








City of Lakewood

Board of Zoning Appeals
Board pre-review in the East Conference room between 6:00-6:30 p.m.
Regular Meeting begins in the Auditorium at 6:30 p.m. 

Department of Planning and Development
Board of Zoning Appeals -Staff
• Michelle Nochta, Board Secretary
• Sophia Szeles, Board Secretary
• Andrew Fleck, Legal Counsel
• Justin Maskaluk, Building Dept.

Board of Zoning Appeals Members
• Jeffrey Pigott, Vice Chair
• Jillian Bolino, member
• Matt Markling, member
• Anthony Santiago, member
• Angela Hare, member



Board of Zoning Appeals 1173.04 
Variances

Factors to be considered and weighed when determining whether an applicant will experience practical difficulty: 

1. Whether there exist site conditions (narrowness, shallowness, or topography) unique to property in question that are 
not applicable generally to other lands or structures in same zoning district;

2. Whether property in question is located near a non-conforming or non-harmonious use, structure, or site conditions, 
or whether property in question abuts a less restrictive zoning district;

3. Whether property in question will yield a reasonable return or whether there can be any beneficial use of property 
without the variance(s);

4. Whether variance(s) is substantial;

5. Whether essential character of neighborhood would be substantially altered or whether adjoining properties would 
suffer a substantial detriment as a result of the variance(s);

6. Whether variance(s) would adversely affect delivery of governmental services (e.g., water, sewer, refuse removal);

7. Whether property owner purchased property with knowledge of zoning restriction;

8. Whether property owner’s predicament feasibly can be obviated through some method other than a variance(s); and

9. Whether spirit/intent of Code would be observed, and substantial justice done by granting the variance(s).

(Ord. 91-95. Passed 10-7-1996.)



Board of Zoning Appeals  

Thursday, June 18, 2026

Agenda
1. Roll Call
2. Approve meeting minutes May 21,2026
Opening Remarks  
New Business
1. 17456 Lake Avenue – applicant Paul Irwin, property owner
2. 1101 Maple Cliff Drive – applicant Charles McGettrick, architect, 

for property owner
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Docket No. 06-09-26 
17456 Lake Ave.
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APPLICANT PROVIDED STATEMENT OF FACTS

 • The existing wood framed, one story, 2-car garage was built in 1918. Its structure is failing and 
beyond repair. It is time to replace it with a new garage.

• The existing garage is in the rear yard of a Lake Avenue property, but the rear yard abuts 
Edgewater Drive. This is unusual. The property is thus subject to a 50’ Building Limit on Lake Ave 
and a 40’ Building Limit on Edgewater.

• 78 years after the garage was built, it became non-conforming when the Building Limit Lines were 
adopted in 1996.

• The NW corner of the existing garage is 12’ from the rear property line on Edgewater and its NE 
corner is 21’ from the rear property line. Its side yard setback is 3’ to the western property line.

• For sound reasons, which include maintaining the historical character and appearance of the 
neighborhood, the best place to site a new garage is to place it in the same location as the existing 
garage.

• The existing garage has a 20’ x 20’ footprint. The two overhead doors are 7’ wide x 6’-8” high 
making it too small to safely park a vehicle in it, and a pickup truck or larger SUV will not fit at all. 
We propose to increase the garage footprint to 20’ x 24’.

• The Edgewater Drive Building Limit line affects 2,960 SF of the rear yard. The footprint of the 
existing garage occupies 13.5% of the restricted area and the new garage, as proposed, would 
occupy 16.2% of the restricted area, for an increase of 2.7% which is 80 SF.

• The abutting neighbors support the project as proposed.





Nine Elements of Practical Difficulty
1173.04 Variances (page 1 of 2)

Nine Elements of Practical Difficulty.

Applicant’s responses to questions below. 

(1)(Q)Whether there exist site conditions, such as narrowness, shallowness, or topography, unique to 
the property in question that are not applicable generally to other lands or structures in the same 
zoning district 

• (1)(A) Yes. See Statement of Facts, page 1, and Site Plan, page 2.

• (2)(Q) Whether the property in question is located near a non-conforming or non-
harmonious use, structure, or site conditions, or whether the property in question abuts a 
less restrictive zoning district;

• (2)(A). Yes. Homes in the immediate area at 17788, 17743, 17715, and 17445 Edgewater all have portions of 
the primary structures encroaching beyond the 40’ Building Limit line, and the rear yard fence at 17450 Lake Ave 
is non-conforming.

• (3)(Q) Whether the property in question will yield a reasonable return or whether there can 
be any beneficial use of the property without the variance(s);

• (3)(A) No. An area variance is required in order to repair or replace the collapsing garage. Replacement in situ, 
not repairs, is the most economically sensible option. Placement of a new garage in the front yard on Lake 
Avenue, for example, would result in diminished utility and reduced property valuation. Removing the existing 
garage without replacement would result in significant property devaluation.

• (4) (Q)Whether the variance(s) is substantial;

(4)(A) No. The variance is not substantial.



Nine Elements of Practical Difficulty

1173.04 Variances: Nine Elements of Practical Difficulty. Owner’s responses to questions 
below(2 of 2)

(5)(Q)Whether the essential character of the neighborhood would be substantially altered or 
whether adjoining properties would suffer a substantial detriment as a result of the variance(s);

(5)(A) Ñn

(6)(Q)Whether the variance(s) would adversely affect the delivery of governmental services 
(e.g., water, sewer, refuse removal); 

(6)(A) Ñn

(7)(Q)Whether the property owner purchased the property with knowledge of the zoning 
restriction;

(7)(A) Ñn▼Ťhe owner had no knowledge of any building restrictions in the rear yard. 

(8)(Q) Whether the property owner's predicament feasibly can be obviated through some 
method other than a variance(s); and

(8) (A) Ñn

(9)(Q) Whether the spirit and intent of the Code would be observed and substantial justice 
done by granting the variance(s).

(9)(A) Ŷȼɹ 



ADMINISTRATIVE COMMENTS

 
• Applicant proposes replacing existing garage with new, larger garage in 

same location, 12’ from property line where the Building Limit line is 40.’ 

• Other homes in the immediate area have 17788, 17743, 17715, and 17445 
Edgewater all have portions of the primary structures encroaching beyond the 40’ 
Building Limit line, and the rear yard fence at 17450 Lake Ave is non-conforming.

• Applicant obtained signatures in support of requested variance from 
owners of 4 out of 5 abutting properties. The remaining property owner was 
not able to be reached by the applicant.

• The garage is compliant for height.

• Application was approved at ABR.



PUBLIC COMMENT

 Received via Phone-

 Received via e-mail – signatures from 4/5 abutting property owners 
in support of requested variance

Meeting attendee(s)
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1101 Maple Cliff Dr.
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Nine Elements of Practical Difficulty
1173.04 Variances (page 1 of 2)

Nine Elements of Practical Difficulty.

Applicant’s responses to questions below. 

• (1)(Q)Whether there exist site conditions, such as narrowness, shallowness, or topography, unique to the property in question that 
are not applicable generally to other lands or structures in the same zoning district 

• (1)(A) Ťеȼ▼їnɼ▼ǵɹ▼ɹеắїїny º▼y еǵе▼ѳȼắɼȼɹ▼ắ▼ȼȼɹ ɹǵɼў▼ɼn▼ḹ nẋȼ▼ɼеȼ▼ḗắѳắḗȼ▼ɼn▼ɼеȼ▼ɹnßɼе▼ắїnḗ▼ɼеȼ▼ȼắɹ ɼ▼οѳnοȼѳɼў▼
їǵȼ▼ɼn▼ắїїny ▼ắȼɹ ɹ▼ɼn▼ɼеȼ▼ḗắѳắḗȼ▼nnѳ▼énѳ▼nɼе▼ẋȼеǵїȼɹ▼y ǵɼеnßɼ▼οȼѳénѳḹ ǵḗ▼ắ▼ǵééǵßїɼ▼ḹ ắȼßẋȼѳ

• (2)(Q) Whether the property in question is located near a non-conforming or non-harmonious use, structure, or site 
conditions, or whether the property in question abuts a less restrictive zoning district;

• (2)(A). Ṕїȼắɹȼ▼ѳȼéȼѳ▼ɼn▼ɼеȼ▼ắɹy ȼѳ▼ɼn▼ὄßȼɹ ɼǵn▼

• (3)(Q) Whether the property in question will yield a reasonable return or whether there can be any beneficial use of the 
property without the variance(s);

• (3)(A) Ťеȼ▼οѳníȼɼ▼nɹǵɹ ɼ▼né▼ɼеȼ▼ȼḹ nїǵɼǵn▼né▼ắ▼ȼỳǵɹ ɼǵḗ▼ɼy n▼ắѳ▼ḗắѳắḗȼ▼ắ▼ɼеȼ▼ɹßɹȼὄßȼɼ▼nɹ ɼѳßɼǵn▼né▼ắ▼
ɼy n▼ắ▼еắїé▼ắѳ▼ḗắѳắḗȼ▼Ťеȼ▼éắḹ ǵїў▼еắɹ▼ḗѳny ▼ɹǵȼ▼ɼеȼ▼οßѳеắɹȼ▼né▼ɼеȼ▼οѳnοȼѳɼў▼Ťеȼǵѳ▼ɼy n▼еǵїѳȼ▼еắẋȼ▼
ǵўїȼɹ º▼ɹοnѳɼɹ▼ȼὄßǵοḹ ȼɼº▼ȼɼ▼Aǵɼǵnắїїў▼ɼеȼ▼οắѳȼɼɹ▼еắẋȼ▼ɼy n▼ắѳɹ ▼Ťеǵɹ▼y nßї▼ȼéǵǵɼȼїў▼ὄßắїǵéў▼ắɹ▼ắ▼
ѳȼắɹnắїȼ▼ắǵɼǵn▼ɼn▼ɼеȼ▼οѳnοȼѳɼў



Nine Elements of Practical Difficulty

1173.04 Variances: Nine Elements of Practical Difficulty. Owner’s responses to questions 
below(2 of 2)

• (4) (Q)Whether the variance(s) is substantial;

• (4)(A) Ŷnß▼ắ▼ɹȼȼ▼ǵ▼ɼеȼ▼ǵїßȼ▼ắȼѳǵắї▼nẋȼѳẋǵȼy º▼ɼеȼ▼ȼǵḗеnѳеnn▼ǵɹ▼nḹ οѳǵɹȼ▼né▼ßḹ ȼѳnßɹ▼ѳȼɹǵȼȼɹ▼ɼеắɼ▼
nɼắǵ▼ắǵɼǵnɹ▼né▼nɹȼὄßȼȼ▼Ťеȼ▼οѳnοnɹȼ▼ḗắѳắḗȼ▼ǵɹ▼ɹὄéɼ▼nẋȼѳ▼ɼеȼ▼οȼѳḹ ǵɼɼȼ▼ ɹὄéɼ▼Hny ȼẋȼѳº▼ɼеȼ▼
nẋȼѳắїї▼їnɼ▼nẋȼѳắḗȼ▼ǵɹ▼º▼nѳ▼⟶º▼,ǵїßǵḗ▼οѳnοnɹȼ▼ḗắѳắḗȼ.

• (5)(Q)Whether the essential character of the neighborhood would be substantially altered or whether adjoining properties 
would suffer a substantial detriment as a result of the variance(s);

• (5)(A) Ťеȼ▼οѳnοnɹȼ▼ɹɼѳßɼßѳȼ▼ǵɹ▼ȼɹǵḗȼ▼ɼn▼ѳȼéїȼɼ▼ɼеȼ▼ắȼɹ ɼеȼɼǵ▼né▼ɼеȼ▼їắɹ ɹǵ▼ắѳѳǵắḗȼ▼еnßɹȼ▼y еǵе▼ǵ▼ȋ ȼȼοǵḗ▼
y ǵɼе▼ɼеȼ▼ȼɹǵḗ▼né▼ɼеȼ▼ȼǵḗеnѳǵḗ▼ɹɼѳßɼßѳȼɹ

• (6)(Q)Whether the variance(s) would adversely affect the delivery of governmental services (e.g., water, sewer, refuse 
removal); 

• (6)(A) Ťеȼ▼ẋắѳǵắȼ▼y ǵїї▼еắẋȼ▼n▼ắẋȼѳɹȼ▼ắééȼɼ▼ɼn▼ɼеȼ▼ȼїǵẋȼѳў▼né▼ḗnẋȼѳḹ ȼɼắї▼ɹȼѳẋǵȼ

• (7)(Q)Whether the property owner purchased the property with knowledge of the zoning restriction;

• (7)(A) Ẃȼ▼ắnɼ▼nοǵȼ▼ɼn▼ɼеȼ▼ny ȼѳɹ▼ȋ ny їȼḗȼ▼né▼ɼеȼ▼Θnǵḗ▼ѳȼɹ ɼѳǵɼǵnɹ

• (8)(Q) Whether the property owner's predicament feasibly can be obviated through some method other than a variance(s); 
and

• (8) (A) We see no other feasible solution to solve the design issue other than the granting of the 
requested variance

• (9)(Q) Whether the spirit and intent of the Code would be observed and substantial justice done by granting the variance(s).

• (9)(A) Ťеȼ▼ɹοǵѳǵɼ▼ắ▼ǵɼȼɼ▼né▼ɼеȼ▼nȼ▼y nßї▼ȼ▼nɹȼѳẋȼ▼ắ▼ɹßɹ ɼắɼǵắї▼íßɹ ɼǵȼ▼nȼ▼ў▼ḗѳắɼǵḗ▼ɼеȼ▼ȼ▼
ḹ ǵǵḹ ǵɹ▼ắɼßѳȼ▼né▼ɼеȼ▼ѳȼὄßȼɹ ɼȼ▼ẋắѳǵắȼ



ADMINISTRATIVE COMMENTS

 • The request is for an additional 118 feet to the permitted 480 square feet, about the 
size of a small shed. 

• The garage is compliant for height and required setbacks.



PUBLIC COMMENT

 Received via Phone

 Received via e-mail 

Meeting attendee(s)





Adjourn 
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Thank you!
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