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1173.04 Variances
Factors to be considered and weighed when determining whether an applicant will 
experience practical difficulty: 
1. Whether there exist site conditions (narrowness, shallowness, or topography) unique to property in 

question that are not applicable generally to other lands or structures in same zoning district;

2. Whether property in question is located near a non-conforming or non-harmonious use, structure, or 
site conditions, or whether property in question abuts a less restrictive zoning district;

3. Whether property in question will yield a reasonable return or whether there can be any beneficial 
use of property without the variance(s);

4. Whether variance(s) is substantial;

5. Whether essential character of neighborhood would be substantially altered or whether adjoining 
properties would suffer a substantial detriment as a result of the variance(s);

6. Whether variance(s) would adversely affect delivery of governmental services (e.g., water, sewer, 
refuse removal);

7. Whether property owner purchased property with knowledge of zoning restriction;

8. Whether property owner’s predicament feasibly can be obviated through some method other than a 
variance(s); and

9. Whether spirit/intent of Code would be observed and substantial justice done by granting the 
variance(s).

(Ord. 91-95. Passed 10-7-1996.)
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Board of Zoning Appeals
Pre-review: 6:00-6:30 p.m. East conference Room
Regular Meeting: 6:30 p.m. City Hall Auditorium

Members
Chair: Christopher Bindel
Vice Chair: Megan Otter

Michael Alexander
Jillian Bolino

Greg Mahoney

Staff 
Board Secretary: Michelle Nochta

Legal Counsel : Andrew Fleck
Building Department: William Wagner
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Board of Zoning Appeals
April 21, 2022 Agenda

1. Roll call
2. Opening Remarks
3. Vote to approve minutes – March 17, 2022

New Business

4.    2051 Quail- Addition to a non-conforming structure
5. Vote on Change to rules and duties of the BZA
6. Adjourn



Board of Zoning Appeals

Roll Call
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Board of Zoning Appeals

Approve Meeting Minutes for 
March 17, 2022
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Board of Zoning Appeals

Opening Remarks
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Board of Zoning Appeals

New Business
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Docket No. 03-06-22  
2051 Quail Ave

Applicant Richard Bozi and Travis Longdon of Blatchford architects and 
for property owner North coast Baptist Church, new addition on south  

side 9
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122051 Quail

REVISED – RECEIVED 4/21/2022
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162051 Quail
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Administrative Comments
• Existing church is a non-conforming structure in the R-2 District
• The ADA does not require the church to make accessibility changes, 

the church is compelled to make the changes to meet the needs of 
the congregation

• The minimum side yard set-back in the R-2 District is 5 feet.
• Of the 18 properties on the West side of Quail between Thrush and 

Plover, 17 have one side yard that is less than 5 feet
• All comments on design shall be directed to the ABR, for review by 

the ABR when it is heard by the Architectural Board of Review

202051 Quail
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Owner/agent responses- 1173.04 Variances
Factors to be considered and weighed when determining whether an applicant will experience practical difficulty: 
Q1: Whether there exist site conditions (narrowness, shallowness, or topography) unique to property in question that are not 
applicable generally to other lands or structures in same zoning district;A1: No, The only unique factor of the property is the existing 
church property is now considered a non-conforming use because the neighborhood is zoned residential.
Q2: Whether property in question is located near a non-conforming or non-harmonious use, structure, or site conditions, or whether 
property in question abuts a less restrictive zoning district;A2:Yes The existing church built in 1938 is located in a neighborhood now 
zoned residential. As such it is subject to a 10'-0" side yard setback because of it's nonconforming use status
Q3: Whether property in question will yield a reasonable return or whether there can be any beneficial use of property without the 
variance(s);A3: No, The existing church building is able to meet the needs of an abled bodied member. But the interior configuration 
and level changes as well as basement restroom facilities make the building unable to be used by all. The proposed accessible hallway 
between the sanctuary is the only feasible way to allow elderly and handicapped to use all parts of the building.
Q4: Whether variance(s) is substantial;A4: No, The encroachment into the non-conforming setback is as minimal as possible (5'-6" 
encroachment). It also does not extend beyond the existing face of the building towards the neighbor.
Q5: Whether essential character of neighborhood would be substantially altered or whether adjoining properties would suffer a
substantial detriment as a result of the variance(s);A5: No,There should be no change to the character of the neighborhood. We strove 
to keep the addition away from the street sides and as far back from the street as possible. The addition does not extend beyond the 
existing building towards the neighbors.
Q6:Whether variance(s) would adversely affect delivery of governmental services (e.g., water, sewer, refuse removal);A6:No, The 
proposed addition is away from the street and should not affect any services.
Q7: Whether property owner purchased property with knowledge of zoning restriction;A7:, access to people who could not physically 
use the building as is. They now are in a position to meet those needs and have learned that they can not grow to the south as required 
because of the current zoning.
Q8: Whether property owner’s predicament feasibly can be obviated through some method d other than a variance(s); andA8: No,
The existing layout and construction of the historic church can not be altered as necessary within the perimeter of the building. There is 
currently several different levels in the building. To get from the sanctuary to the fellowship hall a person must go up two steps and then 
down four steps. There is a class room area that has an active basement area. We can not a use that portion of the building to transition 
from one elevation to the next.
Q9: Whether spirit/intent of Code would be observed, and substantial justice done by granting the variance(s)A9:Yes, The zoning code 
is intended to maintain and improve the current neighborhoods of Lakewood. The church building has been an integral part of the 
community since the 1930s. This addition will allow the church to better provide for the needs of the neighborhood by being available 
to everyone.(Ord. 91-95. Passed 10-7-1996.)
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Public Comment
 Received via email-

 Meeting attendee(s)

232051 Quail
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Board of Zoning Appeals

Vote on changes to duties 
and roles
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Section B – Powers: 

The secretary shall have the following additional powers and duties with respect to the Board: 

a) to create and circulate a meeting agenda; 

b) to accept and docket complete applications; 

c) to reject incomplete applications; 

d) to contact applicants or their designees to clarify applications or to solicit additional, 

required information; 

e) to call meetings with applicants or their designees to explain Board rules, processes, 

application requirements etc, as required; 

f) enforce any requirements or request previously made by the Board; 

g) to refuse to docket or remove from an existing docket any application not complying 

with this Article; 

Section C– Appeal: 

In the event that an applicant disagrees with a discretionary decision made by the 

Secretary, the applicant shall notify the Secretary in writing of the appeal and reasons for 

it by noon on the Thursday immediately preceding the meeting date.  Timely appeals 

shall be heard at the following meeting.  Appeals shall be placed as the initial docket 

item(s) and decided by majority vote of the Board.  If the appeal is granted, the Board 

shall set a date for a special meeting to hear the application.  

Rules and Duties Change



Public Comment
 Received via email-

 Meeting attendee(s)

29Rules and Duties Change



Board of Zoning Appeals

Adjourn
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Board of Zoning Appeals
April 21, 2022
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