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Amanda L. Cramer

From: Tom Fraser <tfraser@firstmutualholding.com>
Sent: Wednesday, February 11, 2026 11:44 AM
To: Amanda L. Cramer
Subject: RE: Updated Letter for ARB Regarding 1114 Forest Rd Matter
Attachments: 20260107115343500.pdf

CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking links, 
especially from unknown senders. 

Hello Ms. Cramer: 
 

1. Please include this comment in the meeting tomorrow.  I am unable to attend in person.  The design 
remains deficient for the reasons detailed below. 

 
2. Please re-include my original letter in the public record from the January 8 meeting, a copy of which is 

attached here. 
 

3. I would also comment that the revised design minimally addresses some of the ARB’s concerns from the 
prior meeting, but it continues to fail to address concerns the ARB had about scale and fit into the 
neighborhood, particularly on the west side of Forest Rd.  I draw the ARB’s attention to those same 
concerns in my comment of letter from the last meeting. 
 

4. I highlight below my previous concerns that remain unaddressed with this revised design: 
 

 The proposed structure does not match prevailing scale in terms of footprint and fails to respect the width 
to height ratios in neighboring homes.   This design is an outlier compared to every other home on the 
street.  It intrudes as a vertical shard, conflicting with the aesthetic of the neighborhood.   Its width to 
height ratio is less than 1.0;  it is 0.79 (23’ x 29’).  Every other home on this side of the street has a width to 
height ratio greater than 1.0 (see table below using a 29’ height standard).  

 Property Width (in feet) Width to Height 
Ratio 

Square Footage 

Proposed Building 23 0.79 1750 
1116 Forest 36 1.24 2380 
1120 Forest 44 1.52 2852 
1122 Forest 38 1.31 2970 
1124 Forest 55 1.89 6908 
1126 Forest  43 1.48 3244 
1128 Forest 36  1.24 2504 
1130 Forest  36 1.24 4600 
1132 Forest 42 1.44 3240 

 
 Many of the homes on Forest Rd have front porches or welcoming distinctive front entrances. This 

proposed home already has an exceptional setback variance (now under appeal).  The recessed front 
entrance and minimalist porch further compound this abnormal setback and makes the home look grossly 
out of place. 

 The volumes in the design struggle to be broken into legible forms and the proposed home resembles a 
compressed, unmodulated vertical box.  This contrasts with the more balanced volumes of neighboring 
homes. 
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 This solution uses "postage stamp" design found in high density lots.  This attempt seeks to maximize the 
use of the land, rather than respect the architectural aesthetic of the planned community. 

 The design does not provide supporting context photos or streetscape drawings. It does not accurately 
show how the proposed home would fit into the historic neighborhood.   Instead, the application continues 
to show an image of the home in an artificial – almost ex-urban—setting.  It uses "stock-type" photo trees 
and landscaping that can't logically exist.  This conveys a false sense of non-impact on the neighborhood, 
and a disingenuous depiction of the lot disconnected from surrounding homes and streetscape features. 

 
This application, as proposed, must be denied for now.  A simple "infill" design is not appropriate here, nor is it 
replacing an existing structure.   If resubmitted after the BZA appeal is complete, the application must thoroughly 
address the problems cited above.   It should also include a design with a more comprehensive analysis that 
explains: 

 Understanding of the district’s character through context photos, streetscape drawings, and architectural 
analysis.   

 How the design impacts neighborhood patterns on Forest Rd. 
 Material samples and clear elevations evidencing compatibility with the neighboring properties.   How does 

this proposed house maintain the "the street rhythm" typical of Forest Rd? 
 How the proposed home does not defy Clifton Park's spatial order — the distance between homes, their 

relation to the street, and views along curved roads. 
 Given its minimalist width, how does the lack of a porch and recessed entrance fit into the neighborhood? 
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Sincerely, 
 
 
Thomas Fraser 
1124 Forest Rd 
Lakewood, OH 44107 
 
 

 

   

Thomas J. Fraser 

President & CEO 

14806 Detroit Avenue, Lakewood, Ohio 44107 

o: (216) 529-2601  |  c: (216) 798-8708 

tfraser@firstmutualholding.com  

    
 

  
 
 

From: Tom Fraser  
Sent: Wednesday, January 7, 2026 12:09 PM 
To: Amanda L. Cramer <amanda.cramer@lakewoodoh.net> 
Subject: Updated Letter for ARB Regarding 1114 Forest Rd Matter 
 
Hello Ms. Cramer, 
 
Please find attached an updated letter from me regarding 1114 Forest Rd. 
 
Would you please include this in materials related to the public comments? 
 
Sincerely, Tom Fraser 
 
 
CONFIDENTIALITY NOTICE: This e-mail and any files transmitted with it are confidential, and are 
intended solely for the use of the individual or entity to whom this e-mail is addressed. If you are not one 
of the named recipients or otherwise have reason to believe that you have received this message in error, 
please notify the sender and delete this message immediately from your computer. Any other use, 
retention, dissemination, forwarding, printing, or copying of this e-mail by unauthorized recipients is 
strictly prohibited. This e-mail and any files transmitted with it may contain nonpublic personal 
information about consumers subject to the restrictions of the Gramm-Leach-Bliley Act. You may not 
directly or indirectly reuse or redisclose such information for any purpose other than to provide the 
services for which you are receiving the information. Any views or opinions presented in this email are 
solely those of the author and do not necessarily represent those of First Mutual Holding Company. The 
recipient should check this email and any attachments for the presence of viruses. First Mutual Holding 
Company accepts no liability for any damage caused by any virus transmitted by this email.  









Architectural Board of Review
February 2026



Architectural Board of Review
Pre-Review Meeting: February 5th, 4:00pm (Zoom)

Regular Meeting: February 12th, 5:30 pm (Auditorium)

Members
Hanna Cohan Plessner (2026 Chair)

Chris Egervary
Ashley Matonis

Nick Slaughterbeck
Matt Stevenson

Staff
Board Secretary: Amanda Cramer

Assistant Building Commissioner: William Wagner



Architectural Board of Review
February Agenda

1. Roll call
2. Approve minutes – January 2026 meeting
3. Opening Remarks
4. Old Business
5. Sign Review
6. New Business
7. Adjourn



1325.03 of the Lakewood Codified Ordinances: Purpose of ABR/BBS/Sign 
Review Board

• The purposes of the Architectural Board of Review are to protect the value, 
appearance and use of property on which buildings are constructed or altered, 
to maintain a high character of community development, to protect the public 
health, safety, convenience and welfare and to protect real estate within the City 
from impairment or destruction of value. 

• Such purposes shall be accomplished by the Board by regulating, according to 
accepted and recognized architectural principles, the design, use of materials, 
finished grade lines, dimensions, orientation and location of all main and 
accessory buildings to be erected, moved, altered, remodeled or repaired, 
subject to the provisions of the Zoning and Building Codes and other applicable 
ordinances of the City, and shall take into consideration the Architectural 
Standards Workbook and any other design guidelines or standards, as 
recommended by the Administration or City Council and adopted by 
the Planning Commission pursuant to Part One, Title Five, Chapter 154 of the 
Codified Ordinances of the City of Lakewood, for use by the Board. 

• In reviewing, regulating and approving building plans, the Board shall consider 
and take cognizance of the development of adjacent, contiguous and 
neighboring buildings and properties for the purpose of achieving safe, 
harmonious and integrated development of related properties.

https://codelibrary.amlegal.com/codes/lakewood/latest/lakewood_oh/0-0-0-62228#JD_154


Architectural Board of Review
Summary Approval, Sign Review – February 2026



Docket No. 02-13-26 (13400 Madison)
Wall Sign – Allstate 

Kathy Clarke

Applicant proposes signage.
City Notes:
 Applicant proposes wall sign (12.64 SF) 
 Max allowed square footage: 61.5 SF total
 Total proposed square footage: 12.64 SF

Summary Approved with the condition that any window 
signage be submitted to the Board before installation.



Docket No. 02-14-26 (1411-1413 Lauderdale)
Window Signage – Advance Glass Sales & Service LLC

William Eppich

Applicant proposes wall sign.
City Notes:
 Applicant proposes window signage (59.82 SF total), existing wall sign (28 SF)
 Max allowed square footage: 34.5 SF total (23’ width), 36.35 SF window
 Total proposed square footage: 87.82 SF

Summary Approved with the conditions:
• Reduce size of QR code and phone number to the 

scale of the glass in the doors. 
• Submit updated elevation to Board Secretary. 



Docket No. 02-15-26 (15800 Detroit)
Pole, Window, Wayfinding Signage – Cleveland Clinic

Thomas Yankovich

Applicant proposes new window signage.
City Notes:
 Applicant proposes 2 window signs (10.5 SF each, 21 SF total), 32 SF Pole,  wayfinding totaling 7.5 SF
 Max allowed square footage: 69 SF total, 22.92 SF windows  
 Total proposed square footage: 60.5 SF

Summary Approved, no conditions



Architectural Board of Review
Old Business – February 2026



Docket No. 01-10-26 (2035 Quail)
Wall Signage – Birdtown Brewing

Kathy Clarke

Applicant proposes signage.
City Notes:
 Applicant proposes 1 wall sign (60.36 SF), existing unapproved mural sign (178 SF), Geraci/brewpub signs 

(38.55 SF)
 Max allowed square footage: 100 SF total
 Total proposed square footage: 276.91 SF



Docket No. 01-10-26 (2035 Quail)
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Docket No. 01-10-26 (2035 Quail)



Docket No. 01-10-26 (2035 Quail)



Docket No. 09-77-25 (11730 Detroit)
The North Coast Apartments – New Development

Milan Milasinovic

Applicant proposes new development.
City Notes:
 Specific materials using, what is being replaced with what’s remaining, color choices.
 Consider different material for balconies or paneling: they sort of contrast each other. 
 Learn more about existing lentils and how they will be treated. 
 3D rendering please, especially from angle of street. 



Docket No. 09-77-25 (11730 Detroit)
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Docket No. 09-77-25 (11730 Detroit)



Docket No. 12-114-25 (1114 Forest)
Residence – New Construction

Elizabeth Davis

Applicant proposes new construction of residence.
City Notes:
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Docket No. 12-114-25 (1114 Forest)



Relevant Residential Design Standards to consider – Site Design:
• Site plans must clearly show the relationship of the residential building to the street, 

surrounding parcels and buildings, and immediate context. 
• New construction and additions must be located and oriented in a manner that 

complements the surrounding neighborhood. 
• Foundation landscaping, particularly along any street frontage, and the use of 

appropriate shade and ornamental trees is highly encouraged. Landscaping should 
include a mix of perennial, evergreen, and seasonal color. 

Architectural Design Compatibility
• All new construction and alterations must complement and be compatible with the 

architectural patterns and context of structures in the immediate area. 
• The exterior materials, architectural style, and color scheme used in any addition or 

alteration of residential building must match or complement the exterior material, 
architectural style, and color scheme of the existing structure. 

Docket No. 12-114-25 (1114 Forest)



Docket No. 12-114-25 (1114 Forest)

Front Porch and Entry
• Residential buildings must include a prominent front porch and entry, when appropriate 

for the architectural style. The front porch and entry form, style, and material must be 
compatible with the chosen architectural style of the home and shall be harmonious and 
consistent with the neighborhood context. 

• Columns and railings create much of the design character of a front porch. 
Traditional Lakewood railings are made up of a top rail, bottom rail, and balusters, 
which are the vertical pieces in between. Cable and horizontal railings are 
discouraged. 

• Pressure treated wood is acceptable for structural members only, not the finished 
material. Painting these finished materials is acceptable. 

• Compliance with Appendix B Front Porch Guidelines is required. 
• Additional considerations for front porches can be found in Appendix C: Lakewood 

Heritage Advisory Board Front Porches.



Docket No. 12-114-25 (1114 Forest)

Exterior Materials and Decorative Details
• The combination of different materials must be appropriate to the surrounding area and 

existing building’s architectural style and design. 
• Simulated finishes (e.g. artificial stone or concrete simulating stone or brick, or vinyl 

siding simulating wood) shall be of high quality that successfully mimics the natural 
material and be durable to the Northeast Ohio climate. 

• Foundations shall have the appearance of brick or stone through the use of split face 
blocks, brick veneer, burnished, parged, pressed concrete, etc. Exposed CMU and 
smooth faced concrete foundations are prohibited. 

• Wood trim should be painted and strictly staining is discouraged. 
• Columns must have appropriate trim at the base and capital. 
• Masonry is required on all chimneys. 



Docket No. 01-07-26 (15501 Madison)
Second Floor Addition – Vital Pilates

Jake Szaraz

Applicant proposes second floor addition of commercial space.
City Notes:
• No materials presented



Docket No. 01-07-26 (15501 Madison)
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Docket No. 01-07-26 (15501 Madison)



Docket No. 01-08-26 (14819 Lake)
Front Porch
Jake Szaraz

Applicant proposes front façade/porch addition
City Notes:
• No materials presented 
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Docket No. 01-08-26 (14819 Lake)



Relevant Residential Design Standards to consider – Site Design:
• Site plans must clearly show the relationship of the residential building to the street, 

surrounding parcels and buildings, and immediate context. 
• New construction and additions must be located and oriented in a manner that 

complements the surrounding neighborhood. 
• Foundation landscaping, particularly along any street frontage, and the use of 

appropriate shade and ornamental trees is highly encouraged. Landscaping should 
include a mix of perennial, evergreen, and seasonal color. 

Architectural Design Compatibility
• All new construction and alterations must complement and be compatible with the 

architectural patterns and context of structures in the immediate area. 
• The exterior materials, architectural style, and color scheme used in any addition or 

alteration of residential building must match or complement the exterior material, 
architectural style, and color scheme of the existing structure. 

Docket No. 01-08-26 (14819 Lake)



Front Porch and Entry
• Residential buildings must include a prominent front porch and entry, when appropriate 

for the architectural style. The front porch and entry form, style, and material must be 
compatible with the chosen architectural style of the home and shall be harmonious and 
consistent with the neighborhood context. 

• Columns and railings create much of the design character of a front porch. 
Traditional Lakewood railings are made up of a top rail, bottom rail, and balusters, 
which are the vertical pieces in between. Cable and horizontal railings are 
discouraged. 

• Pressure treated wood is acceptable for structural members only, not the finished 
material. Painting these finished materials is acceptable. 

• Compliance with Appendix B Front Porch Guidelines is required. 
• Additional considerations for front porches can be found in Appendix C: Lakewood 

Heritage Advisory Board Front Porches.

Docket No. 01-08-26 (14819 Lake)



Exterior Materials and Decorative Details
• The combination of different materials must be appropriate to the surrounding area and 

existing building’s architectural style and design. 
• Simulated finishes (e.g. artificial stone or concrete simulating stone or brick, or vinyl 

siding simulating wood) shall be of high quality that successfully mimics the natural 
material and be durable to the Northeast Ohio climate. 

• Foundations shall have the appearance of brick or stone through the use of split face 
blocks, brick veneer, burnished, parged, pressed concrete, etc. Exposed CMU and 
smooth faced concrete foundations are prohibited. 

• Wood trim should be painted and strictly staining is discouraged. 
• Columns must have appropriate trim at the base and capital. 
• Masonry is required on all chimneys. 

Docket No. 01-08-26 (14819 Lake)
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Docket No. 02-16-26 (1374 W. 117th)
Storefront Renovation

Jeffrey Foster

Applicant proposes storefront renovation.
City Notes:
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Docket No. 02-17-26 (1654 Waterbury)
New Single Family Home Construction

Bridget Gouker

Applicant proposes new single family home.
City Notes:

Request to table



Docket No. 02-18-26 (1337 Edanola)
New Single Family Home Construction

Timothy Bennett

Applicant proposes new single family residence on a corner lot.
City Notes:
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Relevant Residential Design Standards to consider – Site Design:
• Site plans must clearly show the relationship of the residential building to the street, 

surrounding parcels and buildings, and immediate context. 
• New construction and additions must be located and oriented in a manner that 

complements the surrounding neighborhood. 
• Foundation landscaping, particularly along any street frontage, and the use of 

appropriate shade and ornamental trees is highly encouraged. Landscaping should 
include a mix of perennial, evergreen, and seasonal color. 

Architectural Design Compatibility
• All new construction and alterations must complement and be compatible with the 

architectural patterns and context of structures in the immediate area. 
• The exterior materials, architectural style, and color scheme used in any addition or 

alteration of residential building must match or complement the exterior material, 
architectural style, and color scheme of the existing structure. 

Docket No. 02-18-26 (1337 Edanola)



Front Porch and Entry
• Residential buildings must include a prominent front porch and entry, when appropriate 

for the architectural style. The front porch and entry form, style, and material must be 
compatible with the chosen architectural style of the home and shall be harmonious and 
consistent with the neighborhood context. 

• Columns and railings create much of the design character of a front porch. 
Traditional Lakewood railings are made up of a top rail, bottom rail, and balusters, 
which are the vertical pieces in between. Cable and horizontal railings are 
discouraged. 

• Pressure treated wood is acceptable for structural members only, not the finished 
material. Painting these finished materials is acceptable. 

• Compliance with Appendix B Front Porch Guidelines is required. 
• Additional considerations for front porches can be found in Appendix C: Lakewood 

Heritage Advisory Board Front Porches.

Docket No. 02-18-26 (1337 Edanola)



Exterior Materials and Decorative Details
• The combination of different materials must be appropriate to the surrounding area and 

existing building’s architectural style and design. 
• Simulated finishes (e.g. artificial stone or concrete simulating stone or brick, or vinyl 

siding simulating wood) shall be of high quality that successfully mimics the natural 
material and be durable to the Northeast Ohio climate. 

• Foundations shall have the appearance of brick or stone through the use of split face 
blocks, brick veneer, burnished, parged, pressed concrete, etc. Exposed CMU and 
smooth faced concrete foundations are prohibited. 

• Wood trim should be painted and strictly staining is discouraged. 
• Columns must have appropriate trim at the base and capital. 
• Masonry is required on all chimneys. 

Docket No. 02-18-26 (1337 Edanola)



Docket No. 02-18-26 (16620 Madison)
Fencing Alteration

Jason Van Schoor

Applicant proposes fencing alteration.
City Notes: 

Request to table



Architectural Board of Review
February 2026
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