl,rlN.

0
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PRELIMINARY INVESTIGATION REPORT

INTRODUCTION

Puroose

The purpose of this report is to determine whethet block 1909/lot 50, located at 1890

E. Oak Road, qualifies as an area in need ofredevelopment, as defined in the Local
Redevelopment and Housing [aw, P.L.199, Chapter 79, hercafler referred to as LRHL.

This report is written in accordance with N.J.S.A. tl0A: l2A{a), which says, 'No area

ofa municipality shall be determin€d to be a rcdeveloprnent area unlcss the govcming
body ofthe municipality shall, by resolution, authorize ttrc planning board to urdcrtake a
prcliminary investigation to determine whether the proposed area is a redevelopment area

according to thc criteria set forth in N.J.S.A. 40A:12A-5....The goveming body of a
mmicipality shall assign the conduct of the inva*igation and hearing to the planning

board of a municipality' .

Pusuant to this statute, on July 26, 2022, City Couttcil adopted Resolution No. 2022-
3 15, which directed the Planning Board to underrake a preliminary investigation as to
whether the Study Area qualifies as an area in necd of redevelopmcnt pursuant to LRHL
(Appcndix A). This report includes the Site Shdy Area Map, developed by the Planning
Board on September 14,2U22, which shows the boundaries of the Study Are4 and which
is the basis for conducting the investigation, as rcquired by N.J.S.A.40A:l2A{b[l)
(Figure l). City Council stipulated that the Study Ar* t oud be a Non-Condemnation
Redevelopment Area if it qualifies.

In accordance with N.J.S.A. 40A: l2A{b)(5), following a public hearing the
planning board shall recommend that the delineated arca or any pan thereof, bc
determined, or not be determined, by the municipal goveming body to be a
redevelopment area. After receiving the rccommendation ofthe planning board, the

municipal goveming body may adopt a resolution determining that the delineated area, or
any part thereof, is in need of redevelopment.

Studv Area Historv

As late as 19E8, the Study Area was a small fam. There was a home, garage md
chickcn coop on the p,roperty. The rear was a tillcd field.

Sfudv Aree Descriotion

The Study Arca includes a single parcel - block 1909/lot 50 (Figrres 2 & 3). It totals
8.27 acrcs. Of this, approximately 3 acrcs at the rear ofthe parcel, or 37.5%, has been
used for agricultural purposes. Approximately 3 acres in the middle ofthe parcel, or
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FIGURE I
OAK ROAI)
REI)EVELOPMENT
STUDY AREA
BLOCK I9O9/LOT 50

BASIS FOR INVES'IIGATION
'l'hc City of Vineland City Council instructed the Planning Board. on

July 26, 2022. via Resolution No. 2022-i 15. to undenake a

preliminary investigation as to whether lllock l909 .ot 50 csn be

designated an area in need ofredcvelopment. which would give City
Council full authority to use all thosc porvcrs providcd by thc

t.cgislaturc in N.J.S.A. 40A: l2A- | et seq. ffi use in a redevelopment

arca. other than the use ofeminent domain (Non-Condcmn8tion

Rc{evelopment Arca).

'I'hc bulkofthc propcrty is vacant land. Asmall ponion ofthe site is

currently uscd for a tele-communications torver- Thc land is privately

orvned. Thc preliminary invcstigation will utilize criteria establishcd
in N.J.S.A.40A-l2A-5.
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FIGURf, 3
Oak Road - Acrial Photograph
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Surrounding Area

The Study 666 66n1r on Oak Road, approximately 1,436 feet east of Main Road.
The eastem properly line aligns with tlrc centerline ofBecker Drive. Phcasant Run
Condominiums (100 units), a daycare center, two (2) singlc-family homes, and King's
Crcssing Condominiums (83 units) is to the easq single-family homes and farm fields are
across Oak Road to the south; Vineland Produce Auction and Major P€fioleum are to tlre
west; and farm fields at the rcar of commercial properties fronting on Vine Road are to
the north (Figure 4).

Curent Utilization of Propertv

As mentioned previously, a 130 foot tall telecommunications tower is the only
struchrc in the Study Arca. The rear of thc troperty has been cultivated in the recent
pas, though it may now be fallow (Figues 5).

AREA IN NEED OF REDEVELOPMENT ANALYSIS

As mentioned in the innoduction, N.J.S.A. 40A: l2A-5 sets forth the criteria ro be used
in the prcliminary investigation to determine whether an area is in need of
redevelopment. An area may be determincd to be in need of rcdevelopment if it meets
one or more ofthe following statutory criteria:

a. The generality of buildings arc substandard, unsafe, unsanitary, dilapidated, or
obsolescent, or possess any of such characteristics, or are so lacking in light,
air, or spacc, as to be conducive to unwholesome living or working
conditions.

b. The discontinuance of use of buildings previously used for commercial,
manufacturing, or industrial purposcs; the abandonment of zuch buildings; or
the same bcing allowed to fall into so grcat a state ofdisrcpair as to be
untenable.

c. Land that is owned by the municipality, thc county, a local housing authority,
rcdevelopment agency or redevelopment entity, or unimproved vacant land
that has r€mained so for a period of ten years prior to adoption of the
resolution, and that by rcason of its locatiorl remoteness, lack of means of
acceslr to developed sections or portions ofthe municipality, or topographn or
nature of the soil, is not likely to be developed thmugh tbc insnmenAlity of
private capital.

37.5%, is wooded. The rcmaining appmximately 2 acres at the front of the parcel, or
25%, is cleared with some clusters of rees and a 130 foot tall telerommtrnications tower,
the only stsucture on the site.

Criteria for Area in Need of Redeveloomelt
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FTGURE 5
Oek Road - street view



d. Arcas with buildings or improvements which, by reason of dilapidation,
obsolescence, overcrowding, faulty arrangcment or design, lack ofventilation,
light and sanitary facilities, e:(ccssive land covemge, deleterious land use or
obsolete layout, or any combination ofthese or other factorg are dctrimentd
to the saGty, health, morals, or welfare of the community.

e. A growing lack or total lack of proper utilization of areas caused by the
condition of tlrc title, diverse ownenhip of the real property thercin or other
conditions, resulting in a stagnant or not firlly productive condition of land
potentially useful and valuable for contributing to and serving the public
healttu safety and welfarc.

f. Arcag in excess of five contiguous acres, whereon buildings or improvcrncnts
have been desu,oyed, consumed by fire, demolished or dtq€d by the etion of
storm, fire, cyclone, tomado, earthquake or other casualty in such a way that
the aggregate asscssed value of the area has been materially degeciated.

g. [n any municipality in which an enteryrise zone has been designated pun ant
to the nlew Jersey Urban Enterprise Zones Ac!" P.L.1983, c.303 (C.52:27H-
60 et seq.) the execution of the actions prescribed in that act for thc adoption
by the municipality and appmval by the New Jersey Urban Enterprise Zone
Authority ofthe zone development plan for the area of the enterprise zone
shall be considered sufficient for the determination that thc area is in need of
redevelopment pursuant s€ctions 5 and 6 of P.L.1992, c.79 (C.,$A:l2A-5 and

40A: 12A-6) for the purpose of granting tax exemptions within the enterprise
zone district pursuant to the provisions ofP.L.l99l, c.431 (C.,l0A:21-l et
seq.). The municipalily shall not utilize any other redevelopment po\ryers

within the urban enterprise zone unless the municipal govcrning body ard
planning board have also takcn thc actions and fulfilled the rcquirements
prescriH in P.L.192, c.79 (C.40A: l2A- I et al.) for determining that the
area is in necd ofredevelopment or an area in need of rehabilitation and the
mrmicipal goveming body has adopted a redevelopment plan ordinance
including the area of the enterprise zorrc.

h. The designation of the &lineated area is consistent with smart growth
planning principles adopted pursuant to law or regulation.

Findines

The Study Area meets two (2) of thc criteria set forth in N.J.S.A. 40A: l2A-5 tbat are
to be utilized in the preliminary investigation to det€rmine whether an area is in need of
redcvelopment.

Criterion'st

The Study Arca is located in the Millville-Vineland Urban Enrcrprise Zone. As statcd
above in the previous section, any municipelity in which an enterprise zone has been
designated pursuant to the "New Jersey Urban Enterprise Zones Act," P.L.1983, c.303
(C.52:27H-50 et seq.) the execution of the actions prcscribed in that act for the adoption
by the muicipality and approval by the New Jersey Urban Entcrprisc Zone Authority of



the zone development plan for the area of the enterprise zone shall be considered
sufficient for the determination that the area is in need of redevelopment pursuant

sections 5 and 6 of P.L. I 992, c.79 (C.,IOA: I 2A-5 and 40A: l 2A-6) for the purpose of
granting ta< exemptions within the enterprise zone district pursuant to the provisions of
P.L.l99l, c.431 (C.40A:21-1 et seq.). The Study Area therefore satisfies criterion'g'.

Criterion 'h'

The Study 6rcs ;s in an arca targeted for growth in the Stare Development and

Redwelopment Plan @A-2 Suburban Plaoning ArEa), ttte City Master Plan and the
Larxlis Sewerage Authority Wastewater Mamgement Plan, which has been apprcved by
DEP. Development ofan in-fill parcel will advance ahcady established smart growth
planning principles. As a rcsult, the recomnrended Redevelopment Area sstisfies
criterion 'h'

To summrrize, block l9lD/lot 50 qurlifrc! er en rrce in nccd of redcvelopment
bered upon crlterir 'gt end 'ht end is necommendcd rs r Non4ondemnrtion
Redcvelopment Aree.
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