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6-8-17 

RESOLUTION #2017-09 

A RESOLUTION GRANTING BULK VARIANCE RELIEF TO PERMIT AN ATTACHED 
RESIDENTIAL GARAGE ADDITION WITHIN THE REQUIRED FRONT AND REAR  

YARD SET BACK AREAS IN THE SINGLE FAMILY DETACHED RESIDENTIAL 
DISTRICT 1  (SF-D1 DISTRICT) 

              

 WHEREAS, on June 7, 2017, the Borough of Collingswood Zoning Board of 

Adjustment, held a public hearing in connection with the variance application of 

BRUCE AND SILVIA WILSON, for premises located at 810 Ventnor Avenue in the 

Single Family Detached Residential District 1 (hereinafter referred to as SF-D1 

District); and, 

 WHEREAS, applicants seek a variance from the provisions of Article VI, of the 

Collingswood Zoning Ordinance, at Section 141-16, paragraph E, to permit an 

attached residential garage addition within the required front and rear yard set back 

areas in the SF-D1 District; and, 

 WHEREAS, due notice was given by applicants in accordance with statute by 

publication and by certified mail to all property owners within 200 feet of the 

premises, more than 10 days before the date of the hearing; and, 

 WHEREAS, the Collingswood Zoning Board of Adjustment having heard the 

testimony of applicant Bruce Wilson and his Professional Planner James Miller, and 

having considered the variance application and exhibits submitted in connection 

therewith, and no one appearing in opposition thereto, the Board finds as follows. 

FINDINGS OF FACT 

 1. Applicants are the owners of premises located at 810 Ventnor Avenue, 

being described as Block 105, Lot 2.02 on the Collingswood Tax Map. Said premises 

are located in the SF-D1 District. 

 2. The subject premises have an irregular shape which is generally 

triangular in nature. The property is located within the convergence of South Newton 
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Lake Drive and Ventnor Avenue at the intersection of said streets with Lees Lane. 

Applicants’ lot contains 144 feet of frontage on the south side of the Ventnor Avenue 

and 154.06 feet of frontage on the north side of South Newton Lake Drive. The two 

frontages converge at the eastern end at the intersection of said avenue and drive with 

Lees Lane. The western boundary of the subject lot is the rear lot line which is in two 

courses of 101.74 feet and 27 feet. The subject lot is improved with a one story brick 

and aluminum-sided dwelling that is set back 16.59 feet from the South Newton Lake 

Drive right-of-way at its closest point and 18.17 feet from the Ventnor Avenue right-of-

way at its closest point. The dwelling is centered in the widest portion of the lot. The 

northern end of the dwelling contains a two car attached garage accessed by a 

concrete drive leading in from Ventnor Avenue. The northern portion of applicants’ lot 

where the attached garage is located is slightly elevated. The land has a natural berm 

along its Ventnor Avenue frontage in proximity to the garage which then slopes 

downward toward the garage. This obscures the lower portion of the garage from street 

level view. There is also significant foliage in the northwest corner of applicants’ lot.  

 3. Applicants’ neighbors directly to the west are irregularly shaped lots 

improved with single family detached residences and bordered by Ventnor Avenue and 

South Newton Lake Drive. Directly north of the subject property are uniformly 

rectangular shaped single family lots improved with detached single family residences. 

To the south of the subject property and across South Newton Lake Drive is property 

owned by the Camden County Park Commission beyond which is Newton Lake.  

 4. Applicants’ residence is small and has little storage space. Applicants 

propose to construct an additional garage bay 18 feet in width that will extend the 

garage portion of the current structure out an additional 12 feet. This will reduce 

applicants’ front yard set back along Ventnor Avenue from its current depth of 18.17 

feet to 9.75 feet and will extend the existing garage an additional 12 feet at a rear yard 

set back of 9.92 feet. The addition will have the appearance of an additional garage 
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bay with a garage door. The additional bay will not be utilized for vehicular storage. 

Said space will be utilized for household storage because of the scarcity of current 

storage area. The location of the proposed addition is the only logical site for same. 

There will be no driveway access to the proposed garage bay. The nature of the 

adjacent grading will mitigate the proximity of the proposed addition to the street.  

 5. Because applicants have frontage on two separate streets and their lot is 

irregularly shaped compliance with the applicable front yard set backs for each street 

and with the required rear yard set back would leave applicants with a building 

envelope that it too small for the current residence much less any addition thereto. 

 6. Article VI of the Collingswood Zoning Ordinance at Section 141-16, 

regulates the use and development of properties in the SF-D1 District and at 

paragraph E thereunder sets forth the bulk requirements applicable thereto. It is 

provided at said paragraph that there shall be a front yard set back area of 30 feet and 

a rear yard of 20 feet. Because applicants’ property is located on a corner it is deemed 

to have two front yards. Since the proposed addition will be located 9.75 feet from the 

Ventnor Avenue right-of-way and 9.92 feet from the rear lot line, bulk variance relief is 

necessary from each of these requirements in order to permit the addition at the 

proposed location.  

CONCLUSIONS OF LAW 

 1. The Borough of Collingswood Zoning Board of Adjustment has 

jurisdiction over the within use variance application pursuant to the provisions of 

N.J.S.A. 40:55D-70(c). 

 2. Applicants have established the positive criteria for bulk variance relief 

by a preponderance of the competent, credible evidence by showing that the variance 

relief sought will advance the purposes of the Municipal Land Use Law and will serve 

as a better zoning alternative given the fact that the benefit to be obtained from the 

relief will substantially outweigh any detrimental that may be deemed to result 
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therefrom. The proposed relief is consistent with the encouragement of municipal 

action to guide the appropriate use or development of all lands in the state, in the 

manner that will promote the public health, safety, morals and general welfare. 

Further, the proposed relief will provide adequate light, air and open space. The 

existing house is relatively small and lacks storage space. It is an older home that does 

not reflect current storage needs. A two car garage is needed to accommodate the 

household cars but this leaves no room for storage. The layout of the house as existing 

limits where an addition can be erected. The only logical location for the addition to 

the garage is next to the existing garage. Further, applicants’ lot is small and its 

triangular shape limits the manner in which it can be improved. It has frontage on two 

of its three sides which pushes the building envelope to the west. The rear lot line is 

on an acute angle from South Newton Lake Drive which limits the space behind the 

house structure. The house already encroaches on the rear set back area required as a 

result. In addition, the property has a jog where the rear lot line turns in a 

northeasterly direction which further impacts the set back issue. Existing conditions 

on site and on the adjacent sites offset the aforementioned lot constraints. The home 

to the west has a substantial set back and suitable separation from the applicants’ 

residence. The patio area of applicants’ residence is on the opposite side of the lot from 

the proposed addition. The proposed garage addition accordingly will have no impact 

on the privacy of the aforementioned patio or on the actively used outdoor space on 

the lot. The area to the west of the proposed addition is occupied by dense plantings 

which will help buffer and shield the proposed addition. The slope of the subject lot 

falls from west to east and thus the proposed addition will be below the grade of the 

adjoining properties and somewhat shielded by this slope. The addition will be located 

in the corner of the lot where its impact will be minimal due to the surrounding field 

conditions and it will not impact the neighboring homes. There is no place on the lot 

that would be a better location for the proposed garage addition. Given the narrowness 
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of the existing rear yard and the greater impact an addition would have on the 

streetscape if located on the south or east side of the residence. The benefits of the 

addition include added storage space and enhanced functionality for the homes floor 

plan. These benefits outweigh the minor impact of the addition. The benefit in 

upgrading and modernizing the residence is significant because it will provide needed 

storage and enhance the functionality of the home by allowing full use of the garage. 

The impact of the addition is minor and mitigated by its location. For these reasons, 

the relief required becomes the better zoning alternative and the benefits of granting 

these variances will outweigh the minimal impact of the requested relief.   

 3. Applicants have satisfied the negative criteria for bulk variance by a 

preponderance of the competent, credible evidence. Applicants have established that 

the proposed relief will not result in a substantial detriment to the public good and will 

not substantially impair the intent and purpose of the zone plan and zoning 

ordinance. This is because the relief requested will create a small addition in a 

suitable location without impact on the public good. Its limited impact due to its small 

size is mitigated by its layout and the shield conditions unique to the site. Further, the 

use requested is consistent with the permitted uses in the SF-D1 District and the 

surrounding land use patterns. In addition, the proposed garage addition is a better 

alternative to meet storage needs than an outdoor shed. It will not result in a 

significant alteration of the character or intensity of the existing use and it advances 

the public welfare by providing an appropriate use on a site with significant 

constraints and limited development capacity. The homes in the area tend to have 

small set backs and many have been modified the need of the contemporary 

homeowner. Accordingly, the proposed improvement is consistent with established 

patterns of development within the area.  

 4. Because of the exceptional and unique shape of applicants’ lot and the 

limited building envelope resulting from the strict application of applicable bulk 
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requirements it would be an exceptional and undue hardship upon the applicant to 

strictly enforce said requirements because enforcement would prohibit any further 

improvements on the property.  

 NOW, THEREFORE, BE IT RESOLVED, by the Zoning Board of Adjustment of 

the Borough of Collingswood, that a motion duly made by Patrick Hoban and duly 

seconded by Harvey Stick to grant the bulk variance relief sought by applicants from 

the provisions of Article VI of the Collingswood Zoning Ordinance at Section 141-16, 

paragraph E, to permit the proposed garage addition at a front yard set back from 

Ventnor Avenue of 9.75 feet and a rear yard set back of 9.92 feet in the SF-D1 District, 

all in accordance with the plot plan and exhibits submitted with the variance 

application, be and the same is hereby GRANTED. 

 The above motion approving the variance, with conditions, was adopted by a 5  

to  0  vote of the Collingswood Zoning Board of Adjustment at a meeting held on June 

7, 2017 and the within resolution memorializing the aforesaid decision was adopted by 

a __4___ to _0____ vote on  July 12         , 2017. 

 ROLL CALL VOTE:  

 IN FAVOR: Patrick Hoban, Harvey Stick, Mary Marker, Andrew Faupel, Kevin  
   Klepp 
 
 OPPOSED: None 
 

              

Madalyn Deets 
Board Secretary 


