


















From: Adam Tubbs
To: David Baas
Cc: Lauren Bogatay
Subject: 13429 Cliff Drive
Date: Thursday, April 13, 2023 10:06:55 AM

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

Hi David,
 
My wife Lauren and I moved into the home at 1110 Wilbert Rd last summer and are loving the
Overlook Park neighborhood and living in Lakewood. We’re constantly on walks and talk about the
house at 13429 Cliff when we walk by because it’s such an amazing property and it’s sad to see it in
its current state. We have seen the proposed plans for the home and think it would be amazing to
have a new home on that corner with some life and nice landscaping that will bring joy to us when
we’re on our walks in the neighborhood.  
 
Please consider this our official showing of support to allow the owner to move forward with their
project and improve our neighborhood's look and feel for the years to come.
 
Thank you,

Adam and Lauren Tubbs
1110 Wilbert Rd 
Lakewood, OH 44107
440.452.8345

mailto:attubbs12@gmail.com
mailto:David.Baas@lakewoodoh.net
mailto:lbogatay@gmail.com


From: Micki Tubbs
To: David Baas
Subject: 13429 Cliff Drive
Date: Wednesday, April 12, 2023 7:14:28 PM

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

Lakewood ARB,

I am writing in support of the new home to be built at 13429 Cliff Drive.  It is a  beautiful
 design that fits into the neighborhood and complements the surrounding homes.

I live at 1025 Nicholson Ave about 6 houses from this home and walk the neighborhood
everyday.  Michelle Tomallo the owner of the property has presented a home that will greatly
improve the the current home on the parcel that presented too many structural challenges to
feasibly renovate the existing home. 

In addition we are gaining an amazing person to join our neighborhood in Michelle!

Micki 

Micki Tubbs
President | Board of Directors 
1375 Euclid Ave. Suite 310
Cleveland, Ohio 44115
440.452.4415
mtubbs@fittechnologies.com

mailto:mtubbs@fittechnologies.com
mailto:David.Baas@lakewoodoh.net
mailto:mtubbs@fittechnologies.com


From: Planning Dept
To: David Baas
Subject: FW: 13429 Cliff Drive – Proposed tear down and rebuild
Date: Thursday, April 13, 2023 10:44:15 AM

 
 

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: Wendy Jarchow <wjarchow72@gmail.com> 
Sent: Thursday, April 13, 2023 6:50 AM
To: Planning Dept <Planning@lakewoodoh.net>
Subject: 13429 Cliff Drive – Proposed tear down and rebuild
 

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

To the Board of Building.
 
My husband Jason and I are traveling with our family for Spring Break and not able to attend

the meeting tonight, but want to express our concerns shared by other Wilbert Road neighbors impacted by the
proposed tear down and rebuild of the property at 13429 Cliff Drive.  We have lived at 1055 Wilbert Road for
over 5 years and have been Lakewood residents for nearly 20 years.  Prior to Wilbert we lived on Kenneth
Avenue and I was raised on Virginia Ave.  We understand the unique nature that each Lakewood street brings
to the community.  We are concerned that the new construction and the proposed changes will negatively
impact the strength and beauty of Wilbert.  Over the years neighbors have respected the line of sight to the
lake, which is one of the main reasons we moved to the wonderful street.  It has made Wilbert a community
within a community, as is true with many streets in Lakewood. 

 
Over 100 years ago Wilbert Road was planned, deliberately, to allow all residents of the street to have

mailto:Planning@lakewoodoh.net
mailto:David.Baas@lakewoodoh.net
http://www.lakewoodoh.gov/


a view of Lake Erie.  This plan was executed with precision and has been respected and adhered to for over
100 years.  The proposed build at 13429 Cliff Drive impacts the view corridor and sets a dangerous precedent
that will lead to additional expansion into the view corridor.  The current proposal of the rebuild of the home will
negatively impact the Wilbert Road view corridor, specifically all of us on the east side of the street.  Wilbert is
unique in that it is one of the few streets to have a lake view for all its pedestrians and residents.  Any
impairment of this view, no matter how an individual property owner or architect considers insignificant, is a
violation of the design integrity of the street and a disrespect to the history/future of the street and Wilbert
residents.  Over the years property owners have restrained from making any changes negatively impacting
sight lines for their neighbors to the south.  One change, while seemingly minor, will set in place a precedent
that will forever change the nature of the street and Lakewood. 

 
This home, 13429 Cliff Drive, is unique in that it fronts on two streets Cliff and Wilbert.  While the

address is Cliff Drive, it also has a major frontage on Wilbert.   The original architect must have understood and
designed as such, respecting both main addresses.  Both fronts impact the integrity of each street.  Attention to
both is necessary to avoid negatively impacting either street.  Two front yards do present a design challenge,
but there are ways to navigate the home owners needs and not negatively impact neighbors on either Cliff or
Wilbert.  The current design extends many feet from the house on the Wilbert front.  Even at grade it will require
extensive landscaping to create privacy and shade further impacting the view corridor for all Wilbert neighbors. 
Patio furniture will further obstruct the view corridor.  The entire street will be looking at the back of the patio. 

 
We hope that the current owner and her design team will take the time necessary to navigate the view

corridor design issues to create improvements that enhance the traditions and future of this vibrant Lakewood
community.  We encourage the City of Lakewood to carefully weigh the community impact, versus the individual
preference, and not to break this long-standing neighborhood imperative.  The neighbors of Wilbert who have
lived here for many years who enjoy the current unobstructed views will be impacted and ask the board to
strongly consider what this new design means for these residents.  Preservation of the unique nature of Wilbert
Road will make Lakewood a stronger community. 

 
We very much appreciate your careful consideration of this important matter.
 
Sincerely,
 
Wendy and Jason Jarchow
 
 



Craig & Jessica Coffey 
1085 Wilbert Road  
Lakewood, Ohio 44107 

  
 

April 6, 2022 
 

Architectural Review Board 
City of Lakewood 
Division of Housing & Building 
12650 Detroit Avenue 
Lakewood, Ohio 44107 

 
RE: 1077 Wilbert Rd. – Proposed Property Modifications 

 
We have had an opportunity to review the proposed property modifications to the above 
property and, as a neighboring property owner for over 15 years at 1085 Wilbert Road, we 
would offer the following comments.   

 
Wilbert is one of only two streets in Lakewood that have an open view of the lake from most 
front yards. The existence of this “lake view” is often cited as a major attribute of the 
neighborhood, by current and prospective residents, visitors to each of our homes, and the 
many walkers who travel through the neighborhood.  The appreciation of this open lake view is 
visually evident by the number of houses on the street that have Adirondack chairs in their front 
yards -- each one directed toward the lake.  Any proposal that may threaten that attribute, like 
elements of this one, should be cautiously reviewed.   

 
In this case, since we are the only home that has sight lines to the lake that could be negatively 
impacted by the addition of a porch, we’d like the following to be considered and entered into 
the record:  
 

 The architectural drawings are misleading.  The proposed porch addition will double the 
depth of the existing “porch,” more accurately described as a stoop.  The existing stoop, 
including steps, is listed at ~8 feet.  The depth of the proposed porch is also listed at 8 
feet, but it conveniently leaves off the addition of the three steps, which would put it a 
total depth at closer to 11 feet, steps included.  

 
 The proposed addition of the porch presents an increased risk of inhibiting our sightlines 

from our front door.  There is no sightline study included in the documentation, which 
we would ask to be conducted and reviewed prior to approval of the porch. 

 
 There are virtually no other protruding front porches on the east side of Wilbert (or on 

the West side, to my recollection) evidence of the long-standing tradition of respecting 
residents’ view to the lake.  Several years ago, we also considered a front porch addition 
and ultimately opted to put a back porch on our house, out of respect to our neighbors 
and this tradition.  



 Stylistically, the porch as designed presents other concerns: The roofline doesn’t seem 
complimentary to the shape of the home.  Roofing material isn’t specified.  Will it match 
the existing? Columns seem undersized and the round shape not in keeping with the 
house’s original design. Railing is spec’d as “wood” painted white? What kind of wood?  

 
For these reasons, we encourage the new owners and their architect to revise their plans in an 
effort to avoid breaking with the long tradition on Wilbert of protecting the lake view for all of 
its residents.  As a resident of Wilbert Rd., we are concerned that if these current plans are 
approved and completed as proposed, it will announce the end of the longtime practice on 
Wilbert of sharing and protecting the lake view, so that it can be enjoyed by the many, now and 
in the future. 
 
 
 
Respectfully,  

 

Craig and Jessica Coffey 
 
 

CC: John Litten, Lakewood City Council, Ward 3 



Architectural Board of Review
April 2023



Architectural Board of Review
Pre-Review Meeting: 6 April, 4pm (East Conf Rm)
Regular Meeting: 13 April, 5:30 pm (Auditorium)

Members
David Maniet (2023 Chair)

Brian Grambort (2023 Vice Chair)
Jeremy Smith

Hanna Cohan Plessner
Chris Egervary

Staff 
Board Secretary: David Baas

Building Commissioner: Chris Parmelee



Architectural Board of Review
April Agenda

1. Roll call
2. Approve minutes – March 2023 meeting
3. Opening Remarks
4. New Business
5. Sign Review
6. Adjourn



Architectural Board of Review
Sign Review – Summary Approvals – April 2023



Docket No. 04-35-23 (14718 Madison)
Sign – Joe’s Kwik Mart

Jason Dawson

Applicant proposes replacement signage in C2 District.
City Notes:
 Storefront of ~60 ft…maximum allowable sign area of ~90 ft2.
 Refacing existing monument sign (~40ft2); new lettering = ~30 ft2 (lettering)

Summary Approval – Condition Accepted
“For new panel on existing monument sign…install internal opaque shielding to 
restrict nighttime illumination to just the lettering portion of the panel…” 



Docket No. 04-37-23 (12611 Madison)
Sign – Oktober’s

Shawn Warren

Applicant proposes replacement signage in C2 District.
City Notes:
 Storefront of ~20 ft…maximum allowable sign area of ~30 ft2.
 Existing window graphics ~10 ft2

 Proposed = 14 ft2 total…7.5 ft2 (lettering) + 7 ft2 (projection sign)

Summary Approval



Docket No. 04-39-23 (15003 Madison)
Sign – The Grooming Loft by Sophie

Steve Foster

Applicant proposes replacement signage in C2 District.
City Notes:
 New business lettering in existing sign band.

Summary Approval



Docket No. 04-40-23 (14005 Madison)
Sign – Sunoco

Major Harrison

Applicant proposes replacement signage in C2 District.
City Notes:
 Rebranding of existing signage.

Summary Approval



Docket No. 04-41-23 (11823 Detroit)
Sign – Despina’s Bakery

Shawn Warren

Applicant proposes replacement signage in C2 District.
City Notes:
 Storefront of ~20 ft…maximum allowable sign area of ~30 ft2.
 Existing lettering = ~6 ft2

 Proposed = 24 ft2 total…18 ft2 (projection sign) + 6 ft2 (window graphic).

Summary Approval – Condition Accepted
“Raise the height/location of the mounting bracket for the projection sign so that 
both mounting points are in the brick portion of the façade…” 



Architectural Board of Review
New Business – April 2023



Docket No. 04-28-23 (13429 Cliff)
Residential Demo/New Construction

Elizabeth Davis

Applicant proposes demolition of existing home/new construction.
City Notes:
 Section 1133.09 applies (not locally-designated HP).
 Illustrate how proposed design represents the “historic or aesthetic features of the residential property being 

replaced and/or the nature and appearance of the surrounding neighborhood” referenced in 1133.09.
 Pending BZA review of two (2) minimum yard requirement variances.



1133.09 DEMOLITION OR REMOVAL OF RESIDENTIAL STRUCTURES.
(b) Requirements Before Demolition or Removal of Principal Structures on Residential Properties. No demolition 

or removal of a principal structure, built in 1945 or earlier…shall be permitted unless and until one (1) of the 
following conditions is satisfied:

(1) The Safety Director of the City authorizes the Commissioner to grant a demolition or removal permit, based 
on causes such as fire or other source of property damage or loss, in order to remedy conditions immediately 
dangerous to life, health or property, or to remedy a nuisance, as jointly determined and recommended by the 
Commissioner, the Fire Chief, and the City Engineer; or (Ord. 24-2016. Passed 5-2-2016.)

(2) The passage of 180 days following application to the Commissioner for a demolition permit or permit to 
move a principal structure, during which time the applicant has further made good faith application to all required 
boards and commissions of the City for approval of a new principal structure at the location of such property; or

(3) The proposed principal structure at the location of such property conforms to the design requirements 
set forth in Chapter 1325 of the Building Code and has been approved by the Architectural Board of Review, 
and by any other required boards and commissions of the City, in order to proceed with the new principal 
structure. In addition, notwithstanding any other requirements, all approvals for such proposed principal structure 
shall be based on the following factors:

A. The proposed principal structure is consistent with the Code, the Vision and the “Standards for 
Rehabilitation” adopted by the U.S. Secretary of the Interior, as stated in Title 36 of the Code of Federal 
Regulations, Part 1208 (Formerly of Part 67); and

B. The proposed principal structure is consistent with any historic or aesthetic features of the 
residential property being replaced and/or the nature and appearance of the surrounding neighborhood.

C. The Secretary of all such required boards and commissions of the City shall immediately notify the 
Commissioner of compliance with the provisions of this section by any applicant that would allow and provide for 
the issuance of a demolition permit or a removal permit by the Commissioner.

Docket No. 04-28-23 (13429 Cliff)
Residential Demolition/New Construction

https://codelibrary.amlegal.com/codes/lakewood/latest/lakewood_oh/0-0-0-76924#JD_1325
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Docket No. 04-28-23 (13429 Cliff)
Residential Demolition/New Construction

Neighborhood Context
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Neighborhood Context
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Neighborhood Context



Docket No. 04-28-23 (13429 Cliff)
Residential Demolition/New Construction

Neighborhood Context



Docket No. 04-29-23 (1324 Giel)
Garage Replacement

Richard Martin

Applicant proposes demolition/replacement of garage.
City Notes:
 N/A.



Docket No. 04-29-23 (1324 Giel)
Garage Replacement
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Docket No. 04-29-23 (1324 Giel)
Garage Replacement



Docket No. 04-30-23 (1077 Wilbert)
Front Porch Addition

Susan Broadwater

Applicant proposes addition of front porch.
City Notes:
 N/A.
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Docket No. 04-30-23 (1077 Wilbert)
Front Porch Addition



Docket No. 04-31-23 (914 Beach)
Residential New Construction

Mark Reinhold

Applicant proposes new construction.
City Notes:
 N/A.



Docket No. 04-31-23 (914 Beach)
Residential New Construction
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Docket No. 04-31-23 (914 Beach)
Residential New Construction



Docket No. 04-32-23 (12903 Lake)
Residential Addition

Michael Tomsik

Applicant proposes addition to existing home.
City Notes:
 N/A.

Withdrawn by Applicant



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School

Gabriel Fey

Applicant proposes expansion/roof top patio to St. James School.
City Notes:
 Due to the local historic designation of this building, alterations require review/determination under Section 

1134.06 (Certificate of Appropriateness).  The proposal is required to be presented/reviewed in relation to 
the Secretary of the Interior (SOI)’s standards for rehabilitation. 



CHAPTER 1134 - Historic Preservation Districts (HPD) and Historic Properties (HP) 
1134.06  PROCEDURES FOR THE REVIEW OF PROPOSED ALTERATIONS, DEMOLITION AND NEW 
CONSTRUCTION AND FOR ISSUANCE OF APPROVAL TO PROCEED WITH WORK (CERTIFICATE OF 
APPROPRIATENESS).

(a)   No person shall make any alteration or demolition with respect to any property designated historic…unless 
a certificate of appropriateness has been previously issued….

(b)   …the Architectural Board of Review…shall determine whether the proposed construction, reconstruction, 
alteration or demolition is appropriate and shall refer to the Secretary of the Interior's Standards for 
Rehabilitation…
(Ord. 15-14.  Passed 3-17-2014.)

Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



“Standards for Rehabilitation” adopted by the U.S. Secretary of the Interior 
The Standards will be applied taking into consideration the economic and technical feasibility of each project.

1. A property will be used as it was historically or be given a new use that requires minimal change to its distinctive materials, 
features, spaces and spatial relationships.

2. The historic character of a property will be retained and preserved.  The removal of distinctive materials or alteration of 
features, spaces and spatial relationships that characterize a property will be avoided.

3. Each property will be recognized as a physical record of its time, place and use.  Changes that create a false sense of historical 
development, such as adding conjectural features or elements from other historic properties, will not be undertaken.

4. Changes to a property that have acquired historic significance in their own right will be retained and preserved.

5. Distinctive materials, features, finishes and construction techniques or examples of craftsmanship that characterize a property 
will be preserved.

6. Deteriorated historic features will be repaired rather than replaced.  Where the severity of deterioration requires replacement 
of a distinctive feature, the new feature will match the old in design, color, texture and, where possible, materials. Replacement 
of missing features will be substantiated by documentary and physical evidence.

7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means possible.  Treatments that cause
damage to historic materials will not be used.

8. Archeological resources will be protected and preserved in place. If such resources must be disturbed, mitigation measures 
will be undertaken.

9. New additions, exterior alterations or related new construction will not destroy historic materials, features and spatial 
relationships that characterize the property. The new work will be differentiated from the old and will be compatible with the 
historic materials, features, size, scale and proportion, and massing to protect the integrity of the property and its 
environment.

10. New additions and adjacent or related new construction will be undertaken in such a manner that, if removed in the future, 
the essential form and integrity of the historic property and its environment would be unimpaired. 

(THE SECRETARY OF THE INTERIOR’S STANDARDS FOR THE TREATMENT OF HISTORIC PROPERTIES WITH GUIDELINES FOR 
PRESERVING, REHABILITATING, RESTORING & RECONSTRUCTING HISTORIC BUILDINGS; 2017)

Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-33-23 (17514 Detroit)
Certificate of Appropriateness – St. James School



Docket No. 04-34-23 (1484 W.117th)
Nelson Court - Parking Lot

Brian Grambort

Applicant proposes construction of new parking lot.
City Notes:
 N/A.



Docket No. 04-34-23 (1484 W.117th)
Nelson Court - Parking Lot
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Architectural Board of Review
Sign Review – April 2023



Docket No. 04-36-23 (14615 Detroit)
Sign – Chase Bank

Jessica Ruff

Applicant proposes replacement signage in C1 District.
City Notes:
 Maximum allowable sign area of ~100 ft2.
 Proposed = ~70 ft2 total (site)



Docket No. 04-36-23 (14615 Detroit)
Sign – Chase Bank
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Docket No. 04-38-23 (11798 Detroit)
Sign – Everybody Cycle

Nathan David

Applicant proposes replacement signage in C2 District.
City Notes:
 Storefront of ~18 ft…maximum allowable sign area of ~27 ft2.
 Proposed = XX ft2

 Need to confirm total area/coverage of proposed window/door graphics.
 Wall sign material is indicated as vinyl with grommets for mounting – this material is only suitable as a 

temporary sign, not appropriate for Board review/approval of permanent signage.  
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