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Johanna Schwarz

From: Dave Harris <daveh@airrite-supply.com>
Sent: Thursday, November 16, 2023 1:36 PM
To: Michelle Nochta
Cc: Planning Dept
Subject: Re: Docket #11-17-23 (1277 Hird Ave)

CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking 
links, especially from unknown senders. 
Thanks for the information.  Have a great day. 
Dave 
 
Get Outlook for Android 

From: Michelle Nochta <Michelle.Nochta@lakewoodoh.net> 
Sent: Thursday, November 16, 2023 1:32:33 PM 
To: Dave Harris <daveh@airrite-supply.com> 
Cc: Planning Dept <Planning@lakewoodoh.net> 
Subject: Fw: Docket #11-17-23 (1277 Hird Ave)  
  
Mr. Harris, 
Thank you for reaching out. The submitted plans show the proposed garage 2 feet from the easternmost 
property line, the requirement is 3 ft. for a garage. All water and any garage overhang must be on the 
applicant's property. It is the property owners responsibility to determine where the property line is, the 
city does not determine property lines. I hope this answers your question, let me know if you have any 
other questions. I have highlighted the applicant's approx. property lines in the image below.  
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Michelle Nochta, AICP  
Senior Planner and ADA Coordinator- Planning & Development  
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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: Planning Dept <Planning@lakewoodoh.net> 
Sent: Thursday, November 16, 2023 1:08 PM 
To: Michelle Nochta <Michelle.Nochta@lakewoodoh.net> 
Subject: FW: Docket #11-17-23 (1277 Hird Ave)  
  
  
  

Johanna Schwarz 

Administrative Assistant II 
  
City of Lakewood 
Department of Planning and Development 
12650 Detroit Avenue 
Lakewood, Ohio 44107 
  
(216)529-6630 main 
(216)529-6631 office 
  
www.lakewoodoh.gov 
  
Sign up for the City’s e-Newsletter 
  

 
  

From: Dave Harris <daveh@airrite-supply.com>  
Sent: Thursday, November 16, 2023 1:06 PM 
To: Planning Dept <Planning@lakewoodoh.net> 
Subject: Docket #11-17-23 (1277 Hird Ave) 
  
CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking 
links, especially from unknown senders. 
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Hi, 
I see in your document that the minimum setback for a structure is 3’.  1277 Hird – New Garage is going to potentially 
encroach.  Can you tell me how close to our property/how much the encroachment is the garage going to be?  I don’t 
particularly want another structure practically touching our building….too hard for us to maintain. 
  
Thank you 
  
Dave Harris 
1290 W. 117 Street | Cleveland, Ohio 44107 
(216) 228-8200| daveh@airrite-supply.com 
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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: Michael Alexander
Vice-chair:  Jillian Bolino

Jeffrey Pigott
Anthony Santiago

Matt Markling

Staff 
Board Secretary: Michelle Nochta

Legal Counsel: Andrew Fleck
Building Department: Justin Maskaluk
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Board of Zoning Appeals
November 16, 2023, Agenda

1. Roll Call
2. Vote on October 19, 2023, meeting minutes
3. Opening Remarks

New Business
Docket No. 11-17-23
1277 Hird Ave.
Applicant Zoran Stojkov property owner proposes the demolition of the existing

garage and the construction of a new garage. MH Multi-Family High Density
District



Board of Zoning Appeals

Roll Call

5



Board of Zoning Appeals

Approve Meeting Minutes for 
October 19, 2023
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Board of Zoning Appeals

Opening Remarks
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Applicant Zoran Stojkov property owner proposes the demolition of the existing garage and the 
construction of a new garage. MH Multi-Family High Density District

Docket No. 11-17-23 
1277 Hird Ave
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1277 Hird Ave.



1277 Hird Ave.

Docket No. 11-17-23
1277 Hird Ave.

Applicant Zoran Stojkov, property owner proposes the demolition of the existing garage and the
construction of a new garage. The rear and side setback for an accessory structure in the MH
district is a minimum of 3 feet. Due to the unique shape of the rear of the property, the proposed
422 sq. ft. garage will encroach on both sides and rear setbacks. The property is located in the
MH, Multi-Family High Density District.

 Variance 1: Request a variance to construct a new single-car garage closer than 3 feet to the
NORTH SIDE property line, at 1½ feet, as proposed. Pursuant to section 1127.10 (a)
ADDITIONAL ACCESSORY STRUCTURE REGULATIONS

 Variance 2: Request a variance to construct a new single-car garage closer than 3 feet to the
SOUTH SIDE property line, at 1½ feet, as proposed. Pursuant to section 1127.10 (a)
ADDITIONAL ACCESSORY STRUCTURE REGULATIONS

 Variance 3: Request a variance to construct a new single-car garage closer than 3 feet to the EAST
REAR property line, at 2 feet, as proposed. Pursuant to section 1127.10 (a) ADDITIONAL
ACCESSORY STRUCTURE REGULATIONS
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1277 Hird Ave.

Site 
plan 

Lot Depth:147’
Lot Width: 21’
Rear Yard Depth: 60’
Rear Setback: 2’
Side Setback: 1.5’
Garage Width: 17’
Garage Depth: 24’5”
Garage Area: 422 SF



1277 Hird Ave.

Site 
plan 

Height 13’2”
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Site 
plan 

Height 13’2”



1277 Hird Ave.

Site 
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1277 Hird Ave.

Site 
plan 

Proposed 
garage area : 
24’5” x 17’ = 
416.50 SF
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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 do not apply generally to other lands or structures in the same zoning district;
(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;
(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);
(4) Whether the variance(s) is substantial; 
(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);
(6) Whether the variance(s) would adversely affect the delivery of governmental services (e.g., water, sewer, 

refuse removal 
{7} Whether the property owner purchased the property with knowledge of the zoning restrictions;
(8) Whether the property owner’s predicament feasibly can be obviated through some method other than a 
variance(s); 
(9) Whether the spirit and intent of the Code would be observed, and substantial justice done by granting the 
variance(s). 

341277 Hird Ave



Administrative Comments

• The proposed garage is a modest size, significantly less than the 480 sq. ft 
that is permitted

• The requested variances are modest in nature
• The lot has a unique shape, most of the rear yard is substantially reduced 

due to the parcel shape. The deepest portion of the rear yard is 25 feet in 
width.

• The property is not a Multi-family per the zoning code definition, it is a two-
family dwelling, it would meet the setback requirements in the R2 zoning 
district.

• The proposed garage will be similar in size, shape, and location to the garage 
which is being removed.

• Disclaimer: Nearmaps images show what may appear to be 
encroachment, Nearmaps cannot be used to precisely determine 
boundaries.  The property owner shall determine their property lines 
and ascertain that the garage as constructed does not deviate from the 
plans as approved and does not encroach upon another lot. The 
issuance of a permit by the City shall not be construed to mean the City 
has determined the structure is not encroaching upon another lot, nor 
shall it relieve the property owner of the duty imposed herein. 

351277 Hird Ave



Public Comment

 Received via email- 11/16/23 received an e-mail concerned about the 
encroachment of the proposed garage to the Air-rite Building at 1276 W 117th.

Public Comment

 Received via email- 11/16/23 received an e-mail concerned about the 
encroachment of the proposed garage to the Air-rite Building at 1276 W 117th.

361277 Hird Ave.



1277 Hird Ave.

Docket No. 11-17-23
1277 Hird Ave.

Applicant Zoran Stojkov, property owner proposes the demolition of the existing garage and the
construction of a new garage. The rear and side setback for an accessory structure in the MH
district is a minimum of 3 feet. Due to the unique shape of the rear of the property, the proposed
422 sq. ft. garage will encroach on both sides and rear setbacks. The property is located in the
MH, Multi-Family High Density District.

 Variance 1: Request a variance to construct a new single-car garage closer than 3 feet to the
NORTH SIDE property line, at 1½ feet, as proposed. Pursuant to section 1127.10 (a)
ADDITIONAL ACCESSORY STRUCTURE REGULATIONS

 Variance 2: Request a variance to construct a new single-car garage closer than 3 feet to the
SOUTH SIDE property line, at 1½ feet, as proposed. Pursuant to section 1127.10 (a)
ADDITIONAL ACCESSORY STRUCTURE REGULATIONS

 Variance 3: Request a variance to construct a new single-car garage closer than 3 feet to the EAST
REAR property line, at 2 feet, as proposed. Pursuant to section 1127.10 (a) ADDITIONAL
ACCESSORY STRUCTURE REGULATIONS



1277 Hird Ave.

Site 
plan 

Lot Depth:147’
Lot Width: 21’
Rear Yard Depth: 60’
Rear Setback: 2’
Side Setback: 1.5’
Garage Width: 17’
Garage Depth: 24’5”
Garage Area: 422 SF
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Adjourn
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