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INTEROFFICE MEMORANDUM 

DATE: July 31, 2020 

TO:  FILE 

FROM: MPM 

RE:  Collingswood Planning Board Meeting:  July 27, 2020 

On July 27, 2020 at 7:00 p.m. I attended the Collingswood Planning Board meeting via 

Zoom.  Members present were Francis Caputo, Chairperson, Mary Ellen Reis, Vice 

Chairperson, Joseph Santomauro, John Kane, Reed Orem, Diane Marini and 

Commissioner Joan Leonard.  Also in attendance were Carol Sickler, Stan Witkowski, 

the Zoning Officer and Tim Staszewski, the Planning Board Engineer.  A motion to 

adopt the minutes was voted on and passed unanimously.  Likewise, Resolutions 2020-

9 and 2020-10 were passed unanimously.  Resolution 2020-9 dealt with 1030 Haddon 

Avenue and Resolutions 2020-10 dealt with 432 Virginia Avenue.  In terms of 

Virginia Avenue, Paul Dougherty, Esquire, counsel for the Applicant, had submitted 

previously a deed of subdivision. The deed was reviewed by the undersigned and Mr. 

Dougherty was advised that the deed was satisfactory.   

The Planning Board then dealt with signs and the first sign was Revolution Coffee 

Roasters, 765 Haddon Avenue.  Justin Ettore was present on behalf of Revolution 

Coffee Roasters.  There was some discussion concerning whether coffee would be 

served for free or whether it would be charged to customers.  I then reviewed 

paragraph three (3) of a previous Resolution dealing with 765 Haddon Avenue 

(Resolution 2019-14). That paragraph indicated that customers and non-customers will 

be able to purchase coffee.  No one was present from William Penn Bank.  There 

seemed to be some confusion as to what Revolution Coffee Roasters could do within 

the bank and the sign application was carried.  Justin Ettore consented to the 

continuance. 

The Planning Board then dealt with a sign application for Scissors and Home 

Barbershop.  After some discussion, it was determined that no one had appeared on 

behalf of the Applicant thus, the application was carried. 

The Planning Board then dealt with the application by the Borough of Collingswood 

for a subdivision at 414 and 416 Haddon Avenue.  Joseph M. Nardi, III, Esquire, the 

Solicitor for the Borough of Collingswood presented the application to the Planning 
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Board.  Mr. Nardi previously had provided a Plan of Survey from Richard S. 

Humphries, a New Jersey Licensed Surveyor with Walter H. McNamara Associates, 

Inc., Professional Land Surveyors.  The survey depicted Haddon Avenue at the 

intersection of Zane Avenue along with Lot 21, Lot 20, Lot 19, Lot 18, Lot 17, Lot 16, 

Lot 15 and Lot 14.  The survey demonstrated the proposed subdivision line with the 

proposed subdivision and the lots existing after the proposed subdivision.  The two 

subdivided lots would be merged with Lots 20, 19, 18 and 17 at 434 Haddon Avenue. 

Mr. Nardi explained that the owners of Lot 15 and Lot 16 on Haddon Avenue have 

consented to the subdivisions.  Those properties will be subdivided by taking the back 

80 feet from each lot. The subdivided pieces then will be used in conjunction with the 

Borough property at 434 Haddon Avenue which is the site of the new Public Safety 

Building.  The subdivided pieces will be consolidated with the Borough property to be 

used for additional, overflow parking from the main parking lot at the new Public 

Safety Building.   

Mr. Nardi requested the following variances: 

1. Lot Area:  After subdivision Lot 15 will have 6,685.17 square feet and Lot 16 

will have 5,6001 square feet.  The minimum lot area per the Development 

Regulations is 12,500 square feet.   

2. Rear yard setback for parking variances was also requested. The required rear 

setback for parking spaces is 10 feet; after the subdivision, the rear setback for 

parking on Lots 15 and 16 will be 7 feet.   

Mr. Nardi also pointed out that the two (2) properties have pre-existing non-

conforming conditions that are not affected by the subdivision. Those are set forth in 

the Ryder to the Borough’s application.  Mr. Nardi further pointed out that the 

application in question meets the standards for granting for the requested variances.  

The application meets the positive criteria for C(2) variances which will allow 

additional parking that is needed for the Borough’s Public Safety Building.  Thus, 

should these variances be granted, it will advance the purposes of the Municipal Land 

Use Law by promoting the general welfare of the Borough.  Secondly, Mr. Nardi 

pointed out that granting the variances will have limited negative impact since the 

subdivision will have no visual impact from the street.  Mr. Nardi argued that the 

benefits in granting the variances far outweigh any detriment to the public good, will 

not result in substantial detriment to the public good nor will it impair the intent and 

purpose of Zoning Plan or the Zoning Ordinance.  In addition, should the subdivisions 
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be granted and additional parking provided for the new Public Safety Building, that 

will enhance the safety of citizens utilizing the Public Safety Building.   

Mr. Nardi stressed that the area to be subdivided is basically “dead space”; it is simply 

grass and is not utilized for anything.  The loss of the subdivided lots will have no 

adverse impact on the office buildings at 416 and 414 Haddon Avenue.  In response to 

certain questions, Mr. Nardi indicated that there are no reservation of rights or property 

interest in the land being subdivided to the original owners.  Thus, the owners of 414 

and 416 Haddon Avenue will have no right to utilize parking spaces in the subdivided 

land.   

The meeting was opened to the public and Lori Burdan of 404 Haddon Avenue 

questioned Mr. Nardi concerning access to Haddon Avenue.  Mr. Nardi explained that 

there will be no adverse impact on the access to Haddon Avenue.  In fact, Mr. Nardi 

explained that cars may enter into the subdivided lots for parking only after entering 

the main parking lot.  In effect, the subdivided lots will be utilized for overflow 

parking.  No one else appeared from the public; Ms. Burdan appeared to be satisfied 

with the responses and the meeting was closed to the public.   

On motion made by John Kane and seconded, with Joan Leonard abstaining, the 

application passed unanimously.   

The Planning Board then dealt with another application from the Borough of 

Collingswood Commissioners regarding a Resolution referring an Ordinance for 

Amendment to Redevelopment Plan which referral was made to the Planning Board 

pursuant to N.J.S.A. 40A:12a-14, et seq.  Once again, the Borough was represented by 

Mr. Nardi.  He explained that the Borough Commissioners, in an effort to develop 

various parcels within the Central Business District of the Borough along the southside 

of Haddon Avenue, an additional parcels bounded on the west by Collings Avenue and 

on the east by Irwin Avenue, designated such areas as areas in need of development.  

Furthermore, pursuant to Ordinance No. 1245, the Borough Commissioners adopted a 

Development Plan for the Redevelopment Area.  Mr. Nardi explained that Resolution 

No 20-118 indicates that the Borough Commissioners wish to amend the 

Redevelopment Plan to expand the type of permitted land uses within a 

Redevelopment area to include an aesthetic medical spa for the first floor of the 

property located at 738 Haddon Avenue.  Apparently, this property presently is vacant, 

and the Commissioners believe that the property would be appropriate for the proposed 

use as an aesthetic medical spa for the first floor. 
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The matter was referred to the Planning Board who listened to the explanations of Mr. 

Nardi who also answered questions concerning the proposed spa.  On motion by John 

Kane, seconded by Diane Marini, the Collingswood Planning Board decided to 

recommend the adoption of the Ordinance amendment so that an aesthetic medical spa 

could operate on the first floor of property located at 738 Haddon Avenue.  As a result, 

the Solicitor for the Planning Board was directed to issue a report of the Planning 

Board’s recommendation to the Borough Commissioners.   

The Planning Board then dealt with Collingswood Borough Commissioner’s 

Resolution No. 20-119.  The Borough Commissioners wish to amend a  

Redevelopment Plan to allow light food manufacturing/coffee roasting as a permitted 

use at property located within the Borough at 807-809 Haddon Avenue, Block 37, Lot 

4.  In light of the Commissioners wishing to amend the Redevelopment Plan, they 

referred the matter to the Borough Planning Board to conduct a review and present a 

report to the Commissioners regarding the Amendment to the Ordinance. Once again, 

Mr. Nardi explained that Revolutionary Coffee Roasters simply is moving their 

operation from Fern Avenue to 807-809 Haddon Avenue.  Mr. Nardi explained th that 

the use could be considered “light industrial”.  Mr. Nardi explained that Revolution 

Coffee Roasters intends to utilize the entire building, including the second floor.  

Furthermore, Mr. Nardi explained that the Amendment to the Redevelopment Plan 

only pertains to this particular building.   

The Planning Board had numerous questions concerning odors of roasted coffee, fire 

suppression systems, etc.  Furthermore, the Planning Board questioned Mr. Nardi as to 

whether the Applicant (Revolution Coffee Roasters) would have to come before the 

Planning Board prior to opening at the subject site.  It was agreed that should the SI 

Code be changed by Revolution Coffee Roasters moving to the subject property, then 

they would have to appear before the Planning Board for site plan approval.   

On motion by John Kane and seconded by Mary Ellen Reis, the Planning Board 

recommended that the Redevelopment Plan and Ordinance be amended pertaining 

only to this particular property, 807-809 Haddon Avenue.  Thus, the Planning Board 

Solicitor was directed to issue a report concerning the Board’s findings to the Borough 

of Commissioners.  

The Planning Board then dealt with the Application of  2327 Cuthbert, LLC.  This is a 

major site plan application of redeveloped property wherein the applicant intends to 

demolish the existing two-story structure and construct a veterinary clinic.   
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The applicant was represented by Alan H. Ettenson, Esquire, PO Box 237, 

Moorestown, New Jersey 08057.  Mr. Ettenson previously had provided the Planning 

Board with the following: 

1. Application Form for 2327 Cuthbert, LLC of 6 Justa Lane, Cherry Hill, New 

Jersey pertaining to major site plan relief at 19 Cuthbert Road, Block 59, Lot 4. 

2. Report of the Petit Group, LLC dated February 3, 2020 executed by David 

Kreck, P.E., C.M.E.  This report dealt with the proposed variances submissions 

and design waiver requests. 

3. Zoning Permit Application form submitted by the applicant wherein the 

applicant stated, “The applicant is proposing demolishing of existing structure 

and subsequent construction of a veterinary clinic”. 

4. Denial of Zoning Permit issued by Stanley Witkowski, February 24, 2020. 

5. Correspondence to Mr. Ettenson from Mr. Witkowski dated February 24, 2020 

which states, “Your application for a Zoning Permit for the demolition of 

existing structure and subsequent construction of a veterinary clinic is denied 

and referred to the Collingswood Planning Board.”   

6. Architectural Plans from Cornerstone Architectural Group, LLC executed by 

Richard M. Longo, February 3, 2020. The Plans consist of two drawings of the 

proposed veterinary hospital and proposed renderings and elevations. 

7. Boundary and Topography Plan for 19 Cuthbert Road signed and sealed by 

Philipp J. Schaeffer, professional land surveyor dated December 23, 2019. 

8. Preliminary and Final Major Site Plan for 19 West Cuthbert Road, Block 59, 

Lot 4, Plate 7, Borough of Collingswood, signed and sealed by David P. Kreck, 

P.E., C.M.A., Professional Engineer dated December 31, 2019.  The major site 

plans consist of  nine (9) sheets including a cover sheet, external conditions and 

demolition plan for the subject property.   

9. Site Plan.   

10. Grading and Utility Plan. 

11. Landscaping and Lighting Plan. 

12. Soil Erosion and Sediment Control Plan. 
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13. S.E.S.C. notes and details. 

14. Construction details. 

15. Additional construction details. 

In addition, the Planning Board received and reviewed the report of Timothy S. 

Staszewski, P.E., C.M.E., the Collingswood Planning Board Engineer consisting of six 

(6) pages which addressed engineering concerns for the subject property.  According to 

Mr. Staszewski, the only variance necessary was the possibility of lighting levels at the 

northern side of the subject property adjacent to Crispy Kreme Donuts. 

Mr. Ettenson produced the sworn testimony of Brian Clearly, Engineer, Robert Longo, 

Architect, John Schiavo, the owner of the subject property and Dr. Khlaid Munir, the 

contract purchaser and veterinarian.   

Mr. Ettenson first produced the sworn testimony of Brian Clearly, a licensed Engineer.  

His testimony was accepted as that of an engineering expert.  Mr. Clearly testified as 

follows: 

 The veterinary hospital building would be located at the rear of the property 

(westside of the property).  Parking will be located between the veterinary 

hospital and Cuthbert Blvd. 

 There will be negligible water discharge at the subject site.   

 A trash enclosure will be located to the rear of the property, behind the building.  

The trash enclosure will be enclosed by a cedar fence.  Illustrations of the 

enclosure were provided.   

 Landscaping will be provided on the southside of the property between the 

parking lot and the residential uses, next door. 

 A variance may be necessary for the light which will shine onto the adjacent 

property of Krispy Kreme.  This property is to the north of the subject site and 

the amount of light illuminating the Krispy Kreme property would be de 

minimis. 

 Mr. Clearly addressed all waivers requested which are set forth in the aforesaid 

application and all documentation provided by Mr. Ettenson. Those submission 

waivers are set forth on pages 2 and 3 of the Petit Report executed and sealed by 

David Kreck. 
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 Mr. Clearly indicated, as did Mr. Ettenson, that the applicant agrees with all 

recommendations of Planning Board Engineer set forth in his report of July 14, 

2020.   

 It was agreed that the application in question is governed by the Redevelopment 

Plan and Ordinance pertaining to 19 Cuthbert Road.  Mr. Staszewski testified 

that the standards of the Redevelopment Plan supersede all Ordinances.  Mr. 

Staszewski further indicated that the application complies with all landscaping 

requirements of the Redevelopment Plan. He further testified that the proposed 

lighting will not impact adversely residential properties to the south of the 

subject site.   

 Mr. Staszewski testified that the trash enclosure will be 8 feet by 3 feet.   

Numerous questions were asked of the applicant concerning medical waste.  The 

Board was advised that medical waste will be picked up two to three times per 

week by a private enterprise.  In response to questions by the Chairman of the 

Planning Board, the Board was advised that there will be shrubs planted along the 

parking lot between the parking lot and the residential property to the south of the 

subject site. As to dog waste on the subject property, someone from the veterinary 

office will be charged with the responsibility of picking up and removing dog 

waste.   

The applicant, by and through his experts, testified that the trees to be planted at the 

subject site eventually will be five to six feet wide and 15 feet tall. Also, trees will 

be planted behind the veterinary hospital.  There is an existing fence on the 

westside of the property separating the subject property from the neighbors.   

Commissioner Leonard questioned the applicant concerning whether a deciduous 

tree could be planted to which the applicant responded yes. The applicant is willing 

to work with the Borough and with the Planning Board Engineer regarding 

plantings.   

Robert Longo, a licensed architect, testified.  He indicated that the architectural 

rendition was not official; the engineering plan is what is official.  Again, the 

applicant agreed to work with the Borough and the Planning Board Engineer 

concerning landscaping.   

Robert Longo testified as to his three drawings. The building is one-story, 2,561 

square feet.  There were not many questions pertaining to the actual building.  Signs 

were then discussed. There is one sign that will be on the subject building which is 
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demonstrated on Mr. Longo’s plans.  The applicant was advised that ground 

lighting for the sign was appropriate. 

There was some discussion concerning additional plantings or substitute plantings 

such as arborvitae near the trash enclosure.  Furthermore, skyrocket junipers were 

discussed.   

Khlaid Munir, veterinarian and contract purchaser of the property testified. He 

presently operates The Collingswood Veterinary Clinic on the westside of town.  

When questioned as to why he wanted to move to the subject location, Dr. Munir 

testified it’s a better location.  He will operate two (2) shifts with a maximum of 

three (3) employees at one time. There is no walk-in business; all visits are by 

appointment only.  As indicated, there will be three (3) employees on each shift, 

one (1)  receptionist and two (2) technicians. Dr. Munir testified that medical 

hazardous waste will be picked up by a private company.  Deliveries were a 

concern to the Planning Board; it was agreed that all delivered, including Federal 

Express, UPS, etc. would have to be delivered and the trucks would have to park in 

the parking lot not on Cuthbert Blvd.   

Dr. Munir testified that he treats 99.9% dogs and cats.  These animals will not stay 

overnight so there will not be a problem with barking dogs at night.  He reiterated 

that one of his employees will be designated to pick up animal waste in the parking 

lot or on the grounds.  

As to the hours of operation, they will be 8 am to 8 pm, Monday through Friday, 9 

am to 4 pm on Saturday and perhaps 8 am to 2 pm on Sunday.  Dr. Munir testified 

that trash will be pulled to the street.  It will be maintained in 50-gallon trash cans 

and he anticipates two (2) cans.  The applicant or an employee will take the cans to 

Cuthbert Road for pick up.  The applicant was agreeable that if more trash is 

generated than anticipated, he will hire a private hauler. Furthermore, the applicant 

indicated that he will require Federal Express, UPS, etc. drivers to pull into the lot.   

John Schiavo, the owner of the subject property, testified. Obviously, he is in favor 

of the application.  As to parking, 10 spaces are required and 10 are provided.  It 

was agreed that this application and development does not trigger the storm water 

rule for a major development.  The sign on the left front wall of the structure (south 

side) will be approved; it will be wood composite and perhaps three dimensional.  

The architect agreed to work with Mr. Staszewski as to the design of the sign.  
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The meeting was opened to the public and no one appeared to either testify or 

question the applicant.  On motion by Reed Orem and seconded by Mary Ellen 

Reis, the application was passed unanimously. 

 

 

 

 

 

 

 

 

 

 

 

 


