






BOARD OF ZONING APPEALS 
PRE-REVIEW MEETING SUMMARY 

DECEMBER 19, 2019 
LAKEWOOD CITY HALL 

6:00 P.M. 
EAST CONFERENCE ROOM 

 
MEMBERS AND ADMINISTRATIVE STAFF PRESENT 
 
Jillian Bolino 
Megan Otter 
Jeffrey Piggot 
Anthony Santiago 
Justin Maskulak 
Andrew Fleck 
Michelle Nochta  
 
Member of the public- Mr. and Mrs. Armand Borick  
 
 
 
 
 
SUMMARY OF DISCUSSION 
 
The PowerPoint presentation given at the regular meeting was shown by Ms. Nochta. Ms. Nochta described 
the variance requests and the administrative comments. The second docket applicant submitted revised 
drawings that reduced the height, and those changes were discussed. Ms. Otter announced her plans to 
move to Westlake, if all went according to plan her last meeting would be the May 2023 meeting. All the 
members wished her well.  
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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: Meghan Otter

Vice Chair: Michael Alexander
Jeffrey Pigott
Jillian Bolino

Anthony Santiago

Staff 
Board Secretary: Michelle Nochta

Legal Counsel: Andrew Fleck
Building Department: Justin Maskaluk
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Board of Zoning Appeals

March 16, 2023 Agenda

1. Roll Call
2. Vote on February 16, 2023 meeting minutes
3. Opening Remarks
4. OLD BUSINESS
5. DEFERRED BY APPLICANT-1655 Roosevelt Ave. – applicant 

and property owner Christopher Walling 
6. 2183 Eldred – applicant Susan Broadwater of Beegan 

Architecture for the property owner Daniel Boich
7. NEW BUSINESS
8. 1209 Westlake- applicant and property owner Armand Borick
9. Adjourn



Board of Zoning Appeals

Roll Call
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Board of Zoning Appeals

Approve Meeting Minutes for 
February 16, 2023
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Board of Zoning Appeals

Opening Remarks
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Applicant and property owner Christopher Walling proposes the construction of a new two-story 
garage on the old pad of a previously demolished one story garage. The property is located in the 

R2 Single- and Two-Family District.

DEFERRED - Docket No. 12-32- 22
1655 Roosevelt Avenue
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Applicant Susan Broadwater of Beegan Architecture for property owner Daniel Boich. 
The property is located in the R1H Single-Family High-Density District.

Docket No. 02-02- 23
2183 Eldred Ave
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102183 Eldred Ave



112183 Eldred Ave

Site Photos



122183 Eldred Ave

Docket No. 2-02-23
2183 Eldred Ave

Applicant Susan Broadwater of Beegan Architecture for property owner Daniel Boich
proposes the construction of a new garage. 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. .

 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 2 feet, as proposed. Pursuant to section 1121.05(b) Height 
Regulations (Ord. 91-95. Passed 10-7-1996.)



132183 Eldred Ave

Docket No. 2-02-23
2183 Eldred Ave

Applicant Susan Broadwater of Beegan Architecture for property owner Daniel Boich
proposes the construction of a new garage. 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. .

 Variance 1: Request a variance to exceed the maximum permitted height of an
accessory structure. The maximum permitted accessory structure height is 15 feet
calculated. The proposed garage height is calculated at 16 feet 4 inches. Request a
variance to exceed the permitted maximum height by 1 foot 4 inches feet, as proposed.
Pursuant to section 1121.05(b) Height Regulations (Ord. 91-95. Passed 10-7-1996.)



142183 Eldred Ave

Calculated Mean Height as 

proposed 16 ft. 4 in.



152183 Eldred Ave



162183 Eldred Ave
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2183 Eldred Ave



182183 Eldred Ave



192183 Eldred Ave



202183 Eldred Ave



212183 Eldred Ave



222183 Eldred Ave



232183 Eldred Ave



242183 Eldred Ave



252183 Eldred Ave



262183 Eldred Ave



272183 Eldred Ave

Calculated Mean Height as 

proposed 16 ft. 4 in.



2183 Eldred Proposed garage
Original submission: Calculated 
mean height – 17 feet

Revised submission: Calculated 
mean height – 16 feet 4 inches

28



2183 Eldred Proposed garage

Original submission Revised submission
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302183 Eldred Ave



312183 Eldred Ave



322183 Eldred Ave



332183 Eldred Ave



342183 Eldred Ave



352183 Eldred Ave



362183 Eldred Ave

Site Photos



372183 Eldred Ave



382183 Eldred Ave



392183 Eldred Ave



402183 Eldred Ave



412183 Eldred Ave



Administrative Comments
• May not be used as a dwelling unit
• The calculated height for an accessory structure provides more 

height than a straight measurement, allowing a room on the 
second story without a variance required, this design requires a 
variance

• Rear yard is approximately 3,749 square feet in area, this would 
permit a garage 935 sq. ft. in area, proposed garage is 768 sq. ft. 
(including the covered porch). There is room for the design to be 
modified horizontally.

• Past variances for height typically have been granted for 
accessory structures on larger lots or for parcels that abut non-
residential uses.

• Revised submission has dropped the proposed height  by 8 inches

422183 Eldred Ave



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’)

431655 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:
• Approving this variance will provide significant improvement compared to the 

current garage.  I will contribute to the continued property upgrade and help 
reduce the number of vehicles utilizing street parking.

442183 Eldred Ave



Public Comment

 Received via email-

 Meeting attendee(s)

452183 Eldred Ave



462183 Eldred Ave

Docket No. 2-02-23
2183 Eldred Ave

Applicant Susan Broadwater of Beegan Architecture for property owner Daniel Boich
proposes the construction of a new garage. 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. .

 Variance 1: Request a variance to exceed the maximum permitted height of an
accessory structure. The maximum permitted accessory structure height is 15 feet
calculated. The proposed garage height is calculated at 16 feet 4 inches. Request a
variance to exceed the permitted maximum height by 1 foot 4 inches feet, as proposed.
Pursuant to section 1121.05(b) Height Regulations (Ord. 91-95. Passed 10-7-1996.)
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2183 Eldred Ave



482183 Eldred Ave

Calculated Mean Height as 

proposed 16 ft. 4 in.



Applicant and property owner Armand Borick proposes the construction of a 173 sq ft. single-story addition. 
Property is located in the R2 Single- and Two-Family Residential District

Docket No. 3-04-23
1209 Westlake Ave
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521209 Westlake Ave



531209 Westlake

Docket No. 03-04-23
1209 Westlake Ave

Applicant and property owner Armand Borick proposes the construction of a 173 sq ft. single-story addition on
the back of the house. The proposal will increase the lot coverage to 30% of the lot, where 25% is permitted, and
reduce the rear setback to 34 feet 5 inches, where 40 feet is required. Property is located in the R2 Single- and
Two-Family Residential District. (Page 11)

Variance 1: Request a variance to exceed the maximum permitted lot coverage of a primary structure. Maximum
permitted primary lot coverage is 25%. The proposed 173 sq foot single story addition will increase the lot
coverage to a total of 1,052 square feet which is 30% on the 3,500 sq foot lot. Request a variance to exceed
primary lot coverage by 5%. Pursuant to section 1123.09(a) Maximum Lot Area Coverage Regulations (Ord. 91-
95. Passed 10-7-1996.)

Variance 2: Request a variance to reduce the rear yard setback of a primary structure. Required primary
structure setback from the rear property line is 40 feet, the proposed single story 173 sq ft addition will reduce
the setback on the 3,500 sq ft lot to 34 feet and 5 inches. Request a variance to reduce the required rear setback
by 5 feet 7 inches as proposed, pursuant to Schedule 1123.07 Minimum Yard Requirements (Ord. 91-95. Passed
10-7-1996.)



541209 Westlake Ave



551209 Westlake Ave



561209 Westlake Ave



571209 Westlake Ave



581209 Westlake Ave



591209 Westlake Ave



601209 Westlake Ave



611209 Westlake Ave



621209 Westlake Ave



631209 Westlake Ave



641209 Westlake Ave



651209 Westlake Ave



661209 Westlake Ave



671209 Westlake Ave



681209 Westlake Ave



691209 Westlake Ave



701209 Westlake Ave



711209 Westlake Ave



721209 Westlake Ave

Looking south from rear of 
house in driveway



731209 Westlake Ave

Looking North from rear of 
house in driveway



Administrative Comments
• The lot is 3,500 sq. feet., current code requires a minimum lot size of 5,000 

square feet. The existing structure has a 15-foot front yard, and the existing 
rear yard is 37 feet.

• The block of Westlake between the railroad tracks and Clifton has a range of 
parcel shapes and sizes, a number are smaller than the minimum , some are 
significantly larger.

• Of 30 parcels on the east side of Westlake between Clifton on the North and 
the railroad tracks on the South, 14 properties have rear yards less than 40 
feet, and 15 have rear yards greater than 80 feet. There are 7 properties that 
have a rear setback of 35 feet or less for the primary structure.

• The existing house is a very modest size,  at 879 square feet.
• The proposed addition of 173 square feet is a single story which will 

increase the footprint of the building to 1,052 sq. ft.

741209 Westlake Ave



751209 Westlake 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 project will not be visible from the street and has minimal visual impact on our neighbors.
• Yes.  The purpose of this project is to permit an aging Lakewood couple and their disabled 

daughter to remain in the community that they have grown to love and appreciate for the last 30 
years.

• No, can not be obviated through other means.  The project requires the rear setback.  expanding 
at the side will immediately impact the neighboring property lines.

761209 Westlake Ave



Public Comment

 Received via email-

 Meeting attendee(s)

771209 Westlake Ave



781209 Westlake Ave



791209 Westlake

Docket No. 03-04-23
1209 Westlake Ave

Applicant and property owner Armand Borick proposes the construction of a 173 sq ft. single-story addition on
the back of the house. The proposal will increase the lot coverage to 30% of the lot, where 25% is permitted, and
reduce the rear setback to 34 feet 5 inches, where 40 feet is required. Property is located in the R2 Single- and
Two-Family Residential District. (Page 11)

Variance 1: Request a variance to exceed the maximum permitted lot coverage of a primary structure. Maximum
permitted primary lot coverage is 25%. The proposed 173 sq foot single story addition will increase the lot
coverage to a total of 1,052 square feet which is 30% on the 3,500 sq foot lot. Request a variance to exceed
primary lot coverage by 5%. Pursuant to section 1123.09(a) Maximum Lot Area Coverage Regulations (Ord. 91-
95. Passed 10-7-1996.)

Variance 2: Request a variance to reduce the rear yard setback of a primary structure. Required primary
structure setback from the rear property line is 40 feet, the proposed single story 173 sq ft addition will reduce
the setback on the 3,500 sq ft lot to 34 feet and 5 inches. Request a variance to reduce the required rear setback
by 5 feet 7 inches as proposed, pursuant to Schedule 1123.07 Minimum Yard Requirements (Ord. 91-95. Passed
10-7-1996.)



801209 Westlake Ave



Board of Zoning Appeals

Adjourn
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