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Johanna Schwarz

From: Robert Klann <rklann@rpmadison.com>
Sent: Wednesday, November 5, 2025 2:17 PM
To: Amanda L. Cramer; Planning Dept
Subject: RE: Docket No 06-51-25

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

Disappointing –  
 
From: Amanda L. Cramer <Amanda.Cramer@lakewoodoh.gov>  
Sent: Wednesday, November 5, 2025 2:12 PM 
To: Robert Klann <rklann@rpmadison.com>; Planning Dept <Planning@lakewoodoh.gov> 
Subject: RE: Docket No 06-51-25 
 
Received. This will not be shared at pre-review as this still counts as public input. We will put it on the record for 
the regular meeting of the Board and share with the Board members.  
 

 

Amanda Cramer, AICP 
City Planner 
 
City of Lakewood, Ohio 
12650 Detroit Ave. 
Lakewood, OH 44107 
 
(216) 529-7679 
amanda.cramer@lakewoodoh.gov 

 
 

From: Robert Klann <rklann@rpmadison.com>  
Sent: Wednesday, November 5, 2025 1:18 PM 
To: Planning Dept <Planning@lakewoodoh.gov> 
Cc: Amanda L. Cramer <Amanda.Cramer@lakewoodoh.gov> 
Subject: RE: Docket No 06-51-25 
 

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

My hope is you share this at planning workshop tomorrow even though your letter states no public input 
is allowed. 
 
From: Planning Dept <Planning@lakewoodoh.gov>  
Sent: Tuesday, November 4, 2025 1:40 PM 
To: Robert Klann <rklann@rpmadison.com> 
Cc: Amanda L. Cramer <Amanda.Cramer@lakewoodoh.gov> 
Subject: RE: Docket No 06-51-25 
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Hello, 
 
Click on the link to open and review the Nov. 13, 2025 ABR agenda.  https://www.lakewoodoh.gov/wp-
content/uploads/2025/11/BBSARBAgenda_111325.pdf 
 
Enjoy your afternoon, 
 
Sincerely, 
 
Johanna 
 

 

 

Johanna Schwarz 
Administrative Assistant II 
 
City of Lakewood, Ohio 
12650 Detroit Ave. 
Lakewood, OH 44107 
 
(216) 529-6631 
johanna.schwarz@lakewoodoh.gov 

 

 

 
 
 
 
 
 

From: Robert Klann <rklann@rpmadison.com>  
Sent: Tuesday, November 4, 2025 7:34 AM 
To: Planning Dept <planning@lakewoodoh.gov> 
Subject: Docket No 06-51-25 
 

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

Received public notice letter stating that drawings for 1070 Rosalie are available – but nothing is on 
website. 
 
Pre-meeting is November 6th  
 
Thank you, 
  
Robert Klann 
1085 Leedale 
Lakewood, Ohio 44107 



Please consider distributing at the November 6 work session. 

I am writing in response to the letter sent to my address regarding 1070 Rosalie Docket No. 

06-51-25. 

I appreciate the work of the architect and feel sympathy for the Owner moving through the 

Lakewood design review process. 

My understanding is the Owner and Architect originally came to the ABR with an addition 

designed with a street front facing garage on June 12, 2025 Docket Number 06-51-25. The 

Board made and approved a motion to DEFER the request. 

Due to this deferral by the ABR the Owner and Architect revised the design to be an 

attached garage in the back of the house. (conjecture that the owner and architect were 

told privately that the addition would not be approved as drawn).  

This resulted in the necessity to achieve two zoning variances (attached garage rear 

setback in violation of zoning code and total lot coverage in violation of zoning code and 

what will be the probable loss of 4 healthy mature trees in the rear lot for new concrete 

pavement. 

My opinion is that the original June 12th design would have been better for the environment 

and for Lakewood as a whole. I live on a street where my two adjacent neighbors have 

street facing garages and never thought it was an issue – rather I am envious when the snow 

falls and they have less to shovel. 

2024 Lakewood Residential Architectural Design Standards do permit street facing 

attached garages but instead the current design violates two zoning codes and adds the 

cost of losing more of Lakewood’s tree canopy. 

I would ask that you revisit the June presentation and weigh cost and benefit as a whole 

now that you can see the result of the ABR Deferral. 

Robert Klann 

1085 Leedale 

Lakewood Ohio 44107 
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Johanna Schwarz

From: Amanda L. Cramer
Sent: Tuesday, November 11, 2025 11:26 AM
To: Johanna Schwarz; Sophia M. Szeles
Subject: FW: City of Lakewood ABR: 13351-55 Madison Ave

Follow Up Flag: Follow up
Flag Status: Flagged

FYI.  
 

 

Amanda Cramer, AICP 
City Planner 
 
City of Lakewood, Ohio 
12650 Detroit Ave. 
Lakewood, OH 44107 
 
(216) 529-7679 
amanda.cramer@lakewoodoh.gov 

 
 

From: E G <egrevey@gmail.com>  
Sent: Monday, November 10, 2025 2:51 PM 
To: Amanda L. Cramer <Amanda.Cramer@lakewoodoh.gov> 
Cc: tomleneghan@yahoo.com 
Subject: Re: City of Lakewood ABR: 13351-55 Madison Ave 
 

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

Hi Amanda, 
 
We have an update. Tom found an opportunity in Lakewood, to rent parking space for his food trucks. He 
is going to move forward with that plan. He is putting a "hold" on making changes to the lot on Madison 
for now. Rather than go to the expense of creating a parking lot, he can keep the trucks in Lakewood at 
less expense. Please remove our project from the agenda for Wednesday. Thank you for your help with all 
this!  
 
Kind regards, 
 
Ellen Grevey 
614.271.5265 
 
 
On Mon, Nov 10, 2025 at 10:42 AM E G <egrevey@gmail.com> wrote: 
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Will do, thanks Amanda!  
 
 
 
Ellen Grevey 
614.271.5265 
 
 
On Fri, Nov 7, 2025 at 11:34 AM Amanda L. Cramer <Amanda.Cramer@lakewoodoh.gov> wrote: 

Hi All, 

Thanks for attending last night. I believe the only thing the Board requested was a little more specifics on the 
proposed screening for the berm and to show where food trucks and such will be parked.  

  

Please send any updates to me by next Wednesday at noon. I will reach out then with meeting logistics. 

  

  

 

Amanda Cramer, AICP 

City Planner 

  

City of Lakewood, Ohio 

12650 Detroit Ave. 

Lakewood, OH 44107 

  

(216) 529-7679 

amanda.cramer@lakewoodoh.gov 

  

  

From: E G <egrevey@gmail.com>  

Sent: Wednesday, November 5, 2025 10:44 AM 
To: Amanda L. Cramer <Amanda.Cramer@lakewoodoh.gov> 
Cc: tomleneghan@yahoo.com; Sophia M. Szeles <Sophia.Szeles@lakewoodoh.gov> 
Subject: Re: City of Lakewood ABR: 13351-55 Madison Ave 
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CAUTION: This email originated from outside your organization. Exercise caution when opening 
attachments or clicking links, especially from unknown senders. 

Hi Amanda, 

  

The existing driveway easement will be used as the drive aisle, and it is 13 ft, 6 in. wide. If we can get 
that added to the drawing in time, I will send an updated drawing. 

  

Thanks!  

  

Ellen Grevey 

614.271.5265 

  

  

On Mon, Nov 3, 2025 at 3:01 PM Amanda L. Cramer <Amanda.Cramer@lakewoodoh.gov> wrote: 

Thank you Ellen. 

  

On the site plan, we need to know what the drive aisle width is.   

  

 

Amanda Cramer, AICP 

City Planner 

  

City of Lakewood, Ohio 

12650 Detroit Ave. 

Lakewood, OH 44107 
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(216) 529-7679 

amanda.cramer@lakewoodoh.gov 

  

  

From: E G <egrevey@gmail.com>  
Sent: Monday, November 3, 2025 2:57 PM 
To: Amanda L. Cramer <Amanda.Cramer@lakewoodoh.gov> 
Cc: tomleneghan@yahoo.com; Sophia M. Szeles <Sophia.Szeles@lakewoodoh.gov> 
Subject: Re: City of Lakewood ABR: 13351-55 Madison Ave 

  

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

Hello Amanda, 

  

Thank you - we will attend the Pre-Review Zoom meeting on Thursday, 11/6. I've attached the documents 
to show the street view, striping and landscaping.I'm not sure if curb cuts are shown. There is an 
existing parking easement that I believe is the driveway. Can you please let me know if more is needed?  

  

Thank you! 

Best,  

  

Ellen Grevey 

614.271.5265 

  

  

On Wed, Oct 29, 2025 at 12:36 PM Amanda L. Cramer <Amanda.Cramer@lakewoodoh.gov> wrote: 

Hi Tom and Ellen, 

Thank you for your application to Lakewood's Architectural Board of Review (ABR) for: 13351-55 Madison 
Ave.    
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We would like to invite you to come to the Pre-Review meeting on Thursday, 11/6. The pre-review meetings 
will now be virtual. See the meeting information below my signature block. The meeting begins at 4:00. 

The pre-review is an optional work-session type meeting that is intended to allow feedback from the Board 
with time to make final revisions to the plan/proposal prior to the public meeting on Thursday, 11/13 if 
necessary. If you are unable to attend Pre-Review, I will still share your application materials with the Board 
and be in contact with you after the meeting with any suggested revisions.  

Please provide the following items by 11/5 at noon via email: 

 Need elevation drawing (street view) of proposed lot 
 Plans need to show striping, driveway aisles, curb cuts, etc. to be able to determine if this 

meets code. 
 See Section 1325.08 to understand what we need to see for a parking lot proposal: 

https://codelibrary.amlegal.com/codes/lakewood/latest/lakewood_oh/0-0-0-
76960#JD_1325.08 

You or another representative of the project must attend the Public Meeting on 11/13 (will be held in City 
Hall Auditorium) for the Board to vote on the item.  Please look for additional details about that meeting as it 
gets closer, and we see how the docket is shaping up – I should be able to give you a better estimate of when 
your item will be heard. 

Please let me know if you plan to attend Pre-Review or if you have any questions between now and then. 

  

 

Amanda Cramer, AICP 

City Planner 

  

City of Lakewood, Ohio 

12650 Detroit Ave. 

Lakewood, OH 44107 

  

(216) 529-7679 

amanda.cramer@lakewoodoh.gov 

  

Amanda Cramer is inviting you to a scheduled Zoom meeting. 
Join Zoom Meeting 
https://us06web.zoom.us/j/87342514021?pwd=cMkOjeyHppJ9kpPs0aw5SPNYmtirth.1 
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Meeting ID: 873 4251 4021 
Passcode: 253909 
 
One tap mobile 
+19292056099,,87342514021# US (New York) 
+13017158592,,87342514021# US (Washington DC) 
 
Join instructions 
https://us06web.zoom.us/meetings/87342514021/invitations?signature=0RKvWLiQguOrECVaoftI4-
LYHfuyyyL6MZuSS6_1BHM 
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Johanna Schwarz

From: Brian Meng <bmeng@bialosky.com>
Sent: Monday, November 10, 2025 2:52 PM
To: Johanna Schwarz; Amanda L. Cramer; David Baas
Cc: Ian Andrews; Jo Higgins; Amy Haney - Committee Chair
Subject: FW: Agenda: BBS/ABR/Sign Review

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

Johanna, Amanda, and Dave, 

On behalf of LakewoodAlive we wanted to provide comments and observations to the projects on the current Lakewood 
BBS/ABR/Sign Review agenda for the 11/11/2025 meeting. 

 Docket 06-51-25: 1070 Rosalie. 
o The addition is a large footprint that is smaller in height than the existing house.  We are curious if the 

use of dormers was investigated to break up the mass of the roof and relate to the existing house more. 
o The existing site has large trees and landscaping. Will any of that be retained for the addition?  
o Will the existing side of the house also receive need siding and roofing to be consistent in finish with the 

proposed addition? 
o Will the window trims match between in the existing and addition? 

 Docket 10-89-25:  17879 Lake. 
o No comment.  The proposed addition blends well with the existing home.  

 Docket 11-94-25: 18100 Sloane. 
o Will there be any modifications made to the building?  
o Are any other modifications to the pole sign beyond refacing the box being sought? 

 Docket 11-95-25:  15701 Detroit.  
o Have signage decals already been installed? 

 Docket 11-96-25:  13320 Madison. 
o Is the proposed sign within the sign area limitations? 

 Docket 11-97-25: 1441 Detroit. 
o The “Maverick” blade sign over the Detroit entry is in the keystone. Can it be raised to avoid potential 

permanent damage to the historic keystone? 
o It appears the remainder of the submission is for signage already installed. 

 Docket 11-98-25: 18240 Detroit. 
o Will the proposed planters cause unintended obstruction for vehicular circulation of the Phelps Avenue 

driveway?  

 Docket 11-99-25: 1375 Lakewood Ave. 
o The proposal seems reasonable; however the submitted drawings are not legible and it is difficult to 

comment on.  For example, are the window awnings being removed. 

 Docket 11-100-25: 17415 Northwood. 
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o How many canopies are being proposed to be installed? 
o Will the new canopies have tie backs?  If so how and where will they interface with the existing 

masonry. 
o How will the canopy drain to avoid water at the doors. 

 Docket 11-101-25: 13405 Harlon Ave. 
o Will the new garage include carriage lights? 
o Confirm the new garage will have gutters and downspouts. 

 Docket 11-102-25: 1321 Bunts. 
o This is a fairly large, unique addition and investment by the homeowner. 
o Due to the size, is this within the allowable lot coverage. 
o Based on the unique disposition of the garage, covered walkway and addition on the corner lot, will it be 

a requirement for the fence to remain (and maintained) indefinitely?  
o What happens if the fence is removed in the future?  
o What is the condition on the north property line.  Is a fence proposed there as well? 

 Docket 11-103-25: 13351-55 Madison. 
o This parking lot will be accessed partially via the adjacent property to the west.  The plan notes an 

easement.  Has this been recorded? 
o Can the paved area be increased slightly (+/-2’) to provide 8 full spaces? 
o Will any lighting be provided to provided illumination of the parking spaces and drive aisle. 
o We appreciate the landscaping berm.  However, review should be given to sightlines to ensure visibility 

is maintained by drivers to the sidewalk and to oncoming Madison traffic.   but is it possible to pull the 
parking toward the north to gain another full space? Lose the partial space on the south end to offset. 

 Docket 11-104-25: 1284 Cove. 
o Elevations or photos would be helpful. 
o Although we acknowledge that painting of existing brick may be necessary at times due to maintenance 

reasons, we question it when done only for aesthetics. 
o The existing building has may brick details and characteristics that would become very subtle or lost 

altogether if painted. 
o We suggest the ARB review this in detail. 

We truly appreciate the opportunity to share our thoughts with you on this application.  If you have any questions on 
our comments, please let us know and we would be happy to discuss further.  
 
Thank you, 
 
 

BRIAN MENG RA, LEED AP 
Principal | Architect 

BIALOSKY Always By Design. 

P 216-767-2023 

 

From: Ian Andrews <iandrews@lakewoodalive.org>  
Sent: Tuesday, November 4, 2025 2:53 PM 
To: Brian Meng <bmeng@bialosky.com> 
Subject: Fw: Agenda: BBS/ABR/Sign Review 
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Ian Andrews 
Executive Director 
LakewoodAlive 
12815 Detroit Avenue 
Lakewood, OH 44107 
216-521-0655 

lakewoodalive.org 

 

 

Support Us: 

Our mission is to foster and sustain vibrant and welcoming neighborhoods; your support empowers us to achieve our 
goals. Donate Now!  

  

Did you know that you can leave your own Lakewood legacy that will have a lasting impact? Support LakewoodAlive 
for years to come by making a planned gift!  

 

Upcoming Events: 
11/11 – Western Reserve Distillers Dine to Donate 

11/19 – Aladdin’s Dine to Donate 

12/6 – 19th Annual Light Up Lakewood 

 

      

From: Johanna Schwarz <Johanna.Schwarz@lakewoodoh.gov> 
Sent: Tuesday, November 4, 2025 1:41 PM 
To: Johanna Schwarz <Johanna.Schwarz@lakewoodoh.gov> 
Subject: Agenda: BBS/ABR/Sign Review  
  
  
https://www.lakewoodoh.gov/wp-content/uploads/2025/11/BBSARBAgenda_111325.pdf 
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Good afternoon, 
  
Please click on the link to view the agenda for the November 13, 2025 BBS/ABR/Sign Review meeting that begins at 5:30 
p.m. in the Auditorium.  The pre-review meeting is scheduled for Thursday, November 6, 2025 at 4:00 p.m.; login to the 
ZOOM LINK as noted on the agenda. 
  
Thank you and have a good day. 
  
Sincerely, 
  
Johanna 

  

 

Johanna Schwarz 
Administrative Assistant II 
  
City of Lakewood, Ohio 
12650 Detroit Ave. 
Lakewood, OH 44107 
  
(216) 529-6631 
johanna.schwarz@lakewoodoh.gov 

 

  

  
  
  
  
  
  



Architectural Board of Review
November 2025



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

Members
Hanna Cohan Plessner (2025 Chair)

Jeremy Smith (2025 Vice-Chair)
Chris Egervary

Nick Slaughterbeck
Matt Stevenson

Staff
Board Secretary: Amanda Cramer, Sophia Szeles

Assistant Building Commissioner: William Wagner



Architectural Board of Review
November Agenda

1. Roll call

2. Approve minutes – October 2025 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.



Docket No. 11-94-25 (18100 Sloane)
Face Replacements – Teroso Gas Station

Garry Potts

Applicant proposes refacing existing signage.
City Notes:
 Existing signage to be removed
 Applicant proposes 2 wall signs (24 sq ft and 5 sq ft), dispenser signs, 1 pole sign replacement (39 sq ft)
 Max allowed square footage: 100 sq ft
 Total proposed square footage: 68 + dispensers

Summary approval with the following conditions:
• Pole sign and columns under the canopy should be repainted.
• Any window signage must be approved by the Board before 

installation.
• Any alterations to the existing building will need to be reviewed by 

the Board.



Docket No. 11-94-25 (18100 Sloane)



Docket No. 11-94-25 (18100 Sloane)



Docket No. 11-94-25 (18100 Sloane)



Docket No. 11-94-25 (18100 Sloane)



Docket No. 11-94-25 (18100 Sloane)



Docket No. 11-94-25 (18100 Sloane)



Docket No. 11-94-25 (18100 Sloane)



Docket No. 11-94-25 (18100 Sloane)



Docket No. 11-94-25 (18100 Sloane)



Docket No. 11-94-25 (18100 Sloane)



Docket No. 11-94-25 (18100 Sloane)



Docket No. 11-95-25 (15701 Detroit)
New Signage – Decent Shape Strength + Wellness Studio

Brandon Hall

Applicant proposes new signage.
City Notes:
 Applicant proposes awning sign (9.5 sq ft), window signs (6 sq ft total)
 Max allowed square footage: 66.56 sq ft total, unsure of window measurements for 15% rule
 Total proposed square footage: 15.5 sq ft

Summary approval without conditions



Docket No. 11-95-25 (15701 Detroit)



Docket No. 11-95-25 (15701 Detroit)



Docket No. 11-95-25 (15701 Detroit)



Docket No. 11-95-25 (15701 Detroit)



Docket No. 11-95-25 (15701 Detroit)



Docket No. 11-95-25 (15701 Detroit)



Docket No. 11-95-25 (15701 Detroit)



Docket No. 11-95-25 (15701 Detroit)



Docket No. 11-95-25 (15701 Detroit)



Docket No. 11-96-25 (13320 Madison)
New Signage – Vital Bean

Cory Kaschel

Applicant proposes new signage.
City Notes:
 Applicant proposes vinyl window sign 12.25 sq ft and 1.77 sq ft
 Max allowed square footage: 25 sq ft,     sq ft for window
 Total proposed square footage: 14.02 sq ft; within window coverage

Summary approval without conditions



Docket No. 11-96-25 (13320 Madison)



Docket No. 11-96-25 (13320 Madison)



Docket No. 11-104-25 (1284 Cove)
Apartments – Painted Brick

Jasmine Scruggs

Applicant has painted brick buildings.
City Notes:
 Painting brick is not allowed per City code
 No signage included in proposal-need separate application



Docket No. 11-104-25 (1284 Cove)



Docket No. 11-104-25 (1284 Cove)



Docket No. 11-104-25 (1284 Cove)



Docket No. 11-104-25 (1284 Cove)



Docket No. 11-104-25 (1284 Cove)



Docket No. 11-104-25 (1284 Cove)



Architectural Board of Review
Old Business – November 2025



Docket No. 06-51-25 (1070 Rosalie)
Residence – Addition

Applicant proposes residential addition.
City Notes:
 Siding color will be Laguna Blue (or Midnight Blue) for all lap siding. Will consider adding Riviera Dust if the 

board members accept vertical Board & Batten for the front porch. 



Docket No. 06-51-25 (1070 Rosalie)



Docket No. 06-51-25 (1070 Rosalie)

Revised



Docket No. 06-51-25 (1070 Rosalie)



Docket No. 06-51-25 (1070 Rosalie)



Docket No. 06-51-25 (1070 Rosalie)



Docket No. 06-51-25 (1070 Rosalie)



Docket No. 06-51-25 (1070 Rosalie)



Docket No. 06-51-25 (1070 Rosalie)



Docket No. 06-51-25 (1070 Rosalie)



Docket No. 06-51-25 (1070 Rosalie)



Docket No. 06-51-25 (1070 Rosalie)



Docket No. 06-51-25 (1070 Rosalie)



Docket No. 06-51-25 (1070 Rosalie)



Docket No. 06-51-25 (1070 Rosalie)



Docket No. 06-51-25 (1070 Rosalie)



Docket No. 06-51-25 (1070 Rosalie)



Docket No. 06-51-25 (1070 Rosalie)

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. 

• Staff Notes
• Surrounding conditions are not shown on elevations/renderings.
• Landscaping plan needs additional detail of intended materials. 

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. 06-51-25 (1070 Rosalie)

Overall form, Massing and Scale
• New residential buildings, additions, and alterations must be compatible in predominant 

form, mass, lot coverage, general character and in proportion and scale to other 
surrounding structures in the immediate area; however, some differentiation from 
adjacent homes is allowable.

• For larger massed residential buildings, techniques such as stepping back upper stories, 
offsetting secondary masses, dividing facades into smaller components, or varying 
materials must be considered to reduce the perceived mass of the structure.

• For visual variety, building massing for residential buildings should be varied by 
employing techniques such as but not limited to: bay windows, dormers, and varying 
planes or roof lines. 

• The combination of lots to create larger homes is discouraged unless the resulting 
residential building can meet these Design Standards and any other applicable 
regulation. 

• Any addition or alteration must be complementary to the principal structure.

• Staff Notes
• Consider utilizing a bay window for the middle piece of the addition to add relief 

and break up the longer façade.  



Docket No. 06-51-25 (1070 Rosalie)

Garages and Accessory Structures
• Garages and accessory structures must be secondary structures on the lot and shall 

not overshadow the primary building or residence. They must be complementary 
to the primary structure. 

• Garage doors must be designed in a way that is compatible with the chosen 
architectural style of the rest of the home and surrounding properties. 



Docket No. 10-89-25 (17879 Lake)
Residence – Garage and Mud Room Addition

Mark Reinhold

Applicant proposes garage and mud room addition.
City Notes:
 BZA Variances approved:

 Side yard setback of 5’5” instead of required 10’
 The garage on a corner lot may not be placed any closer to the street than the primary house on the 

abutting parcel, which in this instance is  52 feet 3 inches from the public right of way. Variance 
approved to place the front of the garage 35 feet 6 inches from the public-right-of way.



Docket No. 10-89-25 (17879 Lake)



Docket No. 10-89-25(17879 Lake)



Docket No. 10-89-25 (17879 Lake)



Docket No. 10-89-25 (17879 Lake)

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 that is situated in a determined HPD or has been 
determined an HP unless a certificate of appropriateness has been previously issued with respect to such property. With respect to any such alteration or 
demolition, the owner of the property to be altered or demolished shall first apply for and secure a certificate of appropriateness from the Architectural Board of 
Review. In addition, any improvements or changes undertaken within public rights-of-way within an HPD also require a certificate of appropriateness from the 
Architectural Board of Review.

(b) Unless the Commission has previously approved unique historic guidelines, the Architectural Board of Review when considering an application for a 
certificate of appropriateness 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, as amended from time to time, and which on the date of the adoption of this chapter are as follows:

(1) A property shall be used for its historic purpose or placed in a new use that requires minimal change to the defining characteristics of the building and 
its site and environment.

(2) The historic character of a property shall be retained and preserved. The removal of historic materials or alteration of features and spaces that 
characterize a property shall be avoided.

(3) Each property shall 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 architectural elements from other buildings, shall not be undertaken.

(4) Most properties change over time; those changes that have acquired historic significance in their own right shall be retained and preserved.

(5) Distinctive features, finishes, and construction techniques or examples of craftsmanship that characterize an HP shall be preserved.

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

(7) Chemical or physical treatments, such as sandblasting, that cause damage to the historic materials and structures, if appropriate, shall be undertaken 
using the gentlest means possible.

(8) Significant archeological resources affected by a project shall be protected and preserved. If such resources must be disturbed, mitigation measures 
shall be undertaken.

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

(10) New additions and adjacent or related new construction shall be undertaken in such a manner that if removed in the future, the essential form and 
environment would be unimpaired.
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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. 
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Overall form, Massing and Scale
• New residential buildings, additions, and alterations must be compatible in predominant 

form, mass, lot coverage, general character and in proportion and scale to other 
surrounding structures in the immediate area; however, some differentiation from 
adjacent homes is allowable.

• For larger massed residential buildings, techniques such as stepping back upper stories, 
offsetting secondary masses, dividing facades into smaller components, or varying 
materials must be considered to reduce the perceived mass of the structure.  

• For visual variety, building massing for residential buildings should be varied by 
employing techniques such as but not limited to: bay windows, dormers, and varying 
planes or roof lines. 

• The combination of lots to create larger homes is discouraged unless the resulting 
residential building can meet these Design Standards and any other applicable 
regulation. 

• Any addition or alteration must be complementary to the principal structure.
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Garages and Accessory Structures
• Garages and accessory structures must be secondary structures on the lot and shall 

not overshadow the primary building or residence. They must be complementary 
to the primary structure. 

• Garage doors must be designed in a way that is compatible with the chosen 
architectural style of the rest of the home and surrounding properties. 
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Docket No. 11-97-25 (14414 Detroit)
New Signage – The Marlowe Exchange Building

David Maniet

Applicant proposes new comprehensive sign package.
City Notes:
 Applicant proposes a comprehensive sign package
 Max allowed square footage: N/A
 Total proposed square footage: Already installed 102 sq ft, proposed additional 36.5 in blade signs on Detroit 

frontage
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Relevant Code: Chapter 1329

(q) Comprehensive Sign Plan. As part of a comprehensive rehabilitation or 
redevelopment of a commercially zoned site or building, the Board of Building 
Standards may approve special sign standards for a property as follows:

(1) The proposed sign program applies to all current and future building 
tenants and standardizes the location, size and type of all wall, door and 
window signs.

(2) The proposed sign program requires high quality materials, innovative 
design and uses little or no internally illuminated signage.

(3) The Board may increase the amount of signage permitted for the 
property, provided the condition of subsections (q)(1) and (2) hereof are met, 
and permit more than the standard square footage allowed per sign without 
requiring variances for each sign.

(4) The proposed sign program approvals assign the sign criteria for the 
property. All tenants must conform to those requirements at all times.



Architectural Board of Review
November 2025



Docket No. 11-98-25 (18240 Detroit)
Chelsea Apartments – Dumpster Enclosure

Adrien Elliott

Applicant proposes dumpster screening.
City Notes:
• Applicant revision meets code.
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Revised
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Relevant Code Information: 1783.07 LOCATION OF RECEPTACLES.

(a) No person shall place or maintain any receptacle for garbage, ashes or 
rubbish so that it will be or constitute a nuisance.

(b) Receptacles for garbage, ashes or rubbish maintained for public collection 
shall be so placed as to be readily accessible for collection.

(c) In an ML, MH, C1, C2, C3 aud I zoning district, no person shall store refuse 
or garbage lawfully retained on the premises pending disposition thereof unless 
same is stored out of view of the public right of way, within a permanent building or 
structure or is shielded in a manner approved by the Architectural Board of 
Review.

(d) The Mayor or Director of Public Safety and the Building Commissioner are 
hereby charged with the enforcement of subsection (c) hereof.



Docket No. 11-99-25 (1375 Lakewood)
Residence – Hip Roof Addition

Robert Potocar

Applicant proposes addition of hip roof to residence.
City Notes:
• Shingle will be an Atlas Pristine shingle in the color Black Shadow 
• Ice guard will be provided 6 feet up on all eave edges
• Atlas synthetic underlayment 
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Relevant Residential Design Standards: Roof Design

• A roof’s form, style, and material must be compatible with the chosen architectural 
style. For existing structures, the roof’s form, style and material shall be 
harmonious and consistent with the neighborhood context. 

• Roofline variations may be used to demarcate primary building entrances, to break 
up larger massed front facades, and provide visual variety to the front façade of the 
home. 

• When appropriate to the roof design and surrounding context, overhangs must be 
present. 
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Docket No. 11-100-25 (17415 Northwood)
St. James Corporate Building – Awnings

Sean Nugent 

Applicant proposes changes to building façade with addition of awnings.
City Notes:
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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 that is situated in a determined HPD or has been determined an HP 
unless a certificate of appropriateness has been previously issued with respect to such property. With respect to any such alteration or demolition, the owner of the property 
to be altered or demolished shall first apply for and secure a certificate of appropriateness from the Architectural Board of Review. In addition, any improvements or changes 
undertaken within public rights-of-way within an HPD also require a certificate of appropriateness from the Architectural Board of Review.

(b) Unless the Commission has previously approved unique historic guidelines, the Architectural Board of Review when considering an application for a certificate of 
appropriateness 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, as amended from time to time, and which on the date of the adoption of this chapter are as follows:

(1) A property shall be used for its historic purpose or placed in a new use that requires minimal change to the defining characteristics of the building and its site and 
environment.

(2) The historic character of a property shall be retained and preserved. The removal of historic materials or alteration of features and spaces that characterize a 
property shall be avoided.

(3) Each property shall 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 architectural elements from other buildings, shall not be undertaken.

(4) Most properties change over time; those changes that have acquired historic significance in their own right shall be retained and preserved.

(5) Distinctive features, finishes, and construction techniques or examples of craftsmanship that characterize an HP shall be preserved.

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

(7) Chemical or physical treatments, such as sandblasting, that cause damage to the historic materials and structures, if appropriate, shall be undertaken using the 
gentlest means possible.

(8) Significant archeological resources affected by a project shall be protected and preserved. If such resources must be disturbed, mitigation measures shall be 
undertaken.

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

(10) New additions and adjacent or related new construction shall be undertaken in such a manner that if removed in the future, the essential form and environment 
would be unimpaired.

(c) In the case of archeological properties, the Architectural Board of Review shall refer to the Advisory Council on Historic Preservation's Treatment of Archeological 
Properties: A Handbook or successor publication(s).



Docket No. 11-101-25 (13406 Harlon)
Residence – Garage Demo and Construction

Duane Shreiner

Applicant proposes demo of existing garage and construction of new garage.
City Notes:



Docket No. 11-101-25 (13406 Harlon)



Docket No. 11-101-25 (13406 Harlon)



Docket No. 11-101-25 (13406 Harlon)



Docket No. 11-101-25 (13406 Harlon)



Docket No. 11-101-25 (13406 Harlon)



Docket No. 11-101-25 (13406 Harlon)



Docket No. 11-101-25 (13406 Harlon)



Docket No. 11-101-25 (13406 Harlon)



Docket No. 11-101-25 (13406 Harlon)

Relevant Residential Design Standards: Garages and Accessory Structures

• Garages and accessory structures must be secondary structures on the lot and shall 
not overshadow the primary building or residence. They must be complementary to 
the primary structure. 

• Detached or side or rear-oriented attached garages are preferred. 
• Garage doors must be designed in a way that is compatible with the chosen 

architectural style of the rest of the home and surrounding properties. 
• Finish materials and colors must match or complement principal structure. 
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Docket No. 11-102-25 (1321 Bunts)
Residence – Rear Addition, Covered Patio, and New Garage

Brian Limkemann

Applicant proposes rear addition, covered patio, and new garage.
City Notes:
• Will need BZA approval for lot coverage and setbacks.
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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. 
• Building placement and orientation is integral to the site design and the overall 

interaction with surrounding properties. 
• Buildings must be oriented with the primary façade and entry facing parallel to 

the principal street frontage, unless an alternative orientation is consistent with 
the majority of homes along the same block face.

• For buildings located on corner lots, the secondary street frontage must be 
addressed with a compatible appearance of the principal street frontage but of 
less prominence.

• 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. 

• Staff Notes
• Site plan not showing sidewalk/roadways.
• Merl facing façade needs to be compatible to the Bunts façade. 
• Landscaping not detailed. 
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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. 

• Staff Notes
• This addition is a significant scale for the immediate neighborhood. Precedent.
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Overall form, Massing and Scale
• New residential buildings, additions, and alterations must be compatible in predominant form, 

mass, lot coverage, general character and in proportion and scale to other surrounding structures in 
the immediate area; however, some differentiation from adjacent homes is allowable.

• For larger massed residential buildings, techniques such as stepping back upper stories, offsetting 
secondary masses, dividing facades into smaller components, or varying materials must be 
considered to reduce the perceived mass of the structure.

• For visual variety, building massing for residential buildings should be varied by employing 
techniques such as but not limited to: bay windows, dormers, and varying planes or roof lines. 

• Any addition or alteration must be complementary to the principal structure.

• Staff Notes
• This addition is a significant scale for the immediate neighborhood in lot coverage, mass and 

general character. 

Styles and Facades
• For new construction, alterations, and additions on a corner lot or where frontage is on multiple 

streets, façade details should extend to all frontage streets.

• Staff Notes
• Merl facing side detail and character vs. Bunts facing façade. 
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Garages and Accessory Structures
• Garages and accessory structures must be secondary structures on the lot and shall 

not overshadow the primary building or residence. They must be complementary 
to the primary structure. 

• Garage doors must be designed in a way that is compatible with the chosen 
architectural style of the rest of the home and surrounding properties. 

Roof Design
• A roof’s form, style, and material must be compatible with the chosen architectural 

style. For existing structures, the roof’s form, style and material shall be 
harmonious and consistent with the neighborhood context. 

• Roofline variations may be used to demarcate primary building entrances, to break 
up larger massed front facades, and provide visual variety to the front façade of the 
home.

• When appropriate to the roof design and surrounding context, overhangs must be 
present. 

• Staff Notes
• Roof line is very long without any breaks. Consider interventions. 



Docket No. 11-103-25 (13341-55 Madison)
Vacant Lot – Parking Lot

Thomas Leneghan

Applicant proposes a parking lot.
City Notes:
• Existing driveway to remain

Withdrawn by applicant
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Architectural Board of Review
November 2025


	APPROVEDminutesBBS11-13-25 (1).pdf
	ADP9407.tmp
	Slide Number 1
	Slide Number 2
	Slide Number 3
	Slide Number 4
	Slide Number 5
	Slide Number 6
	Slide Number 8
	Slide Number 11
	Slide Number 15
	Slide Number 21
	Slide Number 23
	Slide Number 24
	Slide Number 25
	Slide Number 26
	Slide Number 27
	Slide Number 28
	Slide Number 29
	Slide Number 30
	Slide Number 31
	Slide Number 32
	Slide Number 34
	Slide Number 35
	Slide Number 36
	Slide Number 37
	Slide Number 38
	Slide Number 39
	Slide Number 40
	Slide Number 41
	Slide Number 42
	Slide Number 43
	Slide Number 44
	Slide Number 45
	Slide Number 46
	Slide Number 47
	Slide Number 48
	Slide Number 49
	Slide Number 50
	Slide Number 51
	Slide Number 52
	Slide Number 53
	Slide Number 54
	Slide Number 55
	Slide Number 56
	Slide Number 57
	Slide Number 58
	Slide Number 59
	Slide Number 60
	Slide Number 61
	Slide Number 63
	Slide Number 64
	Slide Number 65
	Slide Number 66
	Slide Number 67
	Slide Number 68
	Slide Number 69
	Slide Number 70
	Slide Number 71
	Slide Number 72
	Slide Number 73
	Slide Number 74
	Slide Number 75
	Slide Number 76
	Slide Number 77
	Slide Number 78
	Slide Number 79
	Slide Number 80
	Slide Number 81
	Slide Number 82
	Slide Number 83
	Slide Number 84
	Slide Number 85
	Slide Number 86
	Slide Number 87
	Slide Number 88
	Slide Number 89
	Slide Number 90
	Slide Number 92
	Slide Number 93
	Slide Number 94
	Slide Number 95
	Slide Number 96
	Slide Number 97
	Slide Number 98
	Slide Number 99
	Slide Number 100
	Slide Number 101
	Slide Number 102
	Slide Number 103
	Slide Number 104





