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Collingswood Planning Board 

678 Haddon Avenue 

November 25, 2019 

 

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

Monday, November 25, 2019.  The Chairman 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.  

 

PRESENT:    Joseph Santomauro, Chairperson, Mary Ellen Ries, Co-Chairperson, and 

Commissioner Leonard, Frank Caputo, Diane Marini, Barbara DiBuono, Reed 

Orem and Michael P. Madden the Board Solicitor, Tim Staszewski, Engineer & 

Zoning Officer Stanley Witkowski and arrived late 

 

                     Mayor Maley and John Kane arrived late   
 

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: 

 
Ms. Ries made a motion to approve the October 28, 2019 minutes as presented and Ms. Marini 

seconded the motion.  Secretary polled the members: 

Ms. Ries   - Yes   

   Comm. Leonard  - Yes 

Mr. Santomauro  - Yes 

Ms. Marini   - Yes 

   Ms. DiBuono   - Yes 

     

   Vote:  5  - 0 

    

RESOLUTION TO BE MEMORIALIZED 

 

 #2019-19 Ilya Zagrebeelsky – 122 Lawnside Ave. 

Block 41 Lot 13- Denial for Demolition Approval and approval of 

Minor Site Plan 

 

Ms. Ries made a motion to approve the Resolution as presented to deny the application for a minor 

site plan and design waiver and Mr. Caputo seconded the motion.  Secretary polled the members: 

Mr. Santomauro  - Yes 

Ms. Ries   - Yes 

Comm. Leonard  - Yes 

Ms. Marini   - Yes 

   Ms. DiBuono   - Yes 
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   Vote:  5  - 0 

 

NEW BUSINESS 

 

 Lyons-Wheeler Associates, LLC 

Block 67 Lot 11, 11.01 and 12 – 24 Lees Ave. 

  

The application is for a change of use and waiver of site plan for property located at 24 

Lees Avenue, Block 67, Lots 11, 11.01 and 12.  The Applicant was represented by 

Alan H. Ettenson, Esquire, at PO Box 237, Moorestown, New Jersey 08057.   

Mr. Ettenson presented the testimony of Ryan Wheeler, 54 Melrose Avenue, Haddon 

Township, New Jersey, Jennifer Wheeler, 54 Melrose Avenue, Haddon Township, 

New Jersey, Architect Jeffrey Brummer, 212 Morgan Avenue, Haddon Township, 

New Jersey and also had in attendance, one of the present owners of the property, 

Joseph Convery, 621 Colford Avenue, Collingswood, New Jersey.  In addition, the 

Applicant presented Exhibits SP-1 which is a floor plan of the proposed property, Site 

Plan 1 which is a Parking Plan and photos labeled A1-6.  In addition, the Applicant 

presented an Executive Summary for 24 Lees Avenue, Collingswood, New Jersey 

regarding Phase I, Environmental Assessment and Preliminary Assessment dated 

November 2019 consisting of four (4) pages as well as an Exhibit from the State of 

New Jersey, Department of Environmental Protection Division of Remediation 

Management and Response dated December 10, 2002 addressed to the then President 

of the former owner, Mohrfeld, Inc., 24 Lees Avenue, Collingswood, New Jersey 

08108. That particular document was marked DEP-1, November 25, 2019. 

In addition, the Applicant presented a survey dated October 21, 2019 prepared by 

Walter H. McNamara Associates, Inc. for the subject property and as indicated, 

Architectural Plans and Drawings of Jeffrey Brummer Architects, 212 Morgan 

Avenue, Haddon Township, New Jersey.   

In addition, the Applicant presented an application form for the Borough of 

Collingswood Planning Board filed September 26, 2019 executed by a representative 

of Lyons-Wheeler Associates, LLC and Joseph Convery and Katherine R. Convery, 

owners of the property. Attached thereto is a deed dated June 13, 2003 between the 

Borough of Collingswood as Grantor and William J. Convery, Olga Convery, Joseph 

W. Convery and Katherine Convery as Grantees applicable to the subject property. 

All of the above Exhibits were marked into evidence at the subject hearing on 

November 25, 2019.   
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In addition to the above, Timothy R. Staszewski, P.E., CME, issued two (2) reports 

concerning the subject application; the first report is dated October 9, 2019 and the 

second report is dated November 14, 2019.  Both reports were incorporated by 

reference into the hearing conducted on November 25, 2019.   

Mr. Ettenson advised the Board (and this was confirmed by the Planning Board 

Engineer) that the property in question is both in the CBD and POD Zones.  There will 

be no changes to the property other than cosmetic, according to Mr. Ettenson.  In 

furtherance of the application, sworn testimony was provided by Jennifer and Ryan 

Wheeler, Architect Jeffrey Brummer and Joseph Convery.   

Jennifer Wheeler is a Family Nurse Practitioner. Her husband is Ryan Wheeler and is 

the developer of the subject property.  Ryan Wheeler, Inc. is the contract purchaser of 

the subject property subject to land use approvals and environmental approvals.  The 

property’s last use was that of a taxicab company owned by Mr. Convery.  Prior to that 

use and for many years, the property was owned by Mohrfeld Field Company.  Oil and 

coal were stored on the property and the property is subject to environmental concerns, 

studies and reports.   

Jennifer Wheeler testified that she has been trained at Jefferson University Hospital 

Nursing School.  During the course of her practice as a nurse, she noticed that there 

was a problem with traditional medicine versus treating the root cause of medical 

issues.  She wanted to take a more personalized approach in treating patients and their 

families.  She wanted to personalize the type of treatment provided and to integrate 

various treatments into one location.  The type of treatments would include 

psychological, pediatric, physical therapy and occupational therapy.  Ms. Wheeler 

testified that she wanted to take a “holistic” approach to treating patients. 

In terms of the type of treatments and number of treatments involved, the Applicant 

testified that a patient would receive a one (1) hour personalized visit and treatment.  

The Applicant has been working in Collingswood for several years and understands 

the parking situation, especially on Lees Avenue.  There will be one (1) medical 

provider for each sub-specialty and the Applicant anticipates that there will be four to 

five professionals when the treatment center opens.  There will be no other support 

staff and as indicated, each patient will be present on location for one (1) hour.  At a 

maximum, four to five patients will be waiting in addition to the staff, which at most, 

will be ten individuals, not all at the same time.   

Presently, there are 23 parking spaces which the Applicant believes will be sufficient 

for the location.  In terms of deliveries, the Applicant does not anticipate much and 

there will be very minimal medical waste.   
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It is anticipated that the hours would be Monday through Friday 10 am to 6 pm.  It is 

not anticipated that there will be regular evening or weekend hours.  There may be 

various sub leases for each particular type of medical practice but there will be no 

urgent care center on the premises.  The leases will be provided to the various 

practitioners who may consist of pediatric, occupational, holistic psychologist and 

connective tissue specialists.  The business was described as a “wellness collective” 

hence the name “The Well” which appears on the site plans. 

In particular, medical waste will be taken care of by a partner of the Applicant who 

will pick medical waste up perhaps one time per month.  A psychologist might have 

hours one night per week and perhaps there will be an occupational therapist that may 

have evening hours. The maximum number of professionals providing treatment will 

be five (5). 

Jeffrey Brummer has been a licensed New Jersey Architect for 12 years and provided 

sworn expert testimony.  He prepared the site plans and floor plans for the subject 

project.  He also discussed parking and indicated that there were 23 parking spaces. In 

addition, the parking lot included a turnaround zone to the rear of the property.  There 

are six (6) parking spaces to the rear of the building, including a handicap space; four 

(4) parking spaces to the front, three (3) along the side and ten (10) in the rear totaling 

23 spaces.   

Ryan Wheeler provided sworn testimony.  He is the husband of the Applicant and the 

Developer of the project.  In terms of contamination to the soil, he addressed the NFA 

correspondence dated December 10, 2002.  He testified that the only remaining issue is 

ground water and that the studies remain open.  Mr. Ettenson indicated that the client 

hired its own licensed remediation professional and the Applicant has taken over the 

burden and accepts the responsibility for securing appropriate approvals from the 

Department of Environmental Protection.  Mr. Ettenson indicated that the property 

may be used as indicated in the application but may not be used as a residence.  There 

are two additional tests that are required by the State of New Jersey, but the use of the 

property is permitted.   

At this point in the application Board Member Frank Caputo recommended that there 

be continuous monitoring of the subject site and that the Planning Board receives 

reports concerning the subject site.   

Ryan Wheeler, the developer, continued with his sworn testimony and indicated that 

the project is being developed for and according to his wife’s purposes.  The developer 

will arrange the removal of refuse and trash and will agree to put a hose bib at the front 

of the property.  The Applicant will return for sign approvals. The Applicant indicated 
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that there is a separate contract prepared with an environmental company but is not 

signed.   

At this point in the application, Mr. Ettenson indicated that he had no other witnesses 

to produce.   

The meeting was opened to the public. David Sheehan of 23 Lees Avenue was sworn 

and testified and also had questions concerning the application. Mr. Sheehan expressed 

his concerns concerning the environmental issues to the rear of the property.  In 

addition, Mr. Sheehan’s wife, Joanne, also testified and related her concerns over 

parking and traffic issues. She further raised concerns relative to parking and the fact 

that there was a parochial school located within 200 yards of the subject site.  The 

Sheehan’s were advised that not all practitioners will be on site at the same time.  They 

further indicated that 33 parking spaces were necessary for the site, but waivers were 

requested to accommodate 23 parking spaces.  In terms of the use of the facility, it was 

apparent that 23 parking spaces would be sufficient.   

In addition to Mr. and Mrs. Sheehan, Gerald Faber, Assistant General Counsel for the 

Delaware River Port Authority testified. The Port Authority owns the property 

immediately adjacent to the subject sites which consist of the PATCO High Speedline 

and associated parking.  Mr. Faber indicated that PATCO had no objection to the 

application; he was present to listen to the application and the Port Authority is in favor 

of said application. 

Reed Orem suggested that there be placed on any approval Resolution a condition that 

the Applicant and all users of the subject site park on site.  Furthermore, Mr. Orem 

suggested that the applicant work with the Planning Board Engineer concerning 

parking issues, environmental issues and other related issues to the subject site. 

With the above conditions, Frank Caputo moved to approve, the motion was seconded 

by Diane Marino and the Secretary polled the board: 

Mr. Santomauro  - Yes 

Ms. Ries   - Yes 

Mayor Maley   - Yes 

Comm. Leonard  - Yes 

Ms. Marini   - Yes 

   Mr. Kane   - Yes 

   Ms. DiBuono   - Yes 

   Mr. Reed   - Yes  

    

   Vote:  8  - 0 
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 Medical Technology Management, LLC 

Block 21 Lot 2 – 595 Haddon Ave. 

Application – Adding a second floor for residential 

 

This property is located within the Collingswood Business District (and the 

Collingswood Historic District) and consists of a one-story brick office building 

located at the northwest corner of Haddon Avenue and Harvard Avenue. The proposed 

use of the premises is a two-story building, existing first floor office and second floor 

with three (3) apartments.  The Applicant has requested a waiver from formal site plan 

review and approvals. The number of dwelling units will be three (3) and the number 

off off-street parking spaces will be 14.  The apartments are a permitted accessory use 

in the CBD Zone as per Code Section 141-21(c)(3).  The Applicant indicated in their 

application that a parking variance may be necessary.  The Applicant was represented 

by Donald C. Cofsky, Esquire, 209 Haddon Avenue, Haddonfield, New Jersey.  Mr. 

Cofsky presented the testimony of the sole owner of the Applicant, Ms. Jo Surpin as 

well as the expert architectural testimony of Phillip D. Kunz, RA, a New Jersey 

Licensed Architect with PDK Architects.   

The Architect presented plans with the application including a cover sheet, a 

description diagram of the proposed and existing floor plans, proposed elevations and 

existing elevations with photographs with existing structure from the east elevation, 

southwest elevation and south/Haddon Avenue elevation.  All plans were signed and 

sealed by Mr. Kunz.  In addition, Mr. Cofsky presented a survey of the subject 

property which was marked P1 into evidence, said survey being performed by Richard 

S. Humphries and dated May 29, 2019. 

The Planning Board received the report of Planning Board Engineer, Timothy 

Staszewski dated November 8, 2019 which report is incorporated herein by reference. 

In addition, the Applicant presented the plans of Mr. Kunz for the HVAC and trash 

enclosure elevation.   

As part of the application process, Mr. Cofsky also presented the application form for 

the Collingswood Planning Board executed by Joe Surpin as well as a two-page 

description of the proposal of the Applicant in terms of placing a second floor as an 

accessory use on the existing structure.  That description is incorporated herein by 

reference.  In addition, there was a Zoning Permit Application form dated July 9. 2019 

presented to the Borough of Collingswood Zoning Department by the Applicant.  

Attached to the application was the denial correspondence to Ms. Surpin from 

Collingswood Zoning Officer, Stanley Witkowski dated July 9, 2019. 
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All members of the Planning Board participated in this application and hearing, 

including Mayor Maley.  All witnesses were sworn to testify.  The Applicant testified 

that there are 14 parking spaces available, which include two (2) parking spaces from 

an easement which are demonstrated on the survey of Richard S. Humphries.  There is 

a 25-foot-wide easement for ingress and egress between 587 Haddon Avenue and the 

subject property, 595 Haddon Avenue.  This easement is recorded in Deed Book 4047, 

Page 759.   

There were numerous questions of the Applicant, the architect and counsel. There was 

much concern of the Planning Board Members regarding the enclosure for the heating 

ventilation air condition system and trash receptacles. 

Ms. Surpin testified that she is the owner of the corporation which owns the building; 

she has a consulting firm with five (5) employees, including her. She has been in 

business at this site for 13 years.  She has utilized public trash pickup.  A maintenance 

person puts out the trash and performs maintenance on the building.  In addition, she 

has a landscape maintenance company which takes care of the property.  She testified 

that 14 parking spaces are more than sufficient for the subject site.  There are three (3) 

trees on the property which were just trimmed, and those trees will not be disturbed.   

It appears that 15 parking spaces are required, thus a de minimus waiver of one 

parking space was requested. Commissioner Joan Leonard requested that trash pickup 

occur on Harvard Avenue and also requested that the Applicant plant an additional tree 

on the subject site.   

The Applicant agreed that a structural engineer will check the building and will seal 

plans to ensure the safety of the proposed structure and second floor construction.  The 

design of the finished structure will be in conformance with other homes in the 

neighborhood on Haddon Avenue and Harvard Avenue. There will be a side entrance 

to the apartments and there will be a light in the soffit of the roof over the side 

entrance. 

The Applicant indicated that the HVAC and trash enclosure is “what it is” but if it is 

not sufficient, it will be expanded.   

The meeting was opened to the public and Joseph Russell of Harvard Avenue 

appeared and testified.  He thought the idea of apartments on the building was a “great 

idea” and he is in favor of the application.  The addition will have a beneficial impact 

on the neighborhood. Diane Marini commented that the design of the proposed 

building “looks great”.   
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Mr. Caputo made a motion to approve the application with Site Plan Waiver, de 

minimus Parking Waiver, Light Fixture on the eastside entrance, with the condition 

that the Applicant is “open to planting an additional tree and shrubs and to work with 

the engineer regarding the HVAC and trash enclosure” and Mr. Kane seconded the 

motion.  The secretary polled the board: 

 Mr. Santomauro  - Yes 

Ms. Ries   - Yes 

Mayor Maley   - Yes 

Comm. Leonard  - Yes 

Ms. Marini   - Yes 

   Mr. Kane   - Yes 

   Ms. DiBuono   - Yes 

 Mr. Reed   - Yes 

  

Vote:  8  - 0 

 

 Re-examination of The Master Plan - Borough of Collingswood 

Ashton Jones, Professional Planner with Remington and Vernick was sworn and 

testified as to the Re-Examination Plan in question.  There were numerous questions of 

Mr. Jones concerning the Plan and after much discussion, it was determined that the 

re-examination of the Master Plan would again be discussed at the Planning Board 

Meeting on December 16, 2019.  Mr. Jones will issue another draft of the proposed 

Plan. 

During the course of the meeting on November 25, 2019, members of the public were 

asked to either question the Board, the Planner or present testimony.  Lorraine Prince 

who represented the Newton Creek Watershed Association addressed the Board.  She 

requested that more attention be provided to storm water flowing into various creeks in 

the Linwood Avenue, Merrick Avenue and Bettlewood Avenue section of 

Collingswood.  The Borough Engineer indicated that he was not aware of the alleged 

problems addressed by Ms. Prince and Ms. Prince acknowledged that she never 

advised the Borough Commissioners or anyone in the Borough of the problems which 

she perceives with the creeks.  

It was determined that Mr. Jones would prepare another re-examination of the Master 

Plan which will be discussed at the meeting on December 16, 2019. 

   

SIGNS 

  
 Haddon Culinary-741 Haddon Avenue Block  31  Lot #11 
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Two (2) façade signs, the Sign facing Haddon Ave that hangs over the front entrance with the business 

name of Haddon Culinary with a white background, green lettering  and a gold “flowered” icon 

measuring  (19)” high,     

The second Façade Sign with the same color scheme facing Haddon Avenue., and the sign 

will be placed above the three (3) windows on the first floor to the right of the main entrance 

measures 15.2 square feet. The message on this sign reads “Haddon Culinary” in letters 

measuring 12” in height and the smaller icon in between. 

There are a total of three (3) window signs each sign having an icon that is 36 x 28 inches that 

are a circular form with 4” green letters and a yellow “flower” symbol in the center with the 

words” Haddon Culinary”. Each window will have a ribbon sign on the bottom 3 inch letters.  

First one will say “Chef Driven Market” Second will say Casual Dining. Catering”.  Then 

ribbon signs continue that way across all the windows on the front façade with a total of 6 

windows and going around to the side of the building on Washington Ave. side with the same 

ribbon signs as the front ribbon signs. 

The wall sign on the side of the building facing Washington St. measures 56” by 164 “ with  a 

white background, green lettering and the yellow flower symbol. The sign will be comprised 

of Alum lite containing an aluminum face with a plastic core.  The left side of the sign will 

contain the Haddon Culinary message (similar to the window signs) at a height of 52” with 

letter height of 5.75” and the flower symbol measuring 29”. The words “Chef Driven Market. 

Casual Dining. Catering. In seven (7)” letters will be placed to the right of the Haddon 

Culinary symbol. Due to the size of the sign exceeding the 24 square feet maximum, variance 

relief will be required     

A projecting sign (double sided) measuring 30X21” will be hung on an existing bracket at the 

front of the building facing Haddon Ave. and placed to the left of the main entrance directly 

before the intersection of Haddon Ave. & Washington St. The message on the sign and color 

scheme will replicate the window signs and contain letter sizes measuring 3.5 heights with the 

flower icon 18” high.  Mayor Maley made a motion to approve all the signs as present and 

grant the applicant waivers for the number of signs. Also, that the applicant must receive a 

permit from the Construction Office.  Ms. Marini seconded the motion. Secretary polled the 

board: 

  

Mr. Santomauro  - Yes 

Ms. Ries   - Yes 

Mayor Maley   - Yes 

Comm. Leonard  - Yes 

Ms. Marini   - Yes 

   Mr. Kane   - Yes 

   Ms. DiBuono   - Yes 

   Mr. Reed   - Yes  

    

   Vote:  8  - 1 
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OPENED TO THE PUBLIC  

  

No one wanted to speak. 

 

CLOSED TO THE PUBLIC 

 

With no further business Mr. Kane made a motion to adjourn and Ms. Marini seconded.  All 

members voted in favor of adjourning the meeting.  The Collingswood Planning Board will 

reconvene on Monday, December 16
th

, 2019. 

 

____________________

CAROL SICKLER, 

SECRETARY 

 

 

 

 

 


