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Collingswood Planning Board 

678 Haddon Avenue 

February 27, 2017 

 

The Collingswood Planning met at the Collingswood Borough Hall, 678 Haddon Avenue, on 

Monday, February 27, 2017.  Board Chairman, Joseph Santomauro called the meeting to order at 

7:00 P.M. and read the Open Public Meeting Act. The Pledge of Allegiance was recited by all.  

 

The secretary called the roll: 

 

PRESENT:    Joseph Santomauro, Chairman; Mary Ellen Ries, Co-Chairman, Mayor Maley, 

Commissioner Leonard, John Kane, Diane Marini, Orem Reed, Frank Caputo and 

Edward Fox, Michael P. Madden the Board Solicitor, Tim Staszewski, of 

Remington and Vernick, Planning Board Engineer and Zoning Officer Gretchen 

Kolecki 

 

ABSENT:      Carol Vita   

 

These minutes are a summary of events that transpired and are not a transcript of the session.  

Audiotapes of the session are available for review on appointment. 

 

 MINUTES 

 
The reading of the January 27, 2017 meeting minutes was dispensed with and Ms. Ries made a 

motion to approve the minutes as presented and Ms. Marini seconded the motion.  Secretary 

polled the board: 

 

Mr. Santomauro  - Yes 

Comm. Leonard  - Yes 

   Mr. Kane   - Yes 

Ms. Ries   - Yes 

   Ms. Marini   - Yes 

   Mr. Orem   - Yes 

          

   Vote:  6  - 0 

 

RESOLUTIONS 

#2017- 01 TO 2017-05 Reorganization of the Board  

 
  

Ms. Ries made a motion to approve Resolutions 2017-01 to 2017-05 for the Re-Organization of 

the Board Members and setting the Schedule and Publication Notice for year 2017. Mr. Orem 

seconded the motion.  The secretary polled the board: 

Mr. Santomauro  - Yes 
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Comm. Leonard  - Yes 

   Mr. Kane   - Yes 

Ms. Ries   - Yes 

   Ms. Marini   - Yes 

   Mr. Orem   - Yes 

          

   Vote:  6  - 0 
 

NEW BUSINESS 

 

 MT Construction LLC – 105 Crestmont Terrace   

Block 19.09  Lot 2 – Minor Subdivision 

 

 

Chairperson Joseph Santomauro recused himself since he lives within 200 feet of the proposed 

development. The existing use is that of a single family residence and the proposed use is a minor 

subdivision to construct a single family home on the subdivided lot.  For purposes of the application 

and the drawings, the subdivided lot was referenced as Lot 2.  The existing lot with the two story 

framed dwelling is designated as Lot 3.   

The applicant was represented by Louis Cappelli, Esquire. The site plan was prepared by Engineering 

Design Associates, P.A. and was marked into evidence as Exhibit A-1.  A larger site plan which was 

utilized by the applicant’s expert was marked as Exhibit A-2. The reverse side of A-2 which 

demonstrates the tax map in the area was designated as A-3. 

In an introductory statement by Mr.  Cappelli, he indicated that the applicant was before the Board for 

a minor subdivision. As part of the application, several variances were involved including Lot width 

for both Lot 3 and Lot 2 and a side yard variance for Lot 3.  Mr. Cappelli indicated that it was the 

desire of the applicant to construct a single family residence on Lot 2 facing Crestmont Terrace to 

make the dwelling consistent with all other dwellings on Crestmont Terrace.  The other option for the 

applicant would be to construct a single family dwelling facing Maple Avenue since this property is 

located at the northwest corner of the intersection of Crestmont Terrace and Maple Avenue.   

Michael Tippen tthe owner of MT Construction, LLC was sworn and testified.  Mr.  Tippen, a home 

builder,  testified that he has constructed over 100 homes in the South Jersey area.  A photo was 

marked in evidence as Exhibit 4 which is a rendering of the single family home which the developer 

intends to build on Lot 3.  However, on the photo, a garage attached to the single family dwelling will 

have to be removed.  Mr. Tippen testified that the garage would be constructed to the rear of the 

subject property adjacent to Lot 3.  Mr. Tippen also testified that it was his intention to construct a 

dwelling consisting of three or four bedrooms.   

The zoning requirements for this particular area include the requirement of 60 foot frontage.  

Assuming the lots were subdivided as requested, Lot 3 would have a frontage of 54.7 feet and Lot 2 

would have a frontage of 50 feet.  Mr. Tippen indicated that he does intend to construct a basement in 

the proposed dwelling.  He does not know the exact height of the proposed dwelling, although he did 

indicate that it certainly would comply with zoning requirements.  On cross examination, Mr. Tippen 
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indicated that he is the equitable purchaser of Lot 2 and Lot 3.  If this subdivision is not granted, then 

the developer simply will walk away from the project.  

Mr. Cappelli called to testify Joseph H. Maffei, a Professional Engineer and Professional Planner as 

well as a Certified Municipal Engineer and Certified Public Works Manager.  He is the owner of 

Engineering Design Associates, P.A. in Oceanview, New Jersey.  He has testified before numerous 

zoning boards and planning boards and is the Planning Board/Zoning Board engineer for the Borough 

of Avalon and other municipalities.  Mr. Cappelli offered Mr. Maffei’s testimony as that of an expert.  

The Board classified Mr. Maffei as an expert and accepted his testimony as that of an expert 

professional engineer and professional planner.   

Initially, Mr. Maffei indicated that there was one additional variance necessary with this application.  

That variance involves Lot 2 and impervious coverage of 41.7% when 40% is the maximum 

permitted.  Mr. Maffei then described the proposed two story dwelling and everything associated with 

the development including removal of existing trees, removal of the chain link fence, the planting of 

three or four additional trees to replace the trees removed.  Mr. Maffei through the use of a tax map 

testified that many of the properties in the area are very similar to the applicant’s property and that 

67% of the lots in the subject area are non-conforming to the Zoning Ordinance.  When questioned as 

to the negative impact of this development, Mr. Maffei indicated that there was no negative impact.  

In fact, the subdivided lot would conform to a majority of the lots in the area.  Mr. Maffei attempted to 

convince the Board that a positive criterion for this application was met by the fact that hopefully, the 

development would improve drainage in the area. 

The witness  then addressed general comments in Mr. Staszewski’s reports dated February 17, 2017.  

Drainage was addressed as were downspouts to the proposed structure and the basement.  In addition, 

Mr. Maffei specifically addressed the variances requests as follows: 

As to Lot 2 – the proposed Lot will be 50 feet wide and the required dimension is 60 

feet.   

Lot 3 will be 53.75 feet wide when the required width is 60 feet. 

Lot 3 will have a side yard setback of 5.74 feet when the required side yard setback is 

eight feet.  

Impervious coverage to Lot 3 will be 41.7% rather than the required 40%.  Thus in 

total there are 4 variances requested. 

Lot 2, as is Lot 3, is 125 feet deep and there is sufficient room for a driveway and 

garage at the rear of the property on Lot 2.   

At this point in the presentation, Mr. Cappelli indicated that he had no further questions for his expert. 

After numerous questions by members of the Planning Board, the meeting was opened to the public 

for questioning.  There were many members of the public present, perhaps 25 to 30 citizens.  It is 

assumed that all of the individuals resided in the general area of the subject subdivision.   

The first individual to appear was Kevin Klepp, 29 Crestmont Avenue.  Mr. Klepp resides in the home 

directly south of the subject Lot 2 at the opposite corner of the subject development (Lot 2).  He 
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addressed drainage concerns and questioned the applicant.  The next individual to question the 

applicant was Claudia Vaughn of 531 Maple.  Once again, she questioned the applicant concerning 

drainage.  Greg Zocchi who owns the property of Lot 4 on Crestmont Terrace, directly north of Lot 3 

questioned the applicant concerning flooding in the area.  With that, the meeting was closed to the 

public in terms of questioning the applicant.   

At this point, the meeting was opened to the public for testimony.  Kevin Klepp was sworn and 

testified and presented a demonstration via video of flooding issues since 2010.  (Counsel for the 

applicant had no objection to Mr. Klepp playing the video.) He has resided in the area for 18 to 19 

years and indicated that there always has been a flooding problem at the intersection in question.  The 

videos were quite demonstrative and showed extensive flooding at the intersection of Maple and 

Crestmont.  Mr. Klepp testified that the water can get as high as up to his thighs.  Despite the fact that 

the videos were taken in 2010, Mr.Klepp testified that the situation and conditions remain the same 

today.  He also said that the situation is aggravated by leaves that gather in the drains and that parking 

is a real problem.   

The next citizen to testify was Jack MacNamara of 112 Crestmont.  Mr. MacNamara  was 

sympathetic to the seller of the property who is a 90 year old woman who owns Lot 2 and Lot 3.  Mr. 

MacNamara did not want anyone “putting a damper on the sale”.  He said the flooding has been going 

on for 60 years and he does not see any reason why a home could not be built on Lot 2.  He does not 

believe the building of the home will make the situation any worse.  Mary Ellen Ries questioned Mr. 

MacNamara as to the conditions at the subject intersection and why  the project would not make it 

worse.  Mr.  MacNamara’s wife testified that she has been residing in the area for at least 60 years. 

She is all in favor of a new house being built. She has no objection to a Lot being 50 feet wide rather 

than 60 feet and she believes it is progress if a home is permitted to be built. 

The next citizen to testify was Robert Zeleau.  He resides at 114 Crestmont.  He described the 

situation as very bad in rain and/or snow.  He constantly, with other neighbors, is raking leaves out of 

the drains.  He indicated that corner properties normally are larger than the other properties on the 

street and he is very concerned with water.  He is concerned with more trees on the lot in that more 

trees equates to more leaves.   

Steve Eife then testified.  He resides at 25 Crestmont Terrace.  He has five children and was 

concerned with the general quality of life if another home is constructed on that lot.  He indicated that 

parking is a “disaster”.   

With Mr. Eife’s testimony, the meeting was closed to the public. 

There appeared to be a real concern with water problems/flooding in the area.  Additionally, there 

were concerns with additional impervious coverage on Lot 2.  The applicant attempted to argue that 

the water issues were “de-minimis” as were the variances requested.  However, in light of the fact that 

the applicant was not prepared to address the water issues which were raised at the meeting, the 

applicant requested a continuance until March 27, 2017.  The applicant agreed to waive any time 

requirements for the Board to decide this matter, thus, the Planning Board is free to take their time in 

deciding this application.  The applicant also indicated that they want to provide additional 

documentation and/or responses to the questions raised by all of the citizens and members of the 

Planning Board.  
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SIGNS 

  Revolution Coffee Roasters – 13 Fern Avenue 

Block 34 Lot #6.03 – Sandwich Board Sign 

 

This property has been approved for two signs, a façade and a door sign, on the front of this 

property along Fern Avenue for the Factory Workers which is also one of many approved 

businesses at this property.(only one of the previously approved “Factory Workers” signs have 

been installed. This business, “Revolution Coffee Roasters” already has 1 projection sign 

approved and an “Open” flag with a coffee cup on it. There are also 2 design elements that have 

been approved at this site as well. When the last approval was given in August it was only with 

the condition that the A Frame sign that presently existed at the site would be removed.   

 

This Application is to add a Sandwich Board Sign for “Revolution Coffee Roasters”. The sign 

will be a 22 x34 wooden frame and chalkboard insert with the logo and the name on the top of 

the sign and room for list of items underneath.  Letters will be 4” or smaller.  The sign will be on 

the front of the front door but by the curb on Fern Ave.   

 

Mayor Maley made a motion to approve the Sandwich board sign as presented with the 

agreement that if another tenant comes of this building comes to the board for approval of a sign 

all will have to be reconsidered.  Mr. Caputo seconded the motion.  The secretary polled the 

board: 

 

Mr. Santomauro  - Yes 

Mayor Maley   - Yes 

Comm. Leonard  - Yes 

   Ms. Ries   - Yes 

   Ms. Marini   - Yes 

   Mr. Orem   - Yes 

   Mr. Kane   - Yes 

   Mr. Fox   - Yes 

   Mr. Caputo   - Yes     

  

   Vote:  9  - 0 

 

 

 Collingswood Cleaners & Tuxedo – 646 Haddon Avenue 

Block 96.01 Lot #14.01– Façade & Awning Sign 

 

No one appeared to present the application so the application was continued until the February 

Meeting. 

 Sushi World Restaurant – 747-749 Haddon Avenue 

Block 31 Lot #14 &15 – Window Sign& Sandwich Bd. Sign 

 

This is an application for 3 signs one for one of the front glass windows, a new exterior façade 

sign and an A frame sandwich board sign.  



6 
 

#1 The Window Sign: 

To the right or east of the main entrance is a side door into the dining room. There is a large 

window to the right of this doorway. This window is 8 feet wide by 6.2 feet tall equaling 49.6 

square feet. Twenty percent of this is 9.9 square feet. The proposed sign is 6 inch red letters 

saying “SUSHI WORLD” on the clear glass. The overall size of the sign will be 3.25 square feet 

total. Below these letters are two decorative renderings of pieces of sushi as a symbol of the 

restaurant. The largest letters are the word “SUSHI World” These letter will be 6” tall. No 

additional lighting will be added. The existing lighting will be used.       

#2 Façade Sign: 

This sign replaces the old sign on the front façade of the building & will be in exactly the same 

location as the old sign. The sign is 13 feet long by 2 feet tall equaling 26 square feet, and the 

sign is a white plexi face sign with vinyl letters.  The sign will NOT have a sand blasted 

appearance. The sign will have red letters on a white background with the two decorative 

renderings of pieces of sushi as a symbol of the restaurant. There are also 3 inch black letters for 

the words “SUSHI WORLD”. The sign is 13 feet by 2 feet or 26 square feet. This requires a 

design waiver. No new lighting is being proposed. 

#3 Sandwich Board/ A frame sign: 

The size of the sandwich board that is proposed is 26 square feet and would need a waiver for 

th4e sign to be over the size that is permitted. The material of the sign is proposed to be metal 

with the largest letter size at 6 inches. 

Ms. Ries made a motion to approve the window sign as presented with no addition lighting 

added.  The façade sign is approved as presented with granting a design waiver for size of the 

façade sign to be larger than what is permitted. The Sandwich board sign is approved for the size 

and the position to be on front of the business but that all the final details of the Sandwich Board 

Sign must come back with final details to the Zoning Officer for final approval before placing 

Sign out. Mr. Caputo seconded the motion.  The secretary polled the board: 

 

Mr. Santomauro  - Yes 

Mayor Maley   - Yes 

Comm. Leonard  - Yes 

   Ms. Ries   - Yes 

   Ms. Marini   - Yes 

   Mr. Orem   - Yes 

   Mr. Kane   - Yes 

   Mr. Fox   - Yes 

   Mr. Caputo   - Yes     

  

   Vote:  9  - 0 

 

 

 MetroPCS & Boost Mobile – 5 East Crescent Blvd. 

Block 1.04 Lot #1 – Replace existing freestanding sign 
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There are three freestanding signs on the property. Two are for Dunkin Donuts & one is 

for metro PCS. This application is to replace the metro PCS sign with metro PCS & boost 

mobile combined sign.   

The sign is white plastic with black border. The letters in metro are purple & the letters PCS are 

orange. ”boost mobile” will be in black letters and there is an orange logo for boost mobile. The 

Sign is a two sided sign using exactly the same sign on both sides. The letters in the words 

“metro”- are 9.51 inches.  The sizes of the letters for “PCS” are 14.5 inches tall.  The sizes of the 

letters in “boost” are 11.68 inches.  The letter size for the word “mobile” is 3.95 inches and the 

size of the logo is 23.44 inches. This is a universal logo sign that they use to brand their business. 

The Sign section is 10 feet by 8 feet 1 inch for 80.8 square feet. This is the size of the existing 

sign frame. The sign pole is 18 feet tall with an 8 foot 1 inch tall sign above the pole for a total of 

26 feet tall. The sign will be internally lite.  

 

Mayor Maley made a motion to approve signs as presented with the design waivers for the letter 

size for PCS and the size and height of the sign. Ms. Ries seconded the motion.  The secretary 

polled the board: 

 Mr. Santomauro  - Yes 

Mayor Maley   - Yes 

Comm. Leonard  - Yes 

   Ms. Ries   - Yes 

   Ms. Marini   - Yes 

   Mr. Orem   - Yes 

   Mr. Kane   - Yes 

   Mr. Fox   - Yes 

   Mr. Caputo   - Yes    

   

   Vote:  9  - 0 

 

 
 

OPENED TO THE PUBLIC  

 

No one was present that wished to speak from the Public. 

 

 

CLOSED TO THE PUBLIC 

 
With no further business a motion was made to adjourn and seconded.  All members voted in 

favor of adjourning the meeting.  The Collingswood Planning Board will reconvene on Monday, 

March 27, 2017. 

_____________________ 

CAROL SICKLER, 

SECRETARY 

 


