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AGENDA 
BOARD OF ZONING APPEALS 

CITY OF LAKEWOOD 
12650 DETROIT AVENUE 

JUNE 20, 2024 
 

PRE-REVIEW MEETING 
6:00 P.M. 

EAST CONFERENCE ROOM 
 

REVIEW MEETING 
6:30 P.M. 

AUDITORIUM 
           

 
1. ROLL CALL 

 
2. APPROVE MINUTES OF THE MAY 16, 2024 MEETING 

 
3. OPENING REMARKS 

 
NEW BUSINESS 
 

4. Docket No. 06-11-24 
1655 Roosevelt Ave. 
 
Applicant and property owner Christopher Walling proposes the construction of a new attached garage.  
The property is located in the R1H, Single-Family High Density District.  (Page 3) 
 

 Variance 1: The proposed addition to the primary structure exceeds the maximum permitted lot 
coverage for a primary structure. Permitted lot coverage by a primary structure is 35% as proposed 
total primary lot coverage is 40%.  Request a variance to exceed permitted primary lot coverage 
by 234 square feet, as proposed.  Pursuant to section 1121.09(a) Maximum Lot Coverage. (Ord. 
07-2023. Passed 11-20-23.) 
 

 Variance 2: The proposed primary structure does not meet the minimum combined setback 
requirement of a minimum of 15 feet in the R1L District. The south side yard is proposed at zero 
feet, east side yard is proposed at three feet, the combined total of both side yards is three feet.  
The minimum required combined total is 15 feet. Request a variance of 12 feet, as proposed. 
Pursuant to section 1121.07 Minimum Yard Requirements for Principal Buildings.  (Ord. 91-95. 
Passed 10-7-1996.) 

 

 Variance 3: The proposed primary structure does not meet the required minimum side yard 
setback on the south side of the property. The minimum side yard requirement is five feet, a zero 
foot setback is proposed. Request a variance of five feet, to construct as proposed. Pursuant to 
section 1121.07 Minimum Yard Requirements for Principal Buildings.  (Ord. 91-95. Passed 10-7-
1996.) 

 Variance 4: The proposed primary structure does not meet the required minimum side yard 
setback on the east side of the property. The minimum side yard required is five feet, three feet is 
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proposed. Request a variance of two feet, to construct as proposed.  Pursuant to section 1121.07 
Minimum Yard Requirements for Principal Buildings.  (Ord. 91-95. Passed 10-7-1996.) 

 
5. Docket No. 06-12-24 

17838 Lake Rd. 
 
Applicant Tom Ferry of TFerry Custom Homes the construction of an unroofed second story patio deck on 
top of the existing single story porch.  The property is located in the R1L, Single-Family Low Density District.  
(Page 36) 
 

 Variance 1: Proposed alterations to the existing structure to construct and unroofed patio deck on 
top of the existing second story screened porch on the rear of the property. The proposed deck is 
10 feet above first floor grade and is approximately 314 square feet in area. The maximum 
permitted area of an unroofed patio deck is 300 square feet and maximum permitted height is 42 
inches, request a variance to construct the deck, as proposed. Pursuant to section 1121.03(d) 
Permitted Accessory Uses (Ord. 07-2023. Passed 11-20-23.) 
 

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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Reference No.: BZA23-000051, BZA24-000022, BZA24-000023, and BZA24-000024 
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Project Address: 1655 Roosevelt Ave. 

Project Name: n/a 
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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.)

1224 Edwards Avenue

April Stoltz, applicant and property owner, requests approval for a variance,
pursuant to Section 1123.05(b) - Height Regulations. The applicant requests a five foot, six
inch (5', 6") variance to build a garage twenty feet, 6 inches (20', 6") in height; the maximum
allowable height is fifteen feet (15'). This property is located in an R2, Single Family and Two
Family district. (Page 23)

April Stoltz, applicant, was present to explain the request. She wanted a second floor to the
proposed garage for storage purposes only. The design would resemble a coach house. Letters of
support from her neighbors were delivered to the board.

Greg Ristagno, her contractor, was present and asked if the board wanted to see
photographs of garages similar in height in the city. The board declined.

Mr. Fillar said the Division of Housing and Building had no objections.

There were no other comments from the public.

Ms. Leigh read a letter of opposition from Julie Labinski, 1221 Bonnieview Avenue into
record. “Re: Docket 10-39-12



1224 Edwards Avenue
Dear Persons,

Thank you for the opportunity to express my opinion regarding the request for a
height variance on a proposed garage structure located at 1224 Edwards Avenue.

I strongly oppose the idea of allowing for a 37% (5 feet 6 inches) height variance as I
feel this would detract from the aesthetics and essential character of our neighborhood
by giving the appearance of a second main structure on the
premises.

Allowing this major height variance would not be within the spirit of Section
1123.05(b) of the Lakewood zoning code and quite possibly be repulsive to our
modest streetscape.

Respectfully,

Julie Labinski 1221
Bonnieview “

Ms. Stoltz spoke with Ms. Labinski, and nothing of opposition was mentioned during the
conversation. Ms. Stoltz submitted three letters of support: Laurie Schnickendantz 1228 Edwards
Avenue, name illegible (Farrell as per Fiscal Officer's site); 1225 Bonnieview Avenue, and Terence
H. Sandoval; 1220 Edwards Avenue.

Mr. Fillar restated the Division of Housing and Building had no objections. Ms.
Matousek commented garage height issues came before the Board of Zoning Appeals repeatedly.
Ms. Stoltz was hoping to use the additional height for drying of herbs and food storage; there would
be electricity but no plumbing.

A motion was made by Mr. Nagy, seconded by Ms. Matousek, to GRANT the variance with the
stipulation the second floor is used for incidental storage only. All of the members voting yea and
no one voting nay, the motion passed.



1224 Edwards

1497 Arthur Avenue

Megan Fox, applicant and property owner, requests approval for a variance, pursuant to
Section 1123.05(b) Height Regulations. The applicant requests a six foot, five and one half
(6', 5,5") variance to build a garage twenty-one feet, five and one half inches (21', 5.5") in
height; the maximum allowable height is fifteen feet (15'). This property is located in an R2,
Single Family and Two Family district. (Page 37)

Jim Fox, property owner, and Cindy Stockman were present to explain the request. Mr. Fox
said they had four vehicles, and they wanted to have a second floor in the garage for storage to
allow parking of vehicles in it. Ms. Stockman tried to emulate the style of the garage to the house.



There were no comments from the public. Mr. Fillar said the Division of Housing and Building had
no objections.
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Ms. Bender sought clarification that the extra height would be used for incidental storage only. Mr.
Fox stated yes.

A motion was made by Ms. Bender, seconded by Mr. O'Leary, to GRANT the variance as
requested. All of the members voting yea and no one voting nay, the motion passed.

1497 Arthur
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Reference No.: BZA24-000021 

Applicant Name: Tom Ferry, TFerry Custom Homes 

Project Address: 17838 Lake Rd. 

Project Name: n/a 

Proposal:  The construction of an unroofed second story patio deck on top of the 
existing single story porch.  The property is in the R1L, Single-Family Low Density 
District.   
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