
 

VOORHEES TOWNSHIP  PLANNING BOARD MINUTES JUNE 10, 2026____________ 
 
Board Chairperson, Mr. Schwenke called the meeting to order and stated it was being held in 
compliance with the “Open Public Meetings Act” and had been duly noticed and published as 
required by law.  
 
Roll Call: 
 
Present: Mr. Nicini, Mr. Rashatwar, Mr. Ravitz, Mr. Schallenhammer, Mr. Schwenke 
 
Absent: Mr. DiNatale, Mr. Vandegrift, Mr. Kleinman, Mr. Platt, Ms. Branch, Ms. Augustine 
 
Also present were Chris Norman, Board Solicitor and Jeremy Noll, Board Engineer. 
 
 
Mr. Norman swears in Board Engineer, Mr. Jeremy Noll. 
 
APPROVAL OF MINUTES 
 
Mr. Schallenhammer makes a motion to approve the Minutes of April 8, 2026, seconded by Mr. 
Rashatwar. Motion carries by the assenting voice vote of all present members, excluding Mr. 
Ravitz and Mr. Nicini, who must recuse themselves.  
 
MEMORIALIZATION OF RESOLUTIONS 
 
PC#26-006 
Russell Speeder’s Carwash  
Minor Site Plan 
401 Berlin Rd  
Block 139, Lot 31 
 
Mr. Nicini makes a motion to memorialize the resolution, seconded by Mr. Rashatwar. Motion 
carries by the following Roll Call Vote:  
 
AYES: Mr. Nicini, Mr. Rashatwar, Mr. Ravitz, Mr. Schallenhammer 
NAYES: None 
ABSTAIN: Mr. Schwenke (Recuse) 
 
NEW BUSINESS 
 
PC#26-004  
Bank of America 
Minor Site Plan 
703 Berlin Rd  
Block 199.06, Lot 40 
 
The applicant’s attorney, Mr. Tom Letizia, of law firm Troutman, Pepper & Locke approaches the 
board to provide testimony. Mr. Letizia provides some brief background on the subject site and 
application, explaining that the subject site is 703 Haddonfield-Berlin Rd and is presently 
developed with a 1-story Bank of America building with drive-through facility. Mr. Letizia testifies 
that the applicant is seeking Minor Site Plan approval for stormwater and some additional minor 
improvements to the site, and he adds that the stormwater improvements are to address drainage 
issues at the property. He states that some of the proposed improvements include installation of 
underground conveyance piping and connecting roof leaders to the existing inlet system to better 
manage stormwater runoff onsite. Mr. Letizia states that additional proposed improvements 
include bollards around the building for protection, as well as landscaping and restoring existing 
pavement surfaces.  
 
At this time, the applicant’s engineer, Ms. Olivia Kononiuk from Stonefield Engineering 
approaches the board to provide testimony. Ms. Kononiuk covers an aerial exhibit (Exhibit A-1) of 
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the subject site, explaining that the footprint of the existing Bank of America building is 
approximately 2900 sq ft and typical bank operation hours are 9AM-4PM, Mon-Sat. She testifies 
that the drive-thru area is available 24/7 and the maximum number of employees onsite is 7. Ms. 
Kononiuk explains that the building has existed at least since the early 1980s and Stonefield 
Engineering has been working with the bank over the past 2 years to help identify and resolve 
water intrusion issues. She states that the main water intrusion issues are from roof runoff 
discharging at grade directly into the parking area and near the building foundation, as well as 
negatively pitched pavement, sidewalk and landscaping that flows toward the building rather than 
away. She adds that the pervious subbase such as soil around the building has also been 
compromised because of the improper stormwater drainage. Ms. Kononiuk testifies that one of 
the solutions to the drainage issues is connecting roof leaders to the underground conveyance 
system so drainage will go to the onsite inlet that is within the driveway along White Horse Rd, 
where it naturally flows currently. She explains that areas of the pavement, curb, and sidewalk 
that are around the building with pitch towards the building will be reconstructed and 
reestablished with new grades to establish positive pitch away from the building. Ms. Kononiuk 
testifies that they will also install waterproofing along the building foundation with perforated 
conveyance pipes to collect and route water away, protecting the building foundation.  
 
Mr. Nicini asks if the sidewalk will be pervious or impervious. Ms. Kononiuk states that the 
sidewalk will not be pervious and will be regular concrete material. She states that no additional 
impervious coverage is proposed, nor any changes to the site access and she adds that the 
proposed limits of disturbance are contained within the existing scope of development. She 
explains that no changes to bank operations are proposed either. Ms. Kononiuk briefly goes 
through the additional minor site improvements proposed, including mill and overlaying some of 
the pavement surrounding the building, and installing bollards to protect the doorways, ramp near 
the front of the building, and in the rear where the HVAC units are located.  
 
Ms. Kononiuk testifies that in response to the board engineer’s review letter, they will be repairing 
any deteriorating ADA space striping and will also provide details on ADA spaces and routes 
complying with necessary ADA requirements. She explains that the review letter had also noted 
wetlands on the property which are identified in a corner of the site, and after discussion with the 
board engineer it was confirmed that the scope of the application would not require permitting 
from NJDEP. She adds that their wetlands information was gathered from the NJDEP Geoweb site. 
Regarding construction, Ms. Kononiuk testifies that the bank would be able to assist with trash 
truck circulation during construction and they can work with the board engineer on any possible 
recommendations on circulation during construction, though they do not believe it will be a 
concern. She notes that their engineering firm has done numerous Bank of America projects 
before and the bank generally conducts construction in the off hours for safety, with paving often 
occurring in the evenings or on Sundays. She states that all necessary construction information 
will be provided to the Township’s Construction department. Mr. Letizia asks Ms. Kononiuk if they 
will agree to all the remaining comments in ERI’s review letter. Ms. Kononiuk confirms this.  
 
Board engineer Mr. Noll states that essentially all his questions were answered from the earlier 
testimony, and he notes that the project is also beneficial as the site would be considered cleaner 
with the improvements installed due to the redirection of roof water runoff away from the building 
and out-falling into the nearby culvert. Mr. Schallenhammer asks if any work is proposed to be 
done on the site’s White Horse Rd access. Ms. Kononiuk states that there will not be work done 
on this access, explaining that they will just be milling and overlaying around the building. Mr. Noll 
notes that their office had also requested for the inlets off White Horse Rd to be cleaned when it is 
full of debris, which the applicant’s engineer agreed to. Mr. Schwenke asks about ADA restriping 
and whether resealing will also be occurring for the site’s parking area. Ms. Kononiuk explains that 
they will be restriping ADA areas around the site but had not planned to do any resealing. Board 
members and Mr. Noll briefly discuss seal coating for the site, with Mr. Noll explaining that it 
would be beneficial to have it done, but banks often reseal after mill and overlay work for 
aesthetic purposes anyways and the current work already meets code. Mr. Nicini asks whether 
seal coating would be done periodically anyways every 5 or 10 years. Mr. Noll explains that the 
bank had done ADA overhaul work along with landscaping approximately 5 years ago, and the 
work was inspected by ERI.  
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Mr. Norman summarizes the application for the board’s consideration, explaining that the subject 
application is a Bank of America Minor Site Plan for mainly drainage improvements and he 
outlines the conditions of approval:  
 

1. Applicant agrees to comply with the board engineer’s review letter dated May 21, 2026 
 
Mr. Nicini makes a motion to approve the application, seconded by Mr. Rashatwar. Motion carries 
by the following Roll Call Vote:  
 
AYES: Mr. Nicini, Mr. Rashatwar, Mr. Ravitz, Mr. Schallenhammer, Mr. Schwenke 
NAYES: None 
ABSTAIN/RECUSE: None 
 
PC#26-010 
Voorhees Family Apartments, LLC 
Preliminary&Final Major Site Plan (Affordable Housing) 
Laurel Oak Rd & Berlin Rd  
A portion of Block 198, Lot 7 
 
The applicant’s attorney, Mr. Damien Delduca from law firm Delduca, Lewis & Berr approaches 
the board to provide testimony. Mr. Ravitz states for the record that he and Mr. Delduca had been 
on a private business call in the last couple of years, but Mr. Delduca’s services were not 
retained, and he does not believe it would be a conflict of interest. Mr. Delduca explains that the 
call was brief and to answer some questions about another town. Mr. Schwenke states that he 
does not see a conflict of interest. Mr. Delduca testifies that the applicant for the subject 
application is Voorhees Family Apartments LLC, which is a special purposes LLC owned by 
principals of the Walters Group, an affordable housing developer who has developed affordable 
housing communities across the state. He states that the subject site is an area behind the 
Ritz/AMC movie theater, on a portion of lot 7, block 198. He states that the parcel is an 
underutilized part of the parking lot behind the theater, and the theater is a part of a larger 
commercial condominium. He explains that the applicant is proposing to develop a portion of the 
lot into a 60-unit 100% affordable housing apartment community, and unlike an inclusionary 
community which has mostly market rate units and a certain number dedicated as affordable 
housing units, the proposed development will be composed entirely of affordable housing units 
that fall under the low- and moderate-income restrictions in NJ. Mr. Delduca testifies that the 
proposed development is part of Voorhees Township’s 4th Round Affordable Housing Plan to meet 
the state’s 4th Round Affordable Housing requirements. He states that the applicant is seeking 
Preliminary & Final Major Site Plan approval and the application is by-and-large a by-right 
application, except for some items regarding trees with minor relief to be requested.  
 
Mr. Delduca explains that the project is a municipally sponsored affordable housing community, 
meaning that the applicant has worked with the township to bring the project to fruition, with the 
township creating an affordable housing overlay district, the AH-IV district, specifically for this site 
via ordinance 8-26. He notes that the district was set for the property to accommodate its use, 
creating standards for the community to abide by. Mr. Delduca testifies that the township also 
entered into a development agreement with the developer on March 9, 2026, setting timeframes 
for the applicant to act within, as well as noting the township’s obligations for the community and 
the requirements to be met to have the community established. He notes that the township also 
adopted the Laurel Oak Redevelopment Plan for the project via ordinance 18-26, and he explains 
that the plan was adopted to help the applicant be more competitive in the tax credit financing 
that is necessary to finance affordable housing communities. He states that the township’s 
governing body also adopted a resolution of need, which acknowledges the township’s need for 
affordable housing in the subject location and the resolution is also a requirement for the tax 
credit financing. Last, Mr. Delduca states that the Township has either entered or has agreed to 
enter into a financial agreement that allows the community to get a tax abatement which is vital 
for financing affordable housing developments and this practice occurs elsewhere in the state as 
well. He goes further into the tax credit financing for the project, noting that affordable housing 
developers submit applications requesting tax credits from the state agency NJ Housing Mortgage 
Finance Agency (HMFA) and developers must meet certain complex scoring criteria to obtain the 
credits. He explains that developers must submit their applications for tax credits by July 1, and 
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municipal approval is required before the application can be submitted. He explains that the 
timeline for the tax credit process is rather tight mainly due to the state deadline being changed to 
July 1, when it is generally in early September. Mr. Delduca testifies that they received the board 
engineer’s review letter, dated May 28, 2026, and a written response has been provided. He states 
that in general they have no issue with ERI’s review letter besides a few exceptions.  
 
Mr. Delduca goes through exhibits for the hearing: A-1 – Aerial photo of existing site conditions, A-
2 – Site rendering in color and superimposed into a zoomed in aerial, A-3 – color rendering of 
proposed buildings. 
 
The following professionals of the applicant’s team are briefly introduced by Mr. Delduca and are 
sworn in altogether: Jason (Jay) Sciullo, applicant’s engineer from Sciullo Engineering, Edmund 
Speitel, representative of The Walters Group, John McCormick, applicant’s traffic engineer from 
Dynamic Traffic, and Arnold Boyle, applicant’s architect from Boyle Architecture. Mr. Sciullo 
remains in front of the board to provide testimony.  
 
Mr. Sciullo covers exhibit A-1 of the existing site conditions, noting that the site boundary is 
highlighted in yellow and the total parcel being approximately 30.2 acres in size. He goes over 
some of the proposed site layouts, including the condo areas and the existing driveway access 
between the condo areas which will remain to serve as the primary access to the community. Mr. 
Sciullo provides an overview of the area surrounding the subject site, noting that the Flyers Skate 
Center is across the street, and Kingsway Learning Center is to the west. He adds that some 
medical uses are to the south and Eagle Plaza is nearby along County Route 561/Haddonfield-
Berlin Rd. Mr. Sciullo identifies the following proposed features for the site: new paving, two 
buildings for the affordable housing units, some stormwater management basins, trash 
enclosure, maintenance building, and a tot-lot near Laurel Oak Rd. For parking, he briefly explains 
that there is also a shared parking lot that is towards the theater, and the 20 spaces directly 
adjacent to the northern building will be used for the development. Regarding the community 
buildings, Mr. Sciullo explains that each will have 30 units for a total of 60 and they are three 
stories, and the northern building will also have a community room with various amenities. He 
identifies some utility features proposed as well as bike racks, landscaping, and sidewalks with 
pedestrian connectivity around the entire development. He adds that they are also proposing 
sidewalk along Laurel Oak Rd where none currently exists.  
 
For landscaping, Mr. Sciullo explains that some areas along the road that are lacking landscaping 
will be filled in, and street trees will be lining the access drive. He adds that landscaping within the 
community area is also proposed and to address ERI’s comments on the landscaping plan, they 
would likely be removing approximately 6 parking spaces to provide additional islands. He 
explains that at present they have a total of 107 parking spaces, and with the removal of 6 it would 
decrease to 101, which would still comply with the parking ordinance as it requires only 96 
spaces. Mr. Delduca asks if that count is just for physical spaces or if it includes EV parking. Mr. 
Sciullo states that it is just for physical spaces and no credit was taken for EV spaces as it was not 
needed. For the trash enclosure, Mr. Sciullo testifies that it is a standalone structure which is a 
feature provided by the Walters Group with success in their other developments. He explains that 
the enclosure has two different sections: one for recycling, and the other containing a trash 
compactor for domestic waste. He states that the maintenance building will be for storing 
grounds equipment and regular maintenance equipment. Mr. Sciullo states that the project is 
relatively simplistic in that they are redeveloping part of an existing parking lot that is 
underutilized. Mr. Sciullo explains that there is some wooded fringe area on the site that will be 
impacted slightly by construction of the site, but it is minimal. Mr. Delduca asks if the proposed 
stormwater system and parking will comply with applicable ordinances. Mr. Sciullo confirms this 
and explains that in ERI’s review letter it was also recommended to incorporate deeper 9 x 19’ 
spaces in the middle parking lot where there are four parking rows and to leave the drive aisle 24’ 
wide, but they recommend leaving the existing 9 x 18’ spaces with 25’ drive aisle as they believe it 
would provide greater accessibility. Mr. Sciullo adds that the board engineer had also 
recommended putting parking stops in the middle aisles and they recommend against this as well 
because it would prevent vehicles from crossing over to other parking spaces when the lot is not 
crowded. Mr. Noll states that he discussed these items with Mr. Sciullo and is fine with them 
leaving the parking spaces and drive aisle as is.  
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For utility connections, Mr. Sciullo explains that all will be connected from Laurel Oak Rd and they 
will be separate from the existing utilities for the adjacent commercial complex. Mr. Noll and Mr. 
Sciullo briefly discuss widths and distances of utility trenches in relation to a moratorium on 
Laurel Oak Rd. Mr. Sciullo agrees to comply with the utility requirements. Mr. Delduca and Mr. 
Sciullo go over some design waivers that they will need, including one noted on review letter page 
2, comment 1 for minimum planting distance between street trees for trees at the Laurel Oak Rd 
entrance. Mr. Sciullo explains that they will still be planting as many trees as possible in this area, 
but cannot fully comply with the ordinance as there will be conflicts with existing underground 
utilities. They discuss another design waiver, noted in review letter page 2, comment 2 for tree 
landscaping in interior parking lots and Mr. Sciullo explains that they will be widening landscape 
islands and adding some islands to get closer to compliance but the waiver will still be needed as 
they are unable to add the number of trees required in the ordinance. For a design waiver 
regarding minimum height of planting and caliper of trees, Mr. Delduca and Mr. Sciullo explain 
that the waiver will no longer be needed as they will be covering the cost to comply with the 
ordinance. Mr. Sciullo testifies that a 40 sq ft sign that complies with the Redevelopment Plan is 
proposed on the west side of the access drive.  
 
Mr. Delduca, Mr. Sciullo, Mr. Noll and board members briefly discuss review letter comment 11 
on page 3 about maintenance of roadways and facilities for the site. Mr. Noll explains that the 
comment is regarding whether the apartment community or nearby commercial owners would be 
responsible for maintaining common elements such as the access drive from Laurel Oak Rd, and 
notes that it would not be a township responsibility for its maintenance. Regarding an item on 
grading and utilities in the review letter, Mr. Delduca and Mr. Sciullo explain that the applicant 
agrees to comply for all downstream structures, which are the ones impacted by the site’s 
development. Mr. Noll confirms this was the intent of the comment. Regarding a stormwater 
basin item noted in review letter comment 33, page 5, Mr. Sciullo explains that the comment was 
regarding flow from a nearby basin that does not have the originally approved orifice and they can 
provide more information as needed to Mr. Noll. For review letter comment 53, page 7 on fire 
truck circulation, Mr. Sciullo testifies that the Fire Marshall had indicated preference for fire 
trucks to be able to fully circulate throughout the property, but this would not be possible due to 
the parking lot’s geometry, and they are currently in compliance with RSIS as fire trucks are able 
to back out of the parking lot. He adds that the fire truck turning template shows the largest fire 
truck the fire department currently has. Mr. Schallenhammer asks about the possibility of having 
360 access around the building. Mr. Sciullo explains that the building to the north allows access 
for a fire truck on three sides, and the building to the south provides access on two sides and they 
are all compliant with state fire code. He states that they will continue to work with the Fire 
Marshall on site access but are unsure if additional space for fire vehicles can be provided.  
 
Mr. Ravitz asks if the applicant contemplates adding walkway or other pedestrian connection 
between the shared parking area and the theater for pedestrians to use to cross into the 
commercial complex off Haddonfield-Berlin Rd. Mr. Sciullo states that they have sidewalk 
proposed along Laurel Oak Rd and also wrapping around both buildings, but there is no specific 
pedestrian connection proposed between the shared parking area and the rest of the commercial 
complex. He states that there are still paths for pedestrians to access this area, however. Mr. 
Schallenhammer asks about the state fire code that pertains to the fire truck access for the site. 
Mr. Sciullo replies that it is a fire code portion of the NJ 5:21 code.  
 
Ed Speitel, a member of the Land Development Team of the Walters Group, approaches the board 
to provide testimony. Mr. Speitel provides a brief overview of the Walters Groups’ operations, 
stating that they handle the development, management, and construction of their apartment 
communities and they currently have approximately 2,000 units built across the state. He testifies 
that they have a heavy presence in southern NJ and at present they have another 1,000 units 
underway for development. Mr. Speitel notes that the Walters Group handles construction and 
they have their own property management team. He explains that they are both the owners and 
operators of their developments and they have never sold any of their units. Mr. Speitel provides 
the following testimony on the amenities of the proposed apartment community: A tot-lot is close 
to the Laurel Oak access drive near Building 1 and a large community room approximately 1,000 
sq ft in size containing a warming kitchen, sport table, computer lab, and fitness room is 
proposed for the site as well. Leasing offices are staffed by a property manager and maintenance 
staff during business hours. Mr. Speitel states that for maintenance emergencies, there is a 
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number that residents can call to get assistance generally within the hour. For other staff onsite, 
Mr. Speitel testifies that there will also be a social services coordinator working part-time who 
helps arrange social events, tutoring for children, etc. Mr. Speitel and Mr. Delduca cover 
affordable housing regulations and the screening/qualification requirements for prospective 
residents, noting that there are specific state affordable housing regulations their community 
must follow for the arrangement of units and accepting prospective residents. Mr. Delduca asks 
Mr. Speitel if there is also a lottery for potential residents. Mr. Speitel confirms this.  
 
Mr. Nicini asks what materials the building will be made of. Mr. Speitel explains that the siding of 
the buildings will be made of fiber cement. He states that each unit will also have a porch or patio 
for residents to gather on. Mr. Rashatwar asks if the community will have a clubhouse. Mr. Speitel 
explains that they have community space in the community room that will be in building 2. Mr. 
Rashatwar asks if nonresidents can rent space in the community room. Mr. Speitel states that 
non-residents cannot, and the space is meant for use by residents. Mr. Nicini asks if residents can 
rent space in the community room. Mr. Speitel replies that residents can reserve space for 
birthday parties or other events. Mr. Noll asks Mr. Speitel if any staff will be in the maintenance 
building or if it is only meant for storage of equipment. Mr. Speitel replies that it is primarily for 
storage of maintenance equipment and items such as spare appliances, paint, etc. and he does 
not believe that there is any office for staff in the maintenance building. Mr. Nicini asks what kind 
of storage each unit has. Mr. Speitel states that he is not certain of the exact storage size and 
amenities, but they are all HMFA compliant, with units having closets, and similar features. Mr. 
Speitel states that the applicant’s architect can provide more information on the storage available 
in units.  
 
The applicant’s architect, Mr. Arnold Boyle of Boyle Architecture, approaches the board to provide 
testimony. Regarding roof pitch, Mr. Boye testifies that the roofs vary in pitch for added dimension 
to the buildings, with pitches ranging from 3, 4 and 8. He states that the roofs are asphalt shingle 
and there is a flat section of roof on each building within which HVAC equipment is stored. Mr. 
Nicini asks if there are runoffs on the flat portions of the roof as well. Mr. Boyle states there are 
internal and external runoffs for the flat parts of the roofs. For storage, Mr. Boyle testifies that 
each unit has its own closet and pantry. Mr. Nicini asks if there are any restrictions on storing 
items such as propane tanks for use on the unit patio or porch. Mr. Delduca states that units will 
have leases that would address storage of such items. Mr. Boyle states that the building is fully 
fire suppressed as well. Mr. Nicini asks if pets are allowed in the community. Mr. Speitel 
approaches the board again and explains that they allow residents with service animals provided 
they have a doctor’s note to have service animals. For building materials, Mr. Boyle testifies that 
the buildings will have a mixture of hard clapboard siding, hard panel siding, and stone veneers 
and masonry products around the base of the building. He adds that the portion of building 2 that 
houses the community room will have some decorative flat roofs. Mr. Schallenhammer asks 
about possible storage space in the roofs of the buildings. Mr. Boyle replies that the units do not 
have access to the roof cavity areas, which will have HVAC equipment, mechanical equipment, 
roof drainage system, and similar items.  
 
Mr. John McCormick, the applicant’s Traffic Engineer from Dynamic Traffic, approaches the board 
to provide testimony. Mr. McCormick goes through the application’s traffic report, dated April 27, 
2026, noting that the report evaluates site access, traffic generation potential, intersection 
analysis, and parking. Mr. McCormick testifies that the subject site has great access, being a part 
of a larger commercial retail complex with four driveways, two of which are signalized. For traffic 
generation, Mr. McCormick explains that it is rather minimal from adding just 60 apartment units 
and ITE identifies a trip generation of possibly 30 trips in the peak hours dispersed across four 
driveways. He states that the number of potential trips the community would generate for the site 
is minimal, especially in comparison to busier areas off of high traffic roads such as Haddonfield-
Berlin and Laurel Oak Rds. Mr. McCormick explains that the traffic generation is also significantly 
less than what would be produced by a retail use. Regarding intersection operation, Mr. 
McCormick testifies that they did a rather conservative analysis by putting all the trips to the 
Laurel Oak access, as he believes the bulk of traffic would come from this access drive. He states 
that the Laurel Oak access is an unsignalized intersection and has a level of service B which 
would remain even once the apartment community is occupied. He adds that in comparison to 
Laurel Oak Rd itself, which facilitates approximately 700 trips on average, the number of trips 
generated by the subject development would not move the needle. Mr. McCormick states that the 
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sight lines from the Laurel Oak Rd access drive are also excellent and far exceed AASHTO 
standards. He adds that there may be some tree limbs or landscaping that could be cleared up at 
the drive to further improve line of sight, but what exists is more than adequate.  
 
For parking, Mr. McCormick testifies that they exceed the requirements of the site’s overlay zone 
even with removing the 6 spaces to improve the site layout as they would still have 101 total 
spaces. He explains that they also looked at parking from ITE parking generation standards, which 
estimates 1 space per unit, which would require minimum 60 spaces for this apartment 
community, which they exceed with over 100 spaces. Mr. McCormick testifies that they also 
looked at the parking for other Walters Group sites relatively similar in size and actual parking 
demand and found that actual demand would be approximately 1.26 spaces per unit, or 76 
spaces for the proposed development, which they once again far exceed. Mr. Schallenhammer 
asks about the methodologies referenced for the parking portion of the traffic study. Mr. 
McCormick explains that they used both ITE’s parking generation as well as comparing the 
Walters Group-operated sites. Mr. Nicini asks how many of the parking spaces will be ADA and 
EV. Mr. McCormick replies that there will be 5 EV spaces and 15 ADA. Mr. Noll adds that when the 
sidewalk along Laurel Oak Rd is installed, some of the nearby trees and landscaping will be 
trimmed back per township policy, which will further improve access drive sight lines. Mr. 
Schwenke points out that with the shared parking area added too, there would be even more 
parking available at the site. Mr. McCormick confirms this and explains that there would be a total 
of 160 parking spaces when including the shared parking area. Mr. Noll states that this was also 
why their office had requested extra islands in the interior portions of the parking lot as there is 
plenty of parking for the site. Board members briefly discuss the abundance of parking for the site, 
stating that it is rarely fully used. Mr. Schwenke states that it is also beneficial that the trees and 
greenery near the Laurel Oak Dr access will be trimmed as it will improve line of sight. Mr. Noll 
adds that having the center dedicated left turn lane on Laurel Oak Rd is also very helpful 
particularly for when there is higher traffic on the road as when necessary, it can act as an extra 
queuing lane if someone is turning left out from the Laurel Oak site access and cannot yet fully 
make the turn.  
 
Seeing no further testimony or questions from the board, Mr. Schallenhammer makes a motion to 
open the meeting to the public, seconded by Mr. Ravitz.  
 
Denise Cutrera 
1529 Pine Ave 
 
Ms. Cutrera asks if the development is a condominium association or a rental community. Mr. 
Delduca clarifies that it is a rental apartment community within a larger commercial 
condominium. Ms. Cutrera asks what the condominium portion means. Board solicitor Mr. 
Norman explains that there is the Walters Group development and also the retail/commercial 
center not owned by Walters, and they share common elements such as parking and access 
drives. Ms. Cutrera asks if there is an HOA for the community. Mr. Delduca explains that there is 
no HOA but there is a commercial condominium association for the overall property, with the 
subject site being one of the condo units. Ms. Cutrera asks about resident turnover rate for the 
apartment community. Mr. Speitel states that he does not have specific turnover numbers on 
hand, but from their experiences with their other developments, turnover is minimal and the 
turnover that does occur is mostly from residents who work in the same town and are saving up 
for their own home. He adds that bad debt and delinquency are less than 1% combined.  
 
Seeing no further public comment, Mr. Ravitz makes a motion to close public portion, seconded 
by Mr. Nicini.  
 
 
 
In preparation for a motion of approval on the application, Mr. Norman states that the approval 
would be for the Affordable Housing Preliminary & Final Major Site Plan application with design 
waivers for the number of parking lot trees and maximizing number of street trees. Mr. Norman 
outlines the conditions of approval for this application for the part of the property at Berlin Rd and 
Laurel Oak Rd, Portion of lot 7, block 198, applicant Voorhees Family Apartments LLC:  
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1. Applicant agrees to comply with the recommendations in the board engineer’s review 
letter dated May 28, 2026, with the following exceptions:  

a. Parking lot stall and drive aisle sizes will remain  
b. For a review letter comment on Grading and Utilities, applicant will comply for just 

downstream structures 
c. Applicant agrees that there will be no responsibility from the township with regard 

to maintenance of common elements such as the Laurel Oak Dr access Rd 
d. Fire truck access design complies with state RSIS standards and thusly, no full fire 

truck turning is required 
2. Applicant will inform the board professionals and township on who the party responsible 

for the maintenance of the Laurel Oak Rd access will be  
3. Applicant agrees to trim trees and any other possibly obstructive greenery at the Laurel 

Oak Dr access 
 
Mr. Schallenhammer, other board members, Mr. Delduca and Mr. Noll briefly discuss fire truck 
access to the site. Mr. Delduca explains that if the applicant meets state standards, the township 
would be preempted from applying stricter standards. Mr. Noll states that building 2 currently 
already has 3 sides accessible for fire trucks and for building 1, a fire truck could still access the 
building from the adjacent parking lot. Mr. Schwenke asks about a comment from the Fire 
Marshall regarding having fire hydrants across from the FTC. Mr. Sciullo approaches the board 
and explains that they will discuss and work further with the fire marshall to come to a mutually 
satisfactory solution regarding fire hydrant connections. Mr. Schallenhammer asks if bollards are 
proposed around certain portions of the building. Mr. Sciullo states there will be 6” reveal curb to 
protect the sidewalk but no bollards are proposed. Mr. Noll asks if bollards can be added at the 
ADA spots where there will be depressed curb. Mr. Sciullo states that they can add bollards in 
these areas and there will also be bollards around EV chargers onsite.  
 
Mr. Schallenhammer makes a motion to approve the Preliminary & Final Major Site Plan 
application as outlined and updated by Mr. Norman, seconded by Mr. Nicini. Motion carries by the 
following Roll Call Vote:  
 
AYES: Mr. Nicini, Mr. Rashatwar, Mr. Ravitz, Mr. Schallenhammer, Mr. Schwenke 
NAYES: None 
ABSTAIN: None 
 
 
 
Seeing no further business, Mr. Nicini makes a motion to adjourn the meeting, seconded by Mr. 
Ravitz. Motion carries by the assenting voice vote of all present members. Mr. Schwenke adjourns 
the meeting.  
______________________________________________________________________________ 
Rashane Thapa 
Voorhees Township Planning Board Secretary 
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