








14226 Cedarwood Ave



1657 Blossom Park Ave



1657 Blossom Park Ave



1658 Roosevelt Ave



1658 Roosevelt Ave



1659 Roosevelt Ave



14221 Cedarwood Ave



1

Johanna Schwarz

From: Michelle Nochta
Sent: Wednesday, June 14, 2023 7:24 AM
To: susan beegan-ad.com
Cc: Johanna Schwarz
Subject: Re: 1077 Wilbert- BZA May 18-DEFERRED to August 17, 2023

Hi Susan, 
My apologies, when you sent the new drawings I assumed you were ready to return to the BZA in June. We 
will hold the deferral unitl August.  
Thanks, 
 
 
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 
  
www.lakewoodoh.gov  
  
Sign up for the City's e-Newsletter  
  

The linked image cannot be displayed.  The file may have been moved, renamed, or deleted. Verify that the link  
points to the correct file and location.

  

From: susan beegan-ad.com <susan@beegan-ad.com> 
Sent: Wednesday, June 14, 2023 1:39 AM 
To: Michelle Nochta <Michelle.Nochta@lakewoodoh.net> 
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. 
Hello Michelle, 
 
Our client received the following letter. I am confused, why are they on the June 15th agenda? I thought they were 
deferred until 8/17. Both Paul and myself are out if town this week. Please advise. 
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Thanks,   
Susan  
 
 
 
Sent from my Verizon, Samsung Galaxy smartphone 
 
 
 
-------- Original message -------- 
From: Michelle Nochta <Michelle.Nochta@lakewoodoh.net>  
Date: 6/6/23 11:42 AM (GMT-08:00)  
To: "susan beegan-ad.com" <susan@beegan-ad.com>, Johanna Schwarz <Johanna.Schwarz@lakewoodoh.net>  
Subject: Re: 1077 Wilbert- BZA May 18-DEFERRED to August 17, 2023  
 
Thank you Susan. 
 
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 
  
www.lakewoodoh.gov  
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Sign up for the City's e-Newsletter  
  

The linked image cannot be displayed.  The file may have been moved, renamed, or deleted. Verify that the link  
points to the correct file and location.

  

From: susan beegan-ad.com <susan@beegan-ad.com> 
Sent: Tuesday, June 6, 2023 2:28 PM 
To: Michelle Nochta <Michelle.Nochta@lakewoodoh.net> 
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. 
I have not heard from the owner yet.  But if you need to get something out, go with option A.  However, it may change 
once the owner decides. 
  
Susan Broadwater 
Beegan Architectural Design 
15703 Madison Ave 
Lakewood, Ohio 44107 
216-521-9000  
  

From: Michelle Nochta <Michelle.Nochta@lakewoodoh.net>  
Sent: Tuesday, June 6, 2023 2:20 PM 
To: susan beegan-ad.com <susan@beegan-ad.com> 
Subject: Re: 1077 Wilbert- BZA May 18-DEFERRED to August 17, 2023 
  
You are - but I need to know which Option  to put on the agenda- A or B 
  
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 
  
www.lakewoodoh.gov  
  
Sign up for the City's e-Newsletter  
  

The linked image cannot be displayed.  The file may have been moved, renamed, or deleted. Verify that the link  
points to the correct file and location.

  

From: susan beegan-ad.com <susan@beegan-ad.com> 
Sent: Tuesday, June 6, 2023 2:18 PM 
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To: Michelle Nochta <Michelle.Nochta@lakewoodoh.net> 
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. 
I thought we were on the agenda until the August 17th meeting? 
  
Susan Broadwater 
Beegan Architectural Design 
15703 Madison Ave 
Lakewood, Ohio 44107 
216-521-9000  
  

From: Michelle Nochta <Michelle.Nochta@lakewoodoh.net>  
Sent: Tuesday, June 6, 2023 1:33 PM 
To: susan beegan-ad.com <susan@beegan-ad.com> 
Cc: Planning Dept <Planning@lakewoodoh.net> 
Subject: Re: 1077 Wilbert- BZA May 18-DEFERRED to August 17, 2023 
  
Hi Susan, 
We need to get the agenda out today, have the clients made a selection? 
  
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 
  
www.lakewoodoh.gov  
  
Sign up for the City's e-Newsletter  
  

The linked image cannot be displayed.  The file may have been moved, renamed, or deleted. Verify that the link  
points to the correct file and location.

  

From: susan beegan-ad.com <susan@beegan-ad.com> 
Sent: Thursday, June 1, 2023 12:27 PM 
To: Michelle Nochta <Michelle.Nochta@lakewoodoh.net> 
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. 
Hello Michelle, 
  
They haven’t decided yet.  When they do I will send a presentation with the correct design. 
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Thanks, 
  
Susan Broadwater 
Beegan Architectural Design 
15703 Madison Ave 
Lakewood, Ohio 44107 
216-521-9000  
  

From: Michelle Nochta <Michelle.Nochta@lakewoodoh.net>  
Sent: Thursday, June 1, 2023 10:50 AM 
To: susan beegan-ad.com <susan@beegan-ad.com> 
Subject: Re: 1077 Wilbert- BZA May 18-DEFERRED to August 17, 2023 
  
Hi Susan, 
Which option would your client like on the agenda for the meeting- Option A or B? 
Thanks, 
  
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 
  
www.lakewoodoh.gov  
  
Sign up for the City's e-Newsletter  
  

The linked image cannot be displayed.  The file may have been moved, renamed, or deleted. Verify that the link  
points to the correct file and location.

  

From: susan beegan-ad.com <susan@beegan-ad.com> 
Sent: Tuesday, May 30, 2023 12:39 PM 
To: Justin Maskaluk <Justin.Maskaluk@lakewoodoh.net>; William A. Wagner <William.Wagner@lakewoodoh.net> 
Cc: Michelle Nochta <Michelle.Nochta@lakewoodoh.net> 
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, however, I don’t want the designed reviewed.  On our original design for the this project we had the shed 
style dormer.  When we submitted it for BZA review, the mean height had been determined as from the bottom of the 
dormer eave to the top of the main roof since the dormer had a prominent eave.  It was also about a foot taller.  We are 
trying to figure out if the mean height would still be measured from the bottom of the dormer eave to the top of the 
roof.  If so, would the gable dormer, which does not have a dominant front eave, be the better option since it would be 
measured from the main roof eave to the top of the roof.   
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Or does that not matter and regardless of dormer style, the mean height will only be measured from the bottom of the 
main roof eave to the top of the main roof? 
  
I apologize for the confusion. I hope this makes sense. 
  
Susan Broadwater 
Beegan Architectural Design 
15703 Madison Ave 
Lakewood, Ohio 44107 
216-521-9000  
  

From: Justin Maskaluk <Justin.Maskaluk@lakewoodoh.net>  
Sent: Tuesday, May 30, 2023 12:22 PM 
To: susan beegan-ad.com <susan@beegan-ad.com>; William A. Wagner <William.Wagner@lakewoodoh.net> 
Cc: Michelle Nochta <Michelle.Nochta@lakewoodoh.net> 
Subject: RE: 1077 Wilbert- BZA May 18-DEFERRED to August 17, 2023 
  
Good afternoon, 
  
The Board of zoning appeals dose not regulate visual values or design. As such the factor being considered for ither 
design would be the same height. 
  
Thank you, 
  
  

 
Justin A. Maskaluk 
Property Maintenance Inspector 
Division of Housing & Building   
City of Lakewood 
216-529-6281 
12650 Detroit Road  
Lakewood, Ohio 44107 
Fax: 216-529-5930 
Justin.maskaluk@lakewoodoh.net 
  
  
  

From: susan beegan-ad.com <susan@beegan-ad.com>  
Sent: Tuesday, May 30, 2023 12:09 PM 
To: William A. Wagner <William.Wagner@lakewoodoh.net> 
Cc: Michelle Nochta <Michelle.Nochta@lakewoodoh.net>; Justin Maskaluk <Justin.Maskaluk@lakewoodoh.net> 
Subject: RE: 1077 Wilbert- BZA May 18-DEFERRED to August 17, 2023 
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CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking 
links, especially from unknown senders. 
Hello, 
  
These 2 drawings show the measurements for the bottom and top of the main roof plus the mean height of that 
roof.  Both heights are the same between the 2 drawings.  The difference being the style of gable.   
  
We were hoping to see if you think we would be able to get a variance for either design with those heights indicated. 
  
Thanks, 
  
Susan Broadwater 
Beegan Architectural Design 
15703 Madison Ave 
Lakewood, Ohio 44107 
216-521-9000  
  

From: William A. Wagner <William.Wagner@lakewoodoh.net>  
Sent: Friday, May 26, 2023 12:46 PM 
To: susan beegan-ad.com <susan@beegan-ad.com> 
Cc: Michelle Nochta <Michelle.Nochta@lakewoodoh.net>; Justin Maskaluk <Justin.Maskaluk@lakewoodoh.net> 
Subject: RE: 1077 Wilbert- BZA May 18-DEFERRED to August 17, 2023 
  
Beegan, 
  
The design is not in question unless your on a corner lot of garage is in the front of home. 
For reviewing purposes, we need the mid-span of the roof. I would list in the measurements the bottom of the soffit to 
the top of the ridge only of the main roof only.  
  
  

 
William A. Wagner 
Assistant Building Commissioner 
Residential Building Official  
12560 Detroit Avenue 
Lakewood, Ohio 44107 
  
  
  
  

From: Michelle Nochta <Michelle.Nochta@lakewoodoh.net>  
Sent: Thursday, May 25, 2023 2:10 PM 
To: William A. Wagner <William.Wagner@lakewoodoh.net>; Justin Maskaluk <Justin.Maskaluk@lakewoodoh.net> 
Subject: Fw: 1077 Wilbert- BZA May 18-DEFERRED to August 17, 2023 



8

  
  
  
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 
  
www.lakewoodoh.gov  
  
Sign up for the City's e-Newsletter  
  

The linked image cannot be displayed.  The file may have been moved, renamed, or deleted. Verify that the link  
points to the correct file and location.

  

From: susan beegan-ad.com <susan@beegan-ad.com> 
Sent: Wednesday, May 24, 2023 2:14 PM 
To: Michelle Nochta <Michelle.Nochta@lakewoodoh.net> 
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. 
Hello Michelle, 
  
I want to run these proposed designs past you for the revised garage.  We brought the mean height down to 16’-4” 
which is the same height of a garage we received a variance for early this year.  The difference between the 2 designs is 
the style of dormer on the back.  It is my understanding from William’s email that the dormer eaves will not be 
considered in determining the height.  I just wanted to see if you thought one or the other would be a good candidate 
for a variance. 
  
Thank you for your help. 
  
Susan Broadwater 
Beegan Architectural Design 
15703 Madison Ave 
Lakewood, Ohio 44107 
216-521-9000  
  

From: William A. Wagner <William.Wagner@lakewoodoh.net>  
Sent: Tuesday, May 23, 2023 1:04 PM 
To: susan beegan-ad.com <susan@beegan-ad.com> 
Cc: Michelle Nochta <Michelle.Nochta@lakewoodoh.net>; Justin Maskaluk <Justin.Maskaluk@lakewoodoh.net> 
Subject: RE: 1077 Wilbert- BZA May 18-DEFERRED to August 17, 2023 
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Beegan, 
  
Apologies for the confusion, Building and BZA had a lengthy discussion on how we are to calculate the max height on 
accessory structures. Accessory structures for the time being are going to be calculated from the mid-span of the 
primary roof to grade not to exceed 15 feet. This calculation needs to be provided/detailed in project submittals. 
Dormers for now are not being calculated or being considered part of the calculation for roof heights.  
  
  
Regards, 
  
  

 
William A. Wagner 
Assistant Building Commissioner 
Residential Building Official  
12560 Detroit Avenue 
Lakewood, Ohio 44107 
  
  
  

From: Michelle Nochta <Michelle.Nochta@lakewoodoh.net>  
Sent: Tuesday, May 23, 2023 9:29 AM 
To: William A. Wagner <William.Wagner@lakewoodoh.net>; Justin Maskaluk <Justin.Maskaluk@lakewoodoh.net> 
Subject: Fw: 1077 Wilbert- BZA May 18-DEFERRED to August 17, 2023 
  
  
  
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 
  
www.lakewoodoh.gov  
  
Sign up for the City's e-Newsletter  
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From: susan beegan-ad.com <susan@beegan-ad.com> 
Sent: Thursday, May 18, 2023 11:28 AM 
To: Michelle Nochta <Michelle.Nochta@lakewoodoh.net> 
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. 
Hello Michelle, 
  
We are looking at options to redesign this garage to bring the height down to an acceptable variance height while still 
providing floor space on the inside.  I know on the last design you measured the height from the eave of the shed 
dormer.  On the attached photo, which eave would you be measuring from?   
  
Also, could you direct me where I would find that information on the city website? I would appreciate it.  I found the 
garage packet, but it did not have an example with a dormer. 
  
Thanks, 
  
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 
  
www.lakewoodoh.gov  
  
Sign up for the City's e-Newsletter  
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From: susan beegan-ad.com <susan@beegan-ad.com> 
Sent: Tuesday, May 9, 2023 1:51 PM 
To: Michelle Nochta <Michelle.Nochta@lakewoodoh.net> 
Subject: RE: 1077 Wilbert- BZA May 18  
  
CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking 
links, especially from unknown senders. 
Hello Michelle, 
  
The owner would like to defer this while we work on a redesign to bring the height down.  Could we defer this for 3 
months? 
  
Thanks, 
  
Susan Broadwater 
Beegan Architectural Design 
15703 Madison Ave 
Lakewood, Ohio 44107 
216-521-9000  
  

From: Michelle Nochta <Michelle.Nochta@lakewoodoh.net>  
Sent: Monday, May 8, 2023 1:45 PM 
To: susan beegan-ad.com <susan@beegan-ad.com> 
Subject: Re: 1077 Wilbert- BZA May 18 
  
Ok, thanks for the update 
  
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 
  
www.lakewoodoh.gov  
  
Sign up for the City's e-Newsletter  
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From: susan beegan-ad.com <susan@beegan-ad.com> 
Sent: Monday, May 8, 2023 1:35 PM 
To: Michelle Nochta <Michelle.Nochta@lakewoodoh.net> 
Subject: RE: 1077 Wilbert- BZA May 18  
  
CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking 
links, especially from unknown senders. 
Michelle, 
  
We are meeting tomorrow. 
  
Thanks, 
  
Susan Broadwater 
Beegan Architectural Design 
15703 Madison Ave 
Lakewood, Ohio 44107 
216-521-9000  
  

From: Michelle Nochta <Michelle.Nochta@lakewoodoh.net>  
Sent: Monday, May 8, 2023 1:19 PM 
To: susan beegan-ad.com <susan@beegan-ad.com> 
Subject: Re: 1077 Wilbert- BZA May 18 
  
Hi Susan, 
Have you heard back from your client on whether the application is deferred or withdrawn? 
  
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 
  
www.lakewoodoh.gov  
  
Sign up for the City's e-Newsletter  
  

  

From: susan beegan-ad.com <susan@beegan-ad.com> 
Sent: Thursday, May 4, 2023 9:58 AM 
To: Michelle Nochta <Michelle.Nochta@lakewoodoh.net> 
Subject: RE: 1077 Wilbert- BZA May 18  
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CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking 
links, especially from unknown senders. 
Thanks Michelle, 
  
I will check with the client and get back to you. 
  
Susan Broadwater 
Beegan Architectural Design 
15703 Madison Ave 
Lakewood, Ohio 44107 
216-521-9000  
  

From: Michelle Nochta <Michelle.Nochta@lakewoodoh.net>  
Sent: Thursday, May 4, 2023 9:57 AM 
To: susan beegan-ad.com <susan@beegan-ad.com> 
Subject: Re: 1077 Wilbert- BZA May 18 
  
You can defer once - and set a date for the return to the board that is reasonable- typically 1-3 months.  
  
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 
  
www.lakewoodoh.gov  
  
Sign up for the City's e-Newsletter  
  

  

From: susan beegan-ad.com <susan@beegan-ad.com> 
Sent: Thursday, May 4, 2023 9:48 AM 
To: Michelle Nochta <Michelle.Nochta@lakewoodoh.net> 
Subject: RE: 1077 Wilbert- BZA May 18  
  
CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking 
links, especially from unknown senders. 
How many times can we defer? 
  
  
Susan Broadwater 
Beegan Architectural Design 
15703 Madison Ave 
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Lakewood, Ohio 44107 
216-521-9000  
  

From: Michelle Nochta <Michelle.Nochta@lakewoodoh.net>  
Sent: Thursday, May 4, 2023 9:46 AM 
To: susan beegan-ad.com <susan@beegan-ad.com> 
Subject: Re: 1077 Wilbert- BZA May 18 
  
Thanks Susan, just to clarify- is this a deferral or a withdrawal? 
  
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 
  
www.lakewoodoh.gov  
  
Sign up for the City's e-Newsletter  
  

  

From: susan beegan-ad.com <susan@beegan-ad.com> 
Sent: Thursday, May 4, 2023 9:44 AM 
To: Michelle Nochta <Michelle.Nochta@lakewoodoh.net> 
Subject: RE: 1077 Wilbert- BZA May 18  
  
CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking 
links, especially from unknown senders. 
Hello Michelle, 
  
Please remove this project from the next meeting.  The client is getting pricing to help make a decision on how they 
want to proceed. 
  
Thanks, 
  
Susan Broadwater 
Beegan Architectural Design 
15703 Madison Ave 
Lakewood, Ohio 44107 
216-521-9000  
  

From: michelle.nochta@lakewoodoh.net <michelle.nochta@lakewoodoh.net>  
Sent: Thursday, May 4, 2023 9:41 AM 
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To: susan beegan-ad.com <susan@beegan-ad.com> 
Subject: 1077 Wilbert- BZA May 18 
  

Hello, 
The deadline for the May 18 meeting was yesterday at noon. I didn't see a resubmission for 1077 Wilbert Rd. , are you 
proceeding with the same drawings to the meeting on the 18th? 
Thanks, 
Michelle Nochta, AICP 
Senior Planner and ADA Coordinator - Planning and Development 

  
City of Lakewood 
Department of Planning & Development 
12650 Detroit Avenue 
Lakewood, Ohio 44107 

  
(216) 529-6630 main 
(216) 529-5906 office 

  
www.lakewoodoh.gov 
  
Sign up for the City's e-Newsletter 
  

  

 



Board of Zoning Appeals
1



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.)

2



Board of Zoning Appeals-
Pre-review: 6:00-6:30 p.m.
Regular Meeting: 6:30 p.m. 

Members
Vice Chair: Michael Alexander

Jeffrey Pigott
Jillian Bolino

Anthony Santiago

Staff 
Board Secretary: Michelle Nochta
Legal Counsel: Myriam Miranda

Building Department: Justin Maskaluk

3
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Board of Zoning Appeals

June 15, 2023 Agenda

1. Roll Call
2. Vote on May 18, 2023 meeting minutes
3. Opening Remarks

OLD BUSINESS

4. 1655 Roosevelt –
5. 1077 Wilbert- DEFERRED Until 8-17-23 

NEW BUSINESS

6.     2011 Lark



Board of Zoning Appeals

Roll Call

5



Board of Zoning Appeals

Approve Meeting Minutes for 
May 18, 2023

6



Board of Zoning Appeals

Opening Remarks

7



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

the R2 Single- and Two-Family District.

Docket No. 12-32- 22
1655 Roosevelt Avenue

8



1655 Roosevelt Ave.



101655 Roosevelt

Site Plan/elevation(2)

19 ft

15 ft

19 ft

15 ft
6 ft

9 ft



111655 Roosevelt

Site Plan/elevation(2)



121655 Roosevelt

Site Plan/elevation(2)



131655 Roosevelt

Site Plan/elevation(2)



141655 Roosevelt

Site Plan/elevation(2)



151655 Roosevelt

Site Plan/elevation(2)



161655 Roosevelt

Site Plan/elevation(2)



171655 Roosevelt

Site Plan/elevation(2)



181655 Roosevelt

Site Plan/elevation(2)



191655 Roosevelt

Variance Request(2)

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.)



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:
(1) Whether there exist site conditions, such as narrowness, shallowness, or topography, unique 
to the property in question that are not applicable generally to other lands or structures in the 
same zoning district;
Yes, The parcel sits higher than street level.
(2) Whether the property in question is located near a non-conforming or non-harmonious use, 
structure, or site conditions, or whether the property in question abuts a less restrictive zoning 
district;
No. Residential zoning all around.
(3) Whether the property in question will yield a reasonable return or whether there can be any 
beneficial use of the property without the variance(s);
Yes, The property value will increase substantially from granting this variance and in turn, 
increase the value of the surrounding properties.
(4) Whether the variance(s) is substantial; Yes, This is a 2 story garage with a 4' height variance.
(5) Whether the essential character of the neighborhood would be substantially altered or 
whether adjoining properties would suffer a substantial detriment as a result of the 
variance(s);No, 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.

201655 Roosevelt



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:
(6) Whether the variance(s) would adversely affect the delivery of governmental services (e.g., water, sewer, 
refuse removal); No, I called the DIG number, had a worker come out and he verified that all utilities in-
ground and above (power lines) are not impeded or disrupted by these plans.
(7) Whether the property owner purchased the property with knowledge of the zoning restriction;No, 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.
(8) Whether the property owner’s predicament feasibly can be obviated through some method other than a 
variance(s); and 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.
(9) Whether the spirit and intent of the Code would be observed, and substantial justice done by granting 
the variance(s). 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.

211655 Roosevelt



Administrative Comments

• Request for height should meet the practical difficulty test
• Applicant has reduced the size of the request, originally the 

proposed height was 19 feet, amended proposal is for 17 feet
• Applicant wants two stories to add storage space
• Applicant is working with Lakewood high school technical program; 

high school students will construct the garage as part of the 
Westshore Trades program

• The rear yard is approx. 1,746 square ft, 25% of that is 435 sq ft., 
480 sq ft is the min. guaranteed garage size permitted by code

• 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

221655 Roosevelt



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’)

231655 Roosevelt Ave.



241655 Roosevelt

The rear yard is approx. 1746 sq ft. 
25% of that is 435 sq ft, 480 sq ft is 
The minimum guaranteed garage size permitted



1655 Roosevelt Ave.

Google 3-d facing east on Roosevelt



1655 Roosevelt Ave.

Old google shot of previous  garage
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Site Plan/elevation(2)
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Site Plan/elevation(2)



291655 Roosevelt

Variance Request(2)

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.)



Public Comment

 Received via email-

 Meeting attendee(s)
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Public Comment

 Received via email-

 Meeting attendee(s)
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Applicant and owner Jim Miketo of Neighborhood Drummer LLC proposes the installation of two heat pump units eight inches 
from the south property line on the west side of the building.  The existing structure is three feet, five inches from the property line.  The 

requirement is five feet.  The property is located in the C2 Commercial Retail District. 

Docket No. 06-11-23
2011 Lark Street

40



412011 Lark

Site Plan/elevation(2)

NEW BUSINESS
1. Docket No. 06-11-23

2011 Lark

Applicant and owner Jim Miketo of Neighborhood Drummer LLC proposes the installation of
two heat pump units eight inches from the south property line on the west side of the building.
The existing structure is three feet, five inches from the property line. The requirement is five
feet. The property is located in the C2 Commercial Retail District. (Page 8)

 Variance 1: Request a variance to reduce the side yard setback of the primary structure. The
required side yard is five feet. The existing side yard is three feet, five inches. Request a
variance of 2 feet, 9 inches to place two heat pump units 8 inches from the side property line,
each unit is 29 inches in width and will be placed 4 inches from the existing structure, as
proposed. Pursuant to Schedule 1129.07 Yard Requirements (Ord. 12-11. Passed 5-2-2011.) *

*Note: Special Variance Required for decibel rating exceeding the allowable rating of
70: The Board of Zoning Appeals is not given the authority to grant a variance to
Chapter 15: Noise Control. The power to grant the special variance is given to the
building commissioner pursuant to section 505.12(a) Special Variances (Ord. 66-76.
Passed 12-6-1976.) and the test given is unnecessary hardship. Any area variance
granted will be contingent on the units either being compliant with the ratings specified
in Chapter 15 or applying for and receiving a special variance from the building
commissioner.
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Site Plan/elevation(2)
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Site Plan/elevation(2)
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Site Plan/elevation(2)
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Site Plan/elevation(2)
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Site Plan/elevation(2)
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Site Plan/elevation(2)
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Site Plan/elevation(2)
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Site Plan/elevation(2)
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Site Plan/elevation(2)
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Site Plan/elevation(2)
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Site Plan/elevation(2)
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Site Plan/elevation(2)
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Site Plan/elevation(2)
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Site Plan/elevation(2)
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Site Plan/elevation(2)
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Administrative Comments

• In residential districts the closest a unit may be located is 24 inches to a property line 
if it is screened from the neighbors and is 70 dB or less. This property is in the 
commercial C2 district, and the closest a unit may be is 5 feet from the property line.

• It is possible for the units to be mounted on the roof with no variance required from 
BZA, in this case, the units were installed prior to the variance request being filed.

• Installation instructions discourage installation near windows or living areas due to 
noise.

• Heat pumps run all year round
• The property has limited options for the location of the units due to the small 

setbacks on the side and rear.
• The property line on the south side is marked by a pin in the driveway. The request is 

to place the units 8 inches from the property line, any screening would be placed in 
the driveway, it appears the driveway may encroach on the subject’s property. If 
screening is placed between the neighboring property and the unit, screening would 
be closer than the recommended guidelines of 12 inches from the unit.

• The units block the only exterior route on the subject's property, to use the rear 
entrance or service the units the path is on the neighboring driveway. However, the 
route is already blocked by the side porch. Is there an access easement or support 
from the adjacent property owner?

• A search did not reveal any variances found in the past 10 years for Commercial 
properties

67
2011 Lark



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:
In order to for a variance request to be approved, applicants must demonstrate how their request meets the 
Practical Difficulty Test based on the below factors. The Board of Zoning Appeals must consider and weigh each 
response on its merits.
Please review each of the below 9 points and respond "Not Applicable", "Yes" or "No". If your answer is "Yes" or 
"No", please provide a brief explanation.
(1) Whether there exist site conditions, such as narrowness, shallowness, or topography, unique to the property 
in question that are not applicable generally to other lands or structures in the same zoning district;
No
(2) Whether the property in question is located near a non-conforming or non-harmonious use, structure, or 
site conditions, or whether the property in question abuts a less restrictive zoning district;
No
(3) Whether the property in question will yield a reasonable return or whether there can be any beneficial use 
of the property without the variance(s);
We provide Central HVAC to all of our tenants and we have found that there is demand for such amenity with 
our tenants
(4) Whether the variance(s) is substantial;
No; the ac units are located on our property and can be serviced from the sides while on our property. the 
neighboring house has a driveway abutting our property
(5) Whether the essential character of the neighborhood would be substantially altered or whether adjoining 
properties would suffer a substantial detriment as a result of the variance(s);
no

682011 Lark



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:
In order to for a variance request to be approved, applicants must demonstrate how their request 
meets the Practical Difficulty Test based on the below factors. The Board of Zoning Appeals must 
consider and weigh each response on its merits.
Please review each of the below 9 points and respond "Not Applicable", "Yes" or "No". If your 
answer is "Yes" or "No", please provide a brief explanation.
(6) Whether the variance(s) would adversely affect the delivery of governmental services (e.g., 
water, sewer, refuse removal);
No; the units are located towards the rear of the building behind the side entry stair
(7) Whether the property owner purchased the property with knowledge of the zoning 
restriction;
I was not aware of the side yard setback requirement for AC units
(8) Whether the property owner's predicament feasibly can be obviated through some method 
other than a variance(s); and
The only other place to put the AC units would be on the roof and that would be very cost 
prohibitive and create a hardship in terms of the installation of the units
(9) Whether the spirit and intent of the Code would be observed and substantial justice done by 
granting the variance(s).
Yes; the units are on our property, able to be serviced from our property and located toward the 
back of the building behind the side entry stairs

692011 Lark



Public Comment

 Received via email-

 Meeting attendee(s)
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Site Plan/elevation(2)

NEW BUSINESS
1. Docket No. 06-11-23

2011 Lark

Applicant and owner Jim Miketo of Neighborhood Drummer LLC proposes the installation of
two heat pump units eight inches from the south property line on the west side of the building.
The existing structure is three feet, five inches from the property line. The requirement is five
feet. The property is located in the C2 Commercial Retail District. (Page 8)

 Variance 1: Request a variance to reduce the side yard setback of the primary structure. The
required side yard is five feet. The existing side yard is three feet, five inches. Request a
variance of 2 feet, 9 inches to place two heat pump units 8 inches from the side property line,
each unit is 29 inches in width and will be placed 4 inches from the existing structure, as
proposed. Pursuant to Schedule 1129.07 Yard Requirements (Ord. 12-11. Passed 5-2-2011.) *

*Note: Special Variance Required for decibel rating exceeding the allowable rating of
70: The Board of Zoning Appeals is not given the authority to grant a variance to
Chapter 15: Noise Control. The power to grant the special variance is given to the
building commissioner pursuant to section 505.12(a) Special Variances (Ord. 66-76.
Passed 12-6-1976.) and the test given is unnecessary hardship. Any area variance
granted will be contingent on the units either being compliant with the ratings specified
in Chapter 15 or applying for and receiving a special variance from the building
commissioner.
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Site Plan/elevation(2)



Board of Zoning Appeals

Adjourn
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