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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.
Regular Meeting: 6:30 p.m. 

Members
Chair: 

Vice Chair: 
Meghan Otter
Jeffrey Pigott

Michael Alexander
Jillian Bolino

Staff 
Board Secretary: Michelle Nochta
Legal Counsel: Myriam Miranda

Building Department: Justin Maskaluk
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Board of Zoning Appeals
January 19, 2023 Agenda

1. Oath
2. Roll Call
3. Defer vote on November 17, 2022 minutes
4. ELECTION OF 2023 CHAIR AND VICE CHAIR
5. Opening Remarks
6. OLD BUSINESS
7. 1446 Cohassett – Christina Schmitz of Schmitz Design for 

property owner Brian Meisterics
8. NEW BUSINESS
9. 1655 Roosevelt Ave. – applicant and property owner 

Christopher Walling 
10. 12903-05 Plover St. Applicant and property owner Patria 

Levstik
11. 12800 Madison Ave.- architect J.P. Ptacek of Larsen Architects 

for the property owner Winwood Properties
12. Adjourn



Board of Zoning Appeals

Oath for new member Jeffrey 
Pigott
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Board of Zoning Appeals

Roll Call

6



Board of Zoning Appeals

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

Election of 2023 Chair and 
Vice Chair
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Board of Zoning Appeals

Opening Remarks
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1446 Cohassett



Docket No. 11-30-22 
1446 Cohassett Ave
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Applicant Christina Schmitz of Schmitz Design Co, for property 
owners Brian and Jasmin Meisterics, proposes the demolition of an existing 
detached garage and the construction of a new two-story detached garage.  

The property is in the R1H, Single Family High-Density District.



1446 Cohassett Avenue



1446 Cohassett Avenue

1. Docket No. 11-30-22
1446 Cohassett Ave.

Applicant Christina Schmitz of Schmitz Design Co, for property owners Brian and Jasmin Meisterics,
proposes the demolition of an existing detached garage and the construction of a new two-story detached
garage. The property is in the R1H, Single Family High-Density District. (Page 2)

• Variance 1: Request a variance to exceed the maximum permitted rear lot coverage for accessory
structures. Permitted accessory rear lot coverage is 25% of the rear yard. In this instance, the rear yard is
given as 2,550 square feet, proposed accessory structure is 720 sq feet or 28.2%. Request a variance to
exceed permitted rear lot coverage by 82 square feet to build a 720 square foot garage as proposed.
Pursuant to section 1121.09(c) Maximum Lot Coverage (Ord. 91-95. Passed 10-7-1996.)

• Variance 2: Request a variance to exceed the permitted maximum height for accessory structures.
Permitted accessory structure height is 15 feet to the midpoint from grade, proposed accessory structure
height is given as 16 feet one inch to the midpoint from grade. Request a variance of 1 foot and 1 inch to
build a two story garage, as proposed. Pursuant to section 1121.05 Height Regulations (Ord. 91-95.
Passed 10-7-1996.)



1446 Cohassett Avenue
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Docket No. 11-30-22
1446 Cohassett Ave.

Applicant Christina Schmitz of Schmitz Design Co, for property owners Brian
and Jasmin Meisterics, proposes the demolition of an existing detached
garage and the construction of a new two-story detached garage. The
property is in the R1H, Single Family High-Density District. (Page 2)

• Variance 1: Request a variance to exceed the maximum permitted rear lot
coverage for accessory structures. Permitted accessory rear lot coverage is
25% of the rear yard. In this instance, the rear yard is given as 2,550 square
feet, the proposed accessory structure is 720 sq feet or 28.2%. Request a
variance to exceed permitted rear lot coverage by 82 square feet to build a
720-square-foot garage as proposed. Pursuant to section 1121.09(c)
Maximum Lot Coverage (Ord. 91-95. Passed 10-7-1996.)

UPDATED request- 1 variance



16

UPDATED PLANS
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1446 Cohassett Avenue



1446 Cohassett Avenue



1446 Cohassett Avenue



Administrative Comments
• Does not abut any commercial or industrial uses
• Can not be used as a dwelling unit, not permitted by code
• Of 21 garages on the west side of Cohassett between Franklin and Detroit,  2 

had an area greater than 25%, average garage size is 17%

431446 Cohassett Avenue



Owner/agent responses- 1173.04 Variances
Applicant responses to the factors to be considered and weighed when 
determining whether an applicant will experience practical difficulty:
• A smaller garage may work for some people, but the owner has a large truck 

and SUV and needs secure storage space for family bikes, sporting gear, etc.  
We believe the slightly larger garage will benefit the property for years to 
come for this family and any future owners as well.

• We are requesting a 82 square foot variance for the area of the garage.  The 
rear yard area is measured at 2,550 SF due to the elevated deck in the 
backyard.  25% of that area is 638 SF.  Our proposed garage structure is 720 
SF. No, the character of the neighborhood would not be altered.  Surrounding 
properties would see a slightly larger garage but it is still in scale with the 
large size of the homes in the area.

• Not granting a variance would make the loft space unusable as a work area.  
The ceiling heights would not work.  The owner’s truck requires an 8ft 6 
inches tall garage door so we can not drop the height on the garage level 
either.  The area is needed for the size of the trucks and storage the family 
needs.

• Yes, we are keeping the variance request to the minimal amount of additional 
space needed and keeping the required setbacks.

441446 Cohassett Ave



Public Comment
 Received via email-

 Meeting attendee(s)

451446 Cohassett Ave



1446 Cohassett Avenue

Docket No. 11-30-22
1446 Cohassett Ave.

Applicant Christina Schmitz of Schmitz Design Co, for property owners Brian
and Jasmin Meisterics, proposes the demolition of an existing detached
garage and the construction of a new two-story detached garage. The
property is in the R1H, Single Family High-Density District. (Page 2)

• Variance 1: Request a variance to exceed the maximum permitted rear lot
coverage for accessory structures. Permitted accessory rear lot coverage is
25% of the rear yard. In this instance, the rear yard is given as 2,550 square
feet, the proposed accessory structure is 720 sq feet or 28.2%. Request a
variance to exceed permitted rear lot coverage by 82 square feet to build a
720-square-foot garage as proposed. Pursuant to section 1121.09(c)
Maximum Lot Coverage (Ord. 91-95. Passed 10-7-1996.)

UPDATED



1446 Cohassett Avenue

UPDATED



1446 Cohassett Avenue

UPDATED
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1655 Roosevelt



1655 Roosevelt Ave.



1655 Roosevelt Ave.

Docket No. 12-32-22 
1655 Roosevelt Ave 

 
Applicant homeowner Christopher Walling proposes the construction of a new garage on the site of a previously 
demolished garage. The proposed garage has a calculated height of 19 feet, permitted maximum is 15 feet. The 
property is in the R1H, Single Family High-Density District.   

 
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 19 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.) 
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plans

1655 Roosevelt Ave.
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Site photos

1655 Roosevelt Ave.



1655 Roosevelt Ave.



1655 Roosevelt Ave. 



1655 Roosevelt Ave.

Example submitted by applicant



1655 Roosevelt Ave.

Example submitted by applicant



1655 Roosevelt Ave.



1655 Roosevelt Ave.



1655 Roosevelt Ave.



1655 Roosevelt Ave.



1655 Roosevelt Ave.



1655 Roosevelt Ave.



1655 Roosevelt Ave.



1655 Roosevelt Ave.

Old garage from Google Streetview



1655 Roosevelt Ave.

Old google shot of previous  garage



1655 Roosevelt Ave.

Google 3-d facing east on Roosevelt



Administrative Comments
• Does not abut any commercial or industrial uses
• Survey of block of Roosevelt- no two-story garages
• Can not be used as a dwelling unit, not permitted by code
• The applicant has stated the reason for the height variance is for ease of 

construction- not having to cut the wood for the second-floor walls. Also, the 
space will be used for weight-lifting equipment.

• Applicant is working with West shore Technical School for the construction 
of the garage

• There was a garage of similar height approved on Clifton Rd in Sept. 2020, at 
18147 Clifton Road, that parcel is 18,000 sq. feet and the garage is 125 ft 
from the Public Right of way.

681655 Roosevelt Ave.



18147 Clifton Road

House where a similar height variance was approved, garage is 125 feet from POW



Administrative Comments
• Similar BZA Cases – Detached Garages (Mean Heights):

• • 09-18-20 (18147 Clifton) – Garage/Art Studio (19.67’) Lot size 17, 
986 square feet, garage 125 ft from the public right of way.

• • 02-03-19 (1235 Summit) – Garage/Art Studio (16.5’)
• • 07-15-18 (2063 Lakeland) – Denied (16’) – Lot space to modify design 

horizontally
• • 06-10-18 (2211 Clarence) – Condition: Incidental Storage Only 

(17’)abutting industrial
• • 03-04-18 (2091 Lakeland) – Denied (16.67’) – Lot space to modify 

design horizontally
• • 05-08-15 (1636 Alameda) – Condition: Incidental Storage Only 

(~15.5’)
• • 07-26-13 (1666 Lincoln) – Condition: Incidental Storage Only (~15.5’)

701655 Roosevelt Ave.



Owner/agent responses- 1173.04 Variances
Applicant responses to the factors to be considered and weighed when 
determining whether an applicant will experience practical difficulty:
• The parcel sits higher than street level.
• Residential zoning all around.
• The property value will increase substantially from granting this variance and 

in turn, increase the value of the surrounding properties.
• This is a 2-story garage with a 4' height variance.
• There are many tall structures surrounding this property and would only alter 

the character in a positive way. 
• This structure and variance would not cause a detriment to the neighboring 

properties. The garage sits further back than the neighboring property and will 
basically appear as another single-family home with a garage on the first floor 
and storage on the second floor. I've remained cognizant of my neighbors well 
being for their property throughout the designing of this project and spoke 
with them personally. They raised no issue with what I'm planning.

• When I bought the property, the existing garage was structurally unsound and 
would sway from my body weight pushing against it. I felt compelled to have it 
razed for the safety of myself and my neighbor's property. I never wanted to 
raze the previous garage, but since it was necessary, and now I have a blank 
canvas, I figured why not build as large as I can to maximize the value, again 
keeping in mind of my neighbors.

711655 Roosevelt Ave.



Owner/agent responses- 1173.04 Variances
Applicant responses to the factors to be considered and weighed when determining 
whether an applicant will experience practical difficulty:
• No, I am in no predicament and do not wish to obviate from my plans for the height 

variance. If I did, it would limit the head space in the second floor and would not 
achieve the goals I set out to do.

• Yes, I believe the spirit of the code will remain intact by granting this 4’ variance. 
There are many tall structures around this property, including the subject property. 
This would conform to those structures while keeping the integrity of the 
neighborhood’s likeness. Basically, this is going to look really amazing once it's 
finished by the Lakewood High vocational program and be a staple of the 
neighborhood. I've spoken to numerous neighbors around who walk their dogs/kids 
past my home and compliment me on the work I've done. I've told them about the 
plans and they are in full support of it. This would not disrupt my neighbors and with 
the location of this garage, it makes better sense to build something prominent, yet 
more so conforming to the home style of the neighboring property rather than the old 
single story garages it's surrounded by. The surrounding garages on other parcels 
simply do not have the uniqueness of my parcel nor the footprint available to build 
something great like this.

721655 Roosevelt Ave.



Public Comment
 Received via email-

 Meeting attendee(s)

731655 Roosevelt Ave.



1655 Roosevelt

Docket No. 12-32-22 
1655 Roosevelt Ave 

 
Applicant homeowner Christopher Walling proposes the construction of a new garage on the site of a previously 
demolished garage. The proposed garage has a calculated height of 19 feet, permitted maximum is 15 feet. The 
property is in the R1H, Single Family High-Density District.   

 
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 19 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.) 
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plans

1655 Roosevelt
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Site photos

1655 Roosevelt Ave.
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12903-05 Plover



Applicant and property owner Patricia Levstik proposes the construction of a small one-story addition onto 
the rear of the eastern unit of an existing side-by-side two-family home. The property is located in the R2 

Single- and Two-Family District.

Docket No. 01-01- 23
12903-05 Plover Avenue
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12903-05 Plover St.



12903-05 Plover St.



12903-05 Plover St.



12903-05 Plover St.



12903-05 Plover St.



12903-05 Plover St.



12903-05 Plover St.



12903-05 Plover St.



12903-05 Plover St.



12903-05 Plover St.



12903-05 Plover St.



12903-05 Plover St. 



12903-05 Plover St.



12903-05 Plover St. 



12903-05 Plover St.



12903-05 Plover St.



12903-05 Plover St. 



12903-05 Plover St.



12903-05 Plover St. 

Plover



12903-05 Plover St. 



12903-05 Plover St.



Owner/agent responses- 1173.04 Variances
Applicant responses to the factors to be considered and weighed when 
determining whether an applicant will experience practical difficulty:
• yes, due to shallow depth of rear yard
• yes, the property behind is railroad tracks
• no, only 4’
• no, addition is at rear of house

10012903-05 Plover Street



Public Comment
 Received via email-

 Meeting attendee(s)

 Neighbor(s)- I met the apartment manager who is two doors down to the west when 
I went on-site to take photos. The manager asked about the project and had no issues 
with the proposal.

10112903-05 Plover Street



Administrative Comments
• Abuts industrial use in rear yard, railroad, and rapid transit tracks
• The lot is a unique shape, not a rectangle. The rear property line jogs in 

about 4 feet along half of the rear property line, making the variance 
necessary

• The area for the proposed addition is a small percentage of the existing 
unroofed patio deck

10212903-05 Plover Street
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12800 Madison



Docket No. 12-31- 22
12800 Madison Avenue

104

Applicant  JP Ptacek of Larsen Architects and property owner Winwood Properties, proposes the 
conversion of an attic into another dwelling unit, with the construction of an unroofed patio deck 

on the top of an existing two-story addition on the rear of the existing mixed-use structure. The 
height of the proposed unroofed deck structure exceeds the maximum allowable 42 inches as 

proposed.   The property is in the C2 –Commercial  Zoning District



12800 Madison Avenue
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5. Docket No. 12-34-22
12800 Madison Ave.

Applicant James Ptacek of Larsen Architects, for property owner Winwood 
Properties, proposes the conversion of the third-floor attic space into a 1,331-
square-foot apartment with an unroofed elevated patio deck on the rear of 
the proposed attic apartment. The property is located in the C2, Commercial 
Retail District. 
• Variance 1: Request a variance to exceed the allowable height of 42 
inches for an unroofed patio deck that is 112 square feet in area, and set at an 
elevation of 23 feet,  as proposed. Pursuant to section 1127.03(d) Permitted 
Accessory Uses (Ord. 24-98. Passed 5-18-1998.)

12800 Madison Avenue



10712800 Madison Avenue



10812800 Madison Avenue
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12800 Madison Avenue
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12800 Madison Avenue
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12800 Madison Avenue

12800 Madison Avenue



11212800 Madison Avenue



11312800 Madison Avenue



11412800 Madison Avenue



11512800 Madison Avenue



11612800 Madison Avenue
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11812800 Madison Avenue



Administrative Comments
• Abuts a residential property to the north, commercial to the west, located on 

a corner
• Similarly sized decks have been approved in the past with no negative 

consequences observed or reported

11912800 Madison Ave



Owner/agent responses- 1173.04 Variances
Applicant responses to the factors to be considered and weighed when determining 
whether an applicant will experience practical difficulty:
• No - Existing condition is a low-pitched roof – the shift to a porch with rail will not 

substantially alter the visual aesthetics, and would still provide an exterior area of 
refuge/escape for the attic tenant.

• No – a variance to request relief from adding a roof should keep the structure 
more in keeping with the existing condition

• No - owner was unaware of the requirement for a roof over the proposed porch
• Owner could eliminate the porch - but the State has recently granted the project 

relief from a sprinkler requirement - partially based on the inclusion of the porch 
as a means of getting outside of the structure - we believe removal of the porch 
(which would remove the requirement for a roof) would make the project less safe 
- and might jeopardize the current variance from code.

• Yes – the project is still a reinvestment in an existing multi-family unit in 
Lakewood and would add one additional DU.  The project (and 8 existing dwelling 
units) are being made safer through the installation of a fire alarm system for the 
entire building – the project is likely more harmonious with the existing exterior 
conditions without the roof requirement.

12012800 Madison Ave



Public Comment
 Received via email-

 Meeting attendee(s)

12112800 Madison Ave
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5. Docket No. 12-34-22
12800 Madison Ave.

Applicant James Ptacek of Larsen Architects, for property owner Winwood 
Properties, proposes the conversion of the third-floor attic space into a 1,331-
square-foot apartment with an unroofed elevated patio deck on the rear of 
the proposed attic apartment. The property is located in the C2, Commercial 
Retail District. 
• Variance 1: Request a variance to exceed the allowable height of 42 
inches for an unroofed patio deck that is 112 square feet in area, and set at an 
elevation of 23 feet,  as proposed. Pursuant to section 1127.03(d) Permitted 
Accessory Uses (Ord. 24-98. Passed 5-18-1998.)

12800 Madison Avenue



12312800 Madison Avenue



12412800 Madison Avenue



Board of Zoning Appeals

Adjourn
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Board of Zoning Appeals
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