
 

 

 

COLLINGSWOOD PLANNING BOARD 

 

RESOLUTION 2019-19 

 

IN THE MATTER OF THE  

APPLICATION OF ILYA ZAGREBELSKY 

AND CANDICE COSME, 122 LAWNSIDE 

AVE, COLLINGSWOOD, NJ 08108 FOR 

DEMOLITION APPROVAL AND SITE 

PLAN APPROVAL FOR PROPERTY 

LOCATED AT 122 LAWNSIDE AVENUE, 

BLOCK 41, LOT 13 

BOROUGH OF COLLINGSWOOD 

PLANNING BOARD 

RESOLUTION OF MEMORIALIZATION 

 

WHEREAS, Applicants, Ilya Zagrebelsky and Candice Cosme are the owners of property 

located at 122 Lawnside Avenue, Collingswood, New Jersey 08108, which property also is 

designated on the tax map of the Borough of Collingswood as Block 42, Lot 13 (hereinafter the 

“Property”); and 

WHEREAS, the Property is located in an SF-D3 Single Family Detached Residential 

District 3; and 

WHEREAS, the Applicants have applied for demolition approval and site plan approval; 

and 

WHEREAS, it appears the Applicants are the owners of 122 Lawnside Avenue; and  

WHEREAS, the Applicants seek approval to demolish the existing residence  at 122 

Lawnside Avenue and construct a new, residence consisting of a basement, first floor, second 

floor with four (4) bedrooms, attic and an attached garage; and  

WHEREAS, the Applicants’ proposed single family residence and use is in conformance 

with the permitted principle uses in the SF-D3 Zone per Section 141-18.B(1) of the 

Collingswood Development Regulations Ordinance; and  
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WHEREAS, the Applicants appeared before the Planning Board of the Borough of 

Collingswood on Monday evening, October 28, 2019 for a public hearing with the following 

members of the Planning Board being present:  Joseph Santamauro, Chairperson, Mary Ellen 

Reis, Vice Chairperson, Diane Marini, Commissioner Joan Leonard, Barbara DiBuono, the 

Honorable James Maley, Mayor, Frank Caputo and John Kane.  Also in attendance were 

Timothy R. Staszewski, P.E. C.M.E., Collingswood Planning Board Engineer, Stanley 

Witkowski, Zoning Officer of the Borough of Collingswood, Carol Sickler, Secretary for the 

Collingswood Planning Board and Michael P. Madden, Esquire, Planning Board Solicitor; and  

WHEREAS, the Applicants represented themselves during the course of the hearing on 

October 28, 2019 and in addition to their testimony presented the expert testimony of Lisa C. 

Soulos,  registered and licensed Architect of the State of New Jersey, 5 Allan Lane, 

Collingswood, NJ 08108; and 

WHEREAS, the Applicants and Ms. Soulos Submitted the following documentation in 

furtherance of the application: 

1. Application form, Borough of Collingswood Planning Board filed September 27, 

2019; 

 

2. Zoning Permit denial from the Borough of Collingswood, Office of Zoning, Stanley 

Witkowski, Zoning Officer, dated September 16, 2019. 
 

3. Zoning Permit Application form for the Borough of Collingswood Zoning 

Department requesting to demolish the existing structure and build a new 2 ½ story 

framed dwelling, single family dated August 20, 2019; 
 
4. Survey depicting the existing structure at 122 Lawnside Avenue and proposed 2 ½ 

story framed dwelling at 122 Lawnside Avenue prepared by Steven R. Kelly, PLS; 
 

5. Drawing DWG No. SK-1, Site Plan of proposed new residence 122 Lawnside 

Avenue, Collingwood, New Jersey by Lisa S. Soulos, registered  and licensed 

Architect; 
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6. Drawing DWG No. SK-2 showing proposed new residence, 122 Lawnside Avenue, 

Collingswood, New Jersey drawn by Lisa C. Soulos, registered and licensed 

Architect; 
 

7. DWG No. SK-3 elevations of proposed new residence, 122 Lawnside Avenue, 

Collingswood, New Jersey drawn by Lisa C. Soulos, registered and licensed 

Architect; 
 

8. Borough of Collingswood Public Notice and Proof of Publication. 
 

WHEREAS, Timothy R Staszewski, P.E., C.M.E., the Collingswood Planning Board 

Engineer issued a report dated October 8, 2019 which report is incorporated herein by reference 

and which was discussed in detail at the Planning Board meeting on October 28, 2019; and  

WHEREAS, the Applicants themselves and with Ms. Soulos presented the following 

sworn testimony: 

1. The testimony of Ms. Soulos was accepted as that of an expert in the field of 

architecture. 

 

2. Ms. Soulos described the proposed dwelling depicted in plans previously identified as 

Drawing No. SK-1, SK-2 and SK-3 as well as the survey.  All of these documents 

were admitted into evidence. 
 

3. Ms. Soulos described the site information as well as the floor plans for the first and 

second floor of the proposed dwelling.   
 

4. Ms. Soulos further described the elevations for the rear yard, side yards and front 

yards of the proposed dwelling and reiterated that no variances are required and this 

was confirmed in the Planning Board Engineer’s Report. 
 

5. Ms. Soulos described the details of the interior and exterior of the home as well as the 

garage, basement and all exterior lighting.   
 

6. Ms. Soulos indicated that there would be three decks:  one from the first floor rear, a 

deck from the second floor master bedroom and a small deck from the third floor.   
 

7. The testimony of Ms. Soulos and the Applicants indicated that the existing dwelling 

is approximately 1500 square feet without the basement.  With the basement and 

attic, the square footage may be approximately 2000 square feet. 
 

8. The Applicants testified that there is some termite damage but more importantly, the 

entire HVAC system of the existing residence must be replaced. 
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9. Ms. Soulos testified that the foundation will not be able to withstand any additional 

loads so alterations are not reasonable nor financially feasible.   
 

10. The Applicant testified that he is in the real estate business and in his opinion,  it 

would be more reasonable financially to construct a new dwelling and demolish the 

existing dwelling rather than make repairs to the existing dwelling.   
 

11. Ms. Soulos testified that in terms of grading, there should be no adverse impact to the 

neighborhood as a result of the construction of the proposed dwelling.   
 

12. The proposed dwelling will be white with black trim and natural wood on the exterior 

and there will be a full basement. 
 

13. The garage is attached to the residence and the front of the garage will be 

approximately 33 feet from Lawnside Avenue.  Ms. Soulos confirmed that the front 

of the home will be 25 feet from Lawnside Avenue where presently the front of the 

home is 23 feet.  The Development Regulations Ordinance requires 25 feet.   
 

14. Ms. Soulos described the front of the garage which will be an asphalt driveway for 

two (2) cars to park.  The proposed garage will be a two-car garage.   
 

15. Ms. Soulos confirmed that there are settlement cracks noted in the existing dwelling. 
 
 

WHEREAS, at the conclusion of the Applicants and Ms. Soulos’ testimony, the meeting 

was opened to the public.  All of the members of the public were sworn to testify since more of 

the members had comments rather than questions.   

WHEREAS, the members of the public and their comments are as follows: 

 Karen Houser Regan, 110 Lawnside Avenue.  Ms. Regan claims that her home 

was built in 1913 and she is concerned with the style of the proposed new home.  

She does not believe that the style will fit into the “aesthetics of the 

neighborhood”. She claims that the proposed home looks like a modern house 

with a garage in front.   

 

 Minerva Caro, 108 East Stiles Avenue. She claims that the actual age of the 

existing home at 122 Lawnside Avenue is 60 years.  In addition, she is fearful for 

contamination coming from lead when the existing building is demolished.  She 

had questions concerning the demolition process and testing for contaminants 

during demolition. The Planning Board Engineer responded to those questions.   
 

 George Schroeder, 113 Lawnside Avenue.  Mr. Schroeder expressed his concerns 

with the size of the proposed new home and his belief that the size “could 

approach 4000 square feet.”  Mr. Schroeder listed common concerns of other 
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neighbors, some of whom could not attend the meeting.  (Prior to the meeting, 

Mr. Schroeder presented a letter to the Planning Board Solicitor from a couple 

who live in the neighborhood who were not able to attend the meeting. The 

Solicitor advised Mr. Schroeder that the letter would not be admissible in the 

hearing in that it contained hearsay.  Thus, the letter was not presented to the 

Board.). 
 

 Mr. Schroeder’s expressed his belief  that the existing home was constructed in 

1909.  He is concerned with the overall “mass” of the proposed home.  He further 

indicated that architecture and character of the proposed  new home “simply does 

not fit into the neighborhood.”  A major concern is that there is no front porch on 

the proposed home unlike many of the homes in the neighborhood. The two-car 

garage connected to the proposed home is not in keeping with the neighborhood 

and the driveway of the proposed new home will be in front of the garage while 

most of the homes in the neighborhood have driveways on the side of the homes.  

He further is concerned with dust from the demolition and with impervious 

coverage.  Mr. Schroeder was advised that in terms of impervious coverage, no 

variances are necessary.   
 

 Paul Stankiewicz, 131 Lawnside Avenue.  He testified that he purchased his hme 

20 years ago and provided his non-professional opinion that the proposed home is 

“a great house for a neighboring community” but does not fit into this 

neighborhood.  He referenced many homes in the neighborhood as American, 

Four-Square style homes.  He further opined that the demolition and construction 

could take at least 6 months to one year for the entire process.  (At this point, the 

Applicant indicated that demolition will take one (1) week and further indicated 

that it will not take six (6) months to have the home weather tight.  The Applicant 

then addressed the audience and attempted to respond to many of their concerns). 
 

 Karen and Scott Hinners, 126 Lawnside Avenue.  They both expressed their 

appreciation for the design of the home but claim that the design does not fit the 

neighborhood.  They recommended a long driveway with a two-car garage at the 

rear of the property which would be more in keeping with other homes in the 

neighborhood. 
 

 Kevin Monko, 135 Lawnside Avenue.  Mr. Monko also expressed concerns about 

the size and design of the proposed home.   
 

 Tim Ward, 112 Lawnside Avenue.  He does not appreciate the frontage of the 

proposed home and further claims that he is living in his “dream house” just as 

the Applicants have testified about wanting to live in their “dream house”.  Mr. 

Ward is concerned with the precedent which would be set by demolishing the 

present structure.  He claims that the biggest issue to him is the garage and 

questions why the garage has to be in the front of the property, not the rear.   
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 Michael Rogowski, 121 Lawnside Avenue.  He claims that the proposed dwelling 

simply does not fit in the neighborhood.  He also raised the specter that the 

Applicants  may construct a new home, move in and later sell or “flip” the home 

and then neighbors would be “stuck” with a home that does not fit into the 

neighborhood.  He further testified that his home was old when he purchased it 

but he did remodel his home. 
 

 Terry Hoover, 129 Lawnside Avenue.  She has lived in the neighborhood for over 

60 years and she is very uncomfortable with all of the comments made at the 

meeting and the overall tenor of the hearing.  She claims that the hearing made 

her feel uncomfortable. 
 

 Kelly McFarland and Jim McFarland, 132 Lawnside Avenue.  They are in favor 

of the proposed home and thought it was “a wonderful idea.” 
 

 Joe Casey, 123 Lawnside Avenue.  He is not in favor of the proposed dwelling 

based upon its design, size and layout.   
 

 Claire Gustofson, 739 Park Avenue.  She is a member of the Historic Committee 

for the Borough of Collingswood and claims that the new home “is a threat to the 

historical significance of Lawnside Avenue and that the home does not belong 

there.”  She also is concerned with the size of the footprint of the proposed 

dwelling.   
 

 Kristin Taylor, 925 Stokes Avenue.  She expressed similar concerns and opinions 

to that of the other neighbors who opposed the application. 
 

 

WHEREAS, after all of the above testimony and responses from the Applicants, the 

meeting was closed to the public.  

WHEREAS, after discussion, the Solicitor asked the members of the Planning Board 

whether any member would make a motion  to approve the application. There were no responses 

and no member made a motion to approve the application as presented. 

WHEREAS, the Solicitor then questioned the members of the Planning Board as to 

whether any member would make a motion to deny the application as presented.   

WHEREAS, Mayor Maley indicated that he had not heard any evidence which would 

demonstrate that the existing dwelling has to be demolished.  In addition, he expressed his 
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opinion that the proposed dwelling was not in keeping with other homes in the neighborhood and 

there is absolutely no evidence that the present building “has to come down”.  Maylor Maley 

then made a motion to deny the application as presented.  Diane Marini seconded the motion and 

all members presented voted in favor of the motion with the exception of Frank Caputo.  Mr. 

Caputo voted no to the motion to deny the application. Thus, the motion to deny the application 

passed 7 votes to 1 vote. 

NOW THEREFORE BE IT RESOLVED that the application of Ilya Zagrebelsky and 

Candice Cosme of 122 Lawnside Avenue, Collingswood, New Jersey for demolition approval 

and site plan approval be and the same is DENIED for the reasons set forth above. 

 

 

Dated:              

       JOSEPH SANTAMAURO, Chairperson 

 

 

 

Dated:               

       CAROL SICKLER, Secretary  


