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12-18-18 

 
RESOLUTION #2018-45 

 
 

A RESOLUTION GRANTING USE VARIANCE RELIEF TO PERMIT A FIRST FLOOR 
OFFICE USE TOGETHER WITH A SITE PLAN WAIVER SUBJECT TO CONDITIONS 

FOR PREMISES IN THE CENTRAL BUSINESS DISTRICT (CBD) 
 
         
 
 WHEREAS, on December 5, 2018, the Borough of Collingswood Zoning Board of 

Adjustment, held a public hearing in connection with the use variance and site plan 

waiver application of 765 COLLINGSWOOD LLC, for premises located at 765 Haddon 

Avenue in the Central Business District (hereinafter referred to as CBD); and, 

 WHEREAS, applicant seeks a variance from the use requirements set forth in 

Article VI at Section 141-21C(5) applicable to the CBD restricting office uses from the 

first floor of premises along Haddon Avenue in order to permit said office use in the rear 

of the subject premises in the CBD; and, 

 WHEREAS, applicant also seeks site plan waiver relief in connection with the 

requested use variance; and, 

 WHEREAS, due notice was given by the applicant 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’s managing member Brad Blumberg, Architect Martin Blumberg 

and Planner Edward Fox, and having considered the arguments of Stuart Platt, 

Esquire, attorney for applicant, and having considered the variance application and 

exhibits submitted in connection therewith, and no one appearing in opposition thereto, 

the Board finds as follows: 

 



 2 

FINDINGS OF FACT 

1. Applicant is the owner of premises located at 765 Haddon Avenue, 

having purchased same in July 2018. Said premises are described as Block 31, Lot 

21, on the Collingswood Tax Map. Said premises are located in the CBD District. 

  2. The subject premises contain 41.25 feet of frontage along the north side 

of Haddon Avenue. The property has an initial depth of 120 feet at which point it 

expands to 147.38 feet for an additional 135 feet in depth. The eastern boundary of 

the rear portion of the subject lot contains 135 feet of frontage along the west side of 

Frazer Avenue. The rear portion of applicant’s lot contains 36 parking spaces. The 

41.25 foot “stem” of the “T-Shaped” parcel is improved with a two story masonry 

building constructed as a bank in 1905. The building, a two story monolithic brick 

and cement structure with an elevated central front entrance flanked by two narrow 

windows, was last occupied as a banking facility by TD Bank in 2007 when it closed. 

The last use of the two story commercial building was as a sports museum with 

accessory retail and associated offices which operated pursuant to a use variance 

granted by the Collingswood Zoning Board of Adjustment in Resolution 2013-3 

adopted on August 7, 2013. Subsequent to the closing of the bank facility in 2007, the 

premises have been vacant for eleven and one-half years excepting the four months 

that the premises were used as a sports museum pursuant to the aforementioned use 

variance.   

  3. Applicant’s lot borders the west side and rear of the Collingswood Library 

which is located at the northwest corner of the intersection of Haddon and Frazer 

Avenues. Directly west of the subject premises along Haddon Avenue is a two and one-

half story frame rehabilitation facility and dwelling. Bordering the rear portion of the 

subject premises to the west is the Collingswood Senior Housing Center and directly 

behind applicant’s property is the Baptist Church. 



 3 

  5. The subject premises are in the midst of the CBD which is populated by 

retail uses located in small store fronts. The larger buildings along Haddon Avenue in 

the CBD have multiple retail users. The retail uses in the CBD along Haddon Avenue 

tend to have large front window areas conducive to retail displays. The size and layout 

of the subject former bank building, in which the front section of the building was 

used for customer transactions and the majority of the first floor in the elevated 

portion behind the front section was used for offices, does not render it conducive to 

retail use in its entirety. The first 31 feet of the building, which applicant proposes to 

utilize for 850 square feet of retail use, was the bank customer area. There is then a 3 

foot elevation to the 2,700 square foot balance of the first floor level where bank office 

use was conducted. To make this area handicapped accessible in compliance with 

American Disability Act requirements for retail customer use would require a 36 foot 

long ramp. Applicant, which is the operator of a real estate software support firm on 

the second floor, has been unable to attract any retail interest for the entirety of the 

first floor by either individual or multiple retail users. Accordingly, applicant proposes 

to lease the front 850 square foot front section of the first floor to a permitted retail 

user and the elevated 2,700 square foot balance of the first floor level behind if for 

office use. One restroom would be added in the front of the first floor for the retail use 

and one would be added in the office area to the rear.  

  6. Applicant’s second floor use is a software company involving 12 to 15 

people on site during the hours between 8:30 a.m. and 6:00 p.m. Monday through 

Friday. The proposed office tenant for the 2,700 square foot section of the first floor 

behind the retail area would be a software support services company operating seven 

days a week with a staff of 15 people from 9:00 a.m. to 6:00 p.m. and 2 to 3 people 

from 6:00 p.m. to 1:00 a.m. Neither the first nor the second floor office operations 

would attract visitors or customers to the site with the only deliveries being from 
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Amazon. The 36 parking spaces located behind the building are more than sufficient 

to meet the required needs for the current and proposed retail and office users. 

Applicant proposes no change to the exterior of the subject premises.  

  7. The Collingswood Zoning Board of Adjustment considered the following 

documents in connection with the subject application: 

A. October 17, 2018 correspondence from applicant’s counsel Stuart 
Platt, Esquire. 

 
B. Minor Site Plan Waiver Application. 
 
C. Variance application dated October 16, 2018. 
 
D.  Elevations dated October 16, 2018 prepared by Blumberg Assoc. 
 
E.  Alterations and Floor Plan dated October 16, 2018 prepared by 

Blumberg Assoc. 
 
F. Survey of premises prepared by Richard S. Humphries dated July 

19, 2012. 
 
G.  Certificate of Appropriateness from the Collingswood Historic 

Commission dated November 8, 2018 and supporting Certificate 
Application documentation. 

 
H. Remington & Vernick review letter dated November 19, 2018 (7 

pages) signed by Timothy R. Staszewski, P.E., C.M.E.  
 

Any and all other items of documentation and representations made by applicant and 

submitted to the Collingswood Zoning Board of Adjustment and presented to said 

Board at the public hearing held in this matter on December 5, 2018. 

 8. The Collingswood Zoning Board of Adjustment finds that the site plan 

waiver and variance relief can be granted subject to the conditions hereinafter set 

forth. 

 9. Article VI of the Collingswood Zoning Ordinance at Section 141-21 

permits as accessory uses in paragraph C(5) office uses except that said uses shall not 

be permitted on the first floor along Haddon Avenue or Collins Avenue. Since applicant 
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is proposing first floor office use for premises along Haddon Avenue use variance relief 

will be necessary to permit said use. 

CONCLUSIONS OF LAW 

 1. The Borough of Collingswood Zoning Board of Adjustment has 

jurisdiction over the within application for use variance relief and site plan waiver 

pursuant to the provisions of N.J.S.A. 40:55D-70(d) and N.J.S.A. 40:55D-76(b). 

 2. Applicant has satisfied the positive criteria for use variance relief by a 

preponderance of the competent, credible evidence. This is because applicant has 

established that the combination of first floor retail and office use in the subject 

premises is an appropriate location for this combination of commercial uses and 

avoids urban sprawl and degradation of the environment through the improper use of 

land by encouraging preservation of the downtown district. Further applicant has 

established that it would be a hardship to require retail use for the entirety of the first 

floor of the subject premises. The proposed combination of retail and office use is 

consistent with the long history of bank usage of the structure.    

 3. Applicant has established by a preponderance of the competent credible 

evidence that the site with 36 parking spaces can accommodate the proposed 

combination of retail and office uses.  

4. Applicant has established the negative criteria for use variance relief by a 

preponderance of the competent credible evidence. This is because applicant has 

demonstrated that office use is an allowed accessory use in the CBD, except on the 

first floor of premises along Haddon Avenue, and given the fact that the portion of the 

subject premises to be utilized for office space on the first floor is set back over 31 feet 

from Haddon Avenue in an elevated portion of the first floor, previously used for offices 

by the original bank user, there will be no conflict with the retail uses along Haddon 

Avenue. Therefore, what is in effect a continuation of the long time office use of the 
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rear area of the first floor will not be substantially detrimental to the public good and 

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

ordinance. 

5. The Collingswood Zoning Board of Adjustment imposes the following 

terms and conditions on the relief herein granted: 

A. Applicant shall supply, subject to the approval of the Engineer of 
the Collingswood Zoning Board of Adjustment a detail showing the 
trash enclosure area behind the existing structure. 

 
B. Applicant shall utilize trash removal by a private hauler if 

municipal trash pickup is insufficient. 
 
C. Applicant shall provide, subject to the approval of the Engineer of 

the Collingswood Zoning Board of Adjustment, a landscaping plan 
for the parking lot area. 

 
D. The occupants of the Senior Citizen Housing facility bordering the 

west side of applicant’s parking lot shall be permitted continued 
use of the gate on the west side of said lot subject to the 
indemnification of applicant by the Senior Housing facility 
resulting from negligence by said users and inclusion of applicant 
as an additional insured on the liability coverage of said facility to 
insure against claims arising from use of the gate by the facility’s 
occupants.  

 
E. Applicant shall continue to permit use of its parking lot by 

members of the Baptist Church on Sundays. 
  

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

the Borough of Collingswood, that a motion duly made by Brad Stokes and duly 

seconded by Andrew Faupel to grant the use variance relief sought by applicant from 

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

21C(5) to permit first floor office use of the 2,700 square foot elevated first floor portion 

of the subject premises consistent with the “Alteration to 765 Haddon Avenue” 

documentation prepared by Blumberg Associates dated October 16, 2018 and a site 

plan waiver subject to the conditions hereinabove set forth and the representations set 

forth in the Findings of Fact, be and the same is hereby GRANTED. 
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 The above variance was granted by a   7    to  0  vote of the Collingswood Zoning 

Board of Adjustment at a meeting held on December 5, 2018 and the within resolution 

memorializing the aforesaid decision was adopted by a ____5_ to ___0__ vote on 

 January 3         , 2019. 

ROLL CALL VOTE:  
 
 IN FAVOR: Tim Search, Patrick Hoban, Brad Stokes, Michael Maley, 

Harvey Stick, Andrew Faupel, Gretchen Kolecki 
 
 OPPOSED: none 
 
              
Madalyn Deets 
Board Secretary 


