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AGENDA 
BOARD OF ZONING APPEALS 

CITY OF LAKEWOOD 
12650 DETROIT AVENUE 

MAY 18, 2023 
 

PRE-REVIEW MEETING 
6:00 P.M. 

EAST CONFERENCE ROOM 
 

REVIEW MEETING 
6:30 P.M. 

           
 

1. ROLL CALL 
 

2. APPROVE MINUTES OF THE APRIL 20, 2023 MEETING 
 

3. OPENING REMARKS 
 
OLD BUSINESS 

4. Docket No. 12-32-22 
1655 Roosevelt Ave. 
 
Applicant and property owner Christopher Walling proposes the construction of a new garage on the 
previously demolished garage site. The proposed garage has a calculated height of 17 feet, permitted 
maximum is 15 feet. The property is in the R1H, Single Family High-Density District.  (Page 4) 
 

 Variance 1: Request a variance to exceed the maximum permitted height of an accessory 
structure. The permitted accessory structure height is 15 feet calculated.  The proposed garage 
height is calculated at 17 feet. Request a variance to exceed the permitted maximum height by 4 
feet, as proposed. Pursuant to section 1121.05(b) Height Regulations (Ord. 91-95. Passed 10-7-
1996.) 

 
5. Docket No. 04-06-23 

1077 Wilbert Rd.  
***DEFERRED 
 
Applicants Susan Broadwater and Paul Beegan of Beegan Architectural Design, for property owners Ben 
and Laurie Manti, propose the demolition of the existing garage and the construction of a new garage that 
exceeds the allowable height. The property is located in the R1M Single-Family Medium Density 
Residential District.  (Page 7) 
 

 Variance 1: Request a variance to exceed the maximum height of an accessory structure. The 
maximum permitted accessory structure height is 15 feet, a height which is pursuant to 1103.01(q).  
The proposed height of the new garage is calculated as 19 feet, 3 ½ inches. Request a variance 
to exceed the permitted accessory structure height by 4 feet, 3 ½ inches, as proposed. Pursuant 
to Section 1121.05(b) Height Regulations (Ord. 91-95. Passed 10-7-1996.) 
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NEW BUSINESS 
6. Docket No. 05-08-23 

1464 Riverside Dr. 
 
Applicant Gary Fischer of Fischer and Associates Architects for property owner Linda Fredrickson of Jude 
Home LLC proposes the demolition of the existing primary construction, and the construction of a primary 
structure attached to the existing detached garage. The property is a through lot with no rear yard, and 
frontage on both Graber Ave. and Riverside Dr.. The proposal exceeds permitted maximum primary area 
coverage, reduces the side and combined side yard setbacks and reduces the front setback on Graber 
Ave. The property is located in the R2 Single- and Two-Family Residential District.  (Page 9) 
 

 Variance 1: Request a variance to reduce the setback of the primary structure. The existing garage 
is 3 feet, 4 inches from the closest side yard, and when connected to the new primary structure is 
required to meet side yard requirements.  Request a variance to place primary structure 3 feet, 4 
inches from the side property line, as proposed.  Pursuant to Schedule 1121.07 Minimum Yard 
Requirements (Ord. 91-95. Passed 10-7-1996.) 
 

 Variance 2: Request a variance to reduce the front yard setback of the of the primary structure on 
the Graber Ave. frontage, as proposed the primary structure is placed 7 ft, 7 inches from the public 
right of way . The requirement is a 12 ft. minimum from the public right of way.  Request a variance 
to reduce the front yard by 4 feet, 5 inches from the side property line, as proposed.  Pursuant to 
Schedule 1123.07 Minimum Yard Requirements (Ord. 91-95. Passed 10-7-1996.) 
 

 Variance 3: Request a variance to reduce the combined total side yard setbacks. A total of 15 feet 
combined side yards is required, 12 ft, 4 inches is proposed. Request a variance to reduce the 
required combined side yard setbacks by 2 ft, 8 inches, as proposed Pursuant to Schedule 1121.07 
Minimum Yard Requirements (Ord. 91-95. Passed 10-7-1996.) 
 

 Variance 4: Request a variance to exceed maximum allowable primary lot coverage. The 
requirement is a maximum of 25%. The lot is 5,698 sq. ft., and the proposed primary lot coverage 
is 2,186 sq. ft. , or 45.3% primary lot coverage.  Request a variance to exceed primary lot coverage 
by 20.3%, as proposed.  Pursuant to Section 1121.09  (Ord. 08-2021. Passed 5-17-21.) 

 
7. Docket No. 05-09-23 

17514 Detroit Ave. 
St. James School 
 
Applicant Gabriel Fey of HSB Architects for property owner Jess Oster proposes the renovation and 
conversion of a commercial building on the St James property to a multi-family use. The proposal includes 
the addition of a rooftop patio with an enclosed vestibule and unroofed patio deck. The requirement for 
unroofed patio decks to be higher in elevation than 42 inches and no greater in area than 300 sq. ft., the 
parcel is a through lot without a rear yard. The proposal is for a 1,155 sq. ft. unroofed patio deck at 40 feet, 
10 inches above grade. The property is located in the C2 Retail Commercial District.  (Page 17) 
 

 Variance 1: Request a variance to exceed the allowable permitted height and area of an unroofed 
patio deck.  Request a variance to place 1,155 sq. ft of unroofed patio deck at a height of 40 feet 
10 inches above grade.  Pursuant to Section 1127.03(d) Fence Placement and Types) Height 
Regulations (Ord. 91-95. Passed 10-7-96.) 
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8. Docket No. 05-10-23 
17909 Lake Rd. 
 
Applicant Jill Brandt of Brandt Architecture for property owner Matt Vesperman proposes the construction 
of a breezeway connecting the primary structure to a new attached garage The property is a wedge shape, 
and due to the shape of the lot any primary structure will fail to meet the rear yard setback requirement. 
The proposal does not meet the rear yard setback requirement or the combined side yard setback 
requirement. The rear yard must be a minimum of 40 feet and the combined side yard total must be 25 
feet, The property is located in the R1L Single-Family Low-Density District Single- and Two-Family 
Residential District.  (Page 42) 
 

 Variance 1: Request a variance to reduce the rear setback on a wedge-shaped lot. The 
requirement is for a 40-foot setback from the rear property line.  Request a variance to place a 
new attached garage and breezeway approximately 10 feet, 1 inch from the rear property line, as 
proposed.  Pursuant to Section 1121.07 Minimum Yard Requirements for Principal Buildings (Ord. 
15-15. Passed 9-21-2015.) 
 

 Variance 2: Request a variance to reduce the combined setback total. The requirement is for each 
side setback to be a minimum of 10 feet and in some combination when combined total a minimum 
of 25 feet. One side is an existing 5-foot, 9-inch setback, and the other side is proposed at 
approximately 14 feet, for a combined total of 20 feet, 9 inches.  Request a variance to reduce the 
combined side yard setback to 20 feet 9 inches, as proposed. Pursuant to Section 1121.07 
Minimum Yard Requirements for Principal Buildings (Ord. 15-15. Passed 9-21-2015.) 
 

 ADJOURN 
 
“Individuals with disabilities, who require accommodations for participation in meetings, must request 
accommodations at least 3 business days ahead of the scheduled meeting. Contact Michelle Nochta at (216) 529-
5906 michelle.nochta@lakewoodoh.net .” 
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Docket No.: 12-32-22 

Reference No.: BZA22-000052, BZA23-000004 

Applicant Name: Christopher Walling  

Project Address: 1655 Roosevelt Ave. 

Project Name:  

Proposal: The construction of a new garage on the previously demolished garage site. 
The proposed garage has a calculated height of 17 feet, permitted maximum is 15 feet. 
The property is in the R1H, Single Family High-Density District.   
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Docket No.: 04-06-23 

Reference No.: BZA23-000010 

Applicant Name: Susan Broadwater and Paul Beegan of Beegan Architectural Design 

Project Address: 1077 Wilbert Rd. 

Project Name:  

Proposal: The demolition of the existing garage and the construction of a new garage 
which exceeds the allowable height. Property is located in the R1M Single Family 
Medium Density Residential District.   
 
***This request is DEFERRED until the August 17, 2023 meeting. 
 

BOARD OF ZONING APPEALS 



1

Johanna Schwarz

From: susan beegan-ad.com <susan@beegan-ad.com>
Sent: Tuesday, May 9, 2023 2:28 PM
To: Michelle Nochta
Cc: Johanna Schwarz
Subject: RE: 1077 Wilbert- BZA May 18-DEFERRED to August 17, 2023

CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking 
links, especially from unknown senders. 

Thank you Michelle, 
 
We will have revised plans to you on or before 8/2. 
 
Susan Broadwater 
Beegan Architectural Design 
15703 Madison Ave 
Lakewood, Ohio 44107 
216-521-9000  
 

From: Michelle Nochta <Michelle.Nochta@lakewoodoh.net>  
Sent: Tuesday, May 9, 2023 2:18 PM 
To: susan beegan-ad.com <susan@beegan-ad.com> 
Cc: Johanna Schwarz <Johanna.Schwarz@lakewoodoh.net> 
Subject: Re: 1077 Wilbert- BZA May 18-DEFERRED to August 17, 2023 
 
Thank you - we will defer this case to the August 17, 2023 meeting 
 

Michelle Nochta, AICP  

Senior Planner and ADA Coordinator- Planning & Development  

  

City of Lakewood  

Department of Planning & Development  

12650 Detroit Avenue  

Lakewood, Ohio 44107  

  

(216) 529-6630 main  

(216) 529-5906 direct 
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Docket No.: 05-08-23 

Reference No.: BZA23-000015 

Applicant Name: Gary Fischer, Fischer Associates Architects 

Project Address: 1464 Riverside Dr. 

Project Name:  

Proposal: The demolition of the existing primary construction, and the construction of a 
primary structure attached to the existing detached garage. The property is a through lot 
with no rear yard, and frontage on both Graber Ave. and Riverside Dr.. The proposal 
exceeds permitted maximum primary area coverage, reduces the side and combined side 
yard setbacks and reduces the front setback on Graber Ave. The property is located in 
the R2 Single- and Two-Family Residential District.   
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Re: 1464 Riverside Drive 

 

To Whom it may concern: 

This document provides consent for Gary Fischer to act on my behalf as Agent for the Design review for 
the property located at 1464 Riverside Drive  

Respectfully: 

Linda Fredrickson.  







  

FISCHER  & ASSOCIATES

A R C H I T E C T S   I N C.
554 West Ninth Street
Lorain, Ohio 44052
Tel: (440) 315-2300

E mail: andrea@fischerarch.com
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Docket No.: 05-09-23 

Reference No.: BZA23-000016 

Applicant Name: Gabriel Fey, HSB Architects 

Project Address: 17514 Detroit Ave. 

Project Name: St. James School 

Proposal: The renovation and conversion of a commercial building on the St 
James property to a multi-family use. The proposal includes the addition of a 
rooftop patio with an enclosed vestibule and unroofed patio deck. The 
requirement for unroofed patio decks to be higher in elevation than 42 inches and 
no greater in area than 300 sq. ft., the parcel is a through lot without a rear yard. 
The proposal is for a 1,155 sq. ft. unroofed patio deck at 40 feet, 10 inches above 
grade. The property is located in the C2 Retail Commercial District.   
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Gabe Fey

From: Jess Oster <jess@osterservices.com>
Sent: Tuesday, March 21, 2023 11:18 AM
To: Gabe Fey
Subject: Re: Lakewood, OH - ABR Owner Consent - Rooftop Patio

Hello Gabe, 
 
I would like you to act on my behalf regarding this matter and all permit applications at St. James.  Thank you for 
your time.   
 
Jess Oster 
Owner St. James 
 
On Tue, Mar 21, 2023, 10:05 AM Gabe Fey <gfey@hsbarch.com> wrote: 

Jess – as a part of the Lakewood ABR submission they need confirmation from the Owner that we are submitting the 
project on your behalf. Can you officially respond to this email confirming that you are in fact the Owner and approve 
of HSB submitting on your behalf?  

  

I will then PDF and attach to our submission. 

  

Thanks,  

  

Gabriel Fey, AIA + NCARB  
Principal 

  

Cell: 513.702.2523 

  

Hengst Streff Bajko 

Architects+Engineers 

  

1250 Old River Road, Suite 201 

Cleveland, OH 44113-1243 

www.hsbarch.com 



gfey
Oval

gfey
Oval





1 
ST JAMES ROOFTOP - Lakewood Business Forum

1134.06 PROCEDURES FOR THE REVIEW OF PROPOSED ALTERATIONS, DEMOLITION AND NEW

CONSTRUCTION AND FOR ISSUANCE OF APPROVAL TO PROCEED WITH WORK (CERTIFICATE OF

APPROPRIATENESS).

   (a)   No person shall make any alteration or demolition with respect to any property designated historic that is situated in a

determined HPD or has been determined an HP unless a certificate of appropriateness has been previously issued with

respect to such property. With respect to any such alteration or demolition, the owner of the property to be altered or

demolished shall first apply for and secure a certificate of appropriateness from the Architectural Board of Review. In

addition, any improvements or changes undertaken within public rights-of-way within an HPD also require a certificate of

appropriateness from the Archi-tectural Board of Review.

   (b)   Unless the Commission has previously approved unique historic guidelines, the Architectural Board of Review when

considering an application for a certificate of appropriateness shall determine whether the proposed construction,

reconstruction, alteration or demolition is appropriate and shall refer to the Secretary of the Interior's Standards for

Rehabilitation, as amended from time to time, and which on the date of the adoption of this chapter are as follows:

      (1)   A property shall be used for its historic purpose or placed in a new use that requires minimal change to the defining

characteristics of the building and its site and environment.

      (2)   The historic character of a property shall be retained and preserved. The removal of historic materials or alteration

of features and spaces that characterize a property shall be avoided.

      (3)   Each property shall be recognized as a physical record of its time, place and use. Changes that create a false sense

of historical development, such as adding conjectural features or architectural elements from other buildings, shall not be

undertaken.

      (4)   Most properties change over time; those changes that have acquired historic significance in their own right shall be

retained and preserved.

      (5)   Distinctive features, finishes, and construction techniques or examples of craftsmanship that characterize an HP

shall be preserved.

      (6)   Deteriorated historic features shall be repaired rather than replaced. Where the severity of deterioration requires

replacement of a distinctive feature, the new feature shall match the old in design, color, texture and other visual qualities

and, where possible, materials. Replacement of missing features shall be substantiated by documentary, physical or

pictorial evidence.

      (7)   Chemical or physical treatments, such as sandblasting, that cause damage to the historic materials and structures, if

appropriate, shall be undertaken using the gentlest means possible.

      (8)   Significant archeological resources affected by a project shall be protected and preserved. If such resources must

be disturbed, mitigation measures shall be undertaken.

      (9)   New additions, exterior alterations, or related new construction shall not destroy historic materials that characterize

the property. The new work shall be differentiated from the old and shall be compatible with the massing, size, scale, and

architectural features to protect the historic integrity of the property and its environment.

      (10)   New additions and adjacent or related new construction shall be undertaken in such a manner that if removed in

the future, the essential form and environment would be unimpaired.

   (c)   In the case of archeological properties, the Architectural Board of Review shall refer to the Advisory Council on

Historic Preservation's Treatment of Archeological Properties: A Handbook or successor publication(s).

   (d)   Approval Not Self-executing Where the Commission has Issued Unique Historic Guidelines: When unique historic

guidelines have been established, if the proposed construction, reconstruction, alteration or demolition is determined by the

Architectural Board of Review to be appropriate, then the Architectural Board of Review shall approve the certificate of

appropriateness, subject to a final additional review by the Commission.

   (e)   Denial: If the Architectural Board of Review determines that the proposed construction, reconstruction, alteration or

demolition is inappropriate, then the Architectural Review Board shall deny the certificate of appropriateness.

   (f)   Notice of Denial to Applicant: In the event that the Architectural Board of Review denies an application for a certificate

of appropriateness, the secretary of the Architectural Board of Review shall forthwith notify the applicant in writing and

transmit to him/her a copy of the reasons for denial and recommendations, if any, of the Architectural Board of Review.

   (g)   Effect of Denial: Upon denying an application for a certificate of appropriateness, the Architectural Board of Review

shall impose a waiting period to not exceed thirty (30) days from the date of disapproval during which the applicant may

develop a compromise proposal. With respect to an application involving a demolition, the Architectural Board of Review

may, at its discretion, extend the aforementioned waiting period a maximum of one (1) year from the date of disapproval. If

both parties accept a compromise proposal, the Architectural Board of Review may henceforth approve a final certificate of

appropriateness, unless unique historic guidelines have been adopted by the Commission and pertain, in which case any

compromise must also be approved by the Commission.

   (h)   Negotiations During Waiting Period for Demolition: In the case of a denial of an application for a certificate of

appropriateness for demolition:

RECENT 2021 - 2023 INTERIOR RENOVATIONS MAINTAINED (AND IMPROVED) THE HISTORIC CHARACTERISTICS OF THE BUILDING, WHILE 
CHANGING INTERIOR USE. THIS PROPOSED ROOFTOP PENTHOUSE AIMS TO HAVE THE SAME GOAL: MINIMAL IMPACT TO EXISTING 

CHARACTERISTICS OF THE BUILDING, WHILE ADDING NEW USE AT THE PENTHOUSE LEVEL.

INTENT IS TO RETAIN ALL EXISTING HISTORIC FEATURES AND MATERIALS. MAJOR IMPACT OF NEW PROPOSED WORK WOULD BE MODIFYING 
TPO ROOFING MATERIAL. ALL EXISTING PARAPETS, COPING, BRICK, AND ORNAMENTATION WOULD REMAIN. NEW PENTHOUSE TO BE 

ADDITIVE, NOT REDUCTIVE.

UPDATED PENTHOUSE DESIGN HAS BEEN MODIFIED TO AVOID MIMICRY OF ANY ORIGINAL ARCHITECTURAL FEATURES. IT ESTABLISHES 
A NEW SIMPLIFIED ARCHITECTURAL LANGUAGE THAT IS EASILY DISTINGUISHABLE FROM THE HISTORIC BUILDING, BUT REMAINS 

RESPECTFUL IN SCALE, SIZE AND MATERIALITY.

RELEVANT CODE AND ACCESSIBITILTY DATA: 
•	 SECTION 503.1.4 - OCCUPIED ROOF DOES NOT COUNT TOWARDS BUILDING HEIGHT OR AREA
•	 SECTIONS 1006.1, 1006.3, 1006.3.2 AND 1006.3.3 - PROPOSED DESIGN COMPLIES WITH NUMBER OF EXITS, EXIT  CAPACITY WIDTH 

AND TRAVEL DISTANCES.
•	 SECTION 1009.1 - PROPOSED DESIGN PROVIDES TWO MEANS OF EGRESS VIA STAIRWAYS TO ROOF (SPRINKLED THREE STORY 

BUILDING). NO AREA OF REFUGE REQUIRES PER 1009.3.2 / 1009.3.3).
•	 SECTION 1104.4, EXCEPTION 1 - PROPOSED ROOFTOP PATIO IS LESS THAN 3,000SF. ELEVATOR NOT REQUIRED.

INSPIRATION + PRECEDENT IMAGES
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Docket No.: 05-10-23 

Reference No.: BZA23-000017 

Applicant Name: Jill Brandt, Brandt Architecture 

Project Address: 17909 Lake Rd. 

Project Name:  

Proposal: The construction of a breezeway connecting the primary structure to a new 
attached garage The property is a wedge shape, and due to the shape of the lot any 
primary structure will fail to meet the rear yard setback requirement. The proposal does 
not meet the rear yard setback requirement or the combined side yard setback 
requirement. The rear yard must be a minimum of 40 feet and the combined side yard 
total must be 25 feet, The property is located in the R1L Single-Family Low-Density 

District Single- and Two-Family Residential District.   
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