BOARD OF ZONING APPEALS
CITY OF WILLOUGHBY
MAY 13, 2026
PUBLIC HEARING MEETING
MINUTES

PRESENT: Phil Davis; Mike Ross; Joe Palmer, Chairman
ABSENT: Mike Yutzy; Mike Maniche
OTHERS: Mike Lucas, Law Director; Vicki Grinstead, Secretary

Chairman Palmer called the regular meeting to order at 7:00 p.m.

Chairman Palmer advised the participants of their right to be heard in person or by attorney present and/or proffer
evidence present and examine witnesses and the subpoena of evidence and/or witnesses. Chairman Palmer
advised the participants that the board has five members of which a majority of the board is needed to grant an
appeal. Chairman Palmer stated all five members of the board are not present this evening and the applicants need
a majority or three votes to pass their appeals. If an appeal is denied the applicant(s) has thirty days to file an
appeal with the Lake County Court of Common Pleas. The appeal application, the letter of the meeting
notification, the letter of non-compliance and the list of names and addresses of adjoining property owners within
the required distant of the appellant were noted into the record.

Chairman Palmer noted that the applicants have been informed by Mrs. Grinstead that only three of the five
members are present this evening and reiterated they will need all three votes in favor to pass their appeals and
all applicants present wished to proceed.

MINUTES April 8, 2026

Mr. Ross moved to approve the Board of Zoning Appeals public hearing meeting minutes for April 8, 2026 as
submitted and Mr. Davis seconded.

ROLL CALL: Yeas: Mr. Ross; Mr. Davis; J. Palmer, Chairman
Nays:  None
Absent: Mr. Maniche; Mr. Yutzy

Motion Carried: APPROVED

OLD BUSINESS

Holly Bloom Fence
844 Peach Blvd.

Mr. Ross moved to untable the appeal to C.O. 1131.10(i)(2) for the Bloom residence, 844 Peach Blvd.,
Willoughby, OH 44094 and Mr. Davis seconded.

ROLL CALL: Yeas: Mr. Davis; Mr. Ross; J. Palmer, Chairman
Nays: None
Absent: Mr. Maniche; Mr. Yutzy
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Motion Carried: UNTABLED

Ms. Bloom is representing her appeal for a fence. Chairman Palmer reminded Ms. Bloom she was still under
oath from the previous meeting. She presented the board with a more detailed layout of the property with the
proposed fence (in record 5-13-26, Exhibit “A”).

Ms. Bloom said what she presented to the board this evening is from the Lake County GIS website with
dimensions of the property and home. The board recommended she get a survey but she could not afford a survey
and a fence. According to the Lake County GIS website her north boundary is in the middle of her neighbor’s
driveway so she labeled it 7> which is the edge of his driveway. A neighbor gave her some help to achieve these
numbers on this rendering. She is asking for a six foot composite shadowbox fence for privacy and security.

Chairman Palmer said she noted the property width was 40° which corresponds with the county website. She said
where the black line meets the red line should be one in the same but she was unable to draw them that way on
the computer. The proposed fence will be right on the property line and twenty feet from the center of the
roadway. Mr. Ross noted the Letter of Non-Compliance (dated March 3, 2026) note section from Larry Puskas
where it states the right-of-way may be determined by measuring a distance of 20° from the centerline of Grove
Road toward her property. Chairman Palmer noted there is also a 20° measurement from Peach Blvd. toward the
fenceline. The short length of the fence will be in line with her home and the 60’ length will go past the home
to the garage where there will be a gate.

Mr. Davis and Mr. Ross had no questions.
Chairman Palmer asked if there was anyone else who wished to speak for this appeal (x3) and there was no one.

Chairman Palmer asked if there was anyone who wished to speak against this appeal. Chairman Palmer read into
record a letter in opposition of this appeal from Rick Moss of 871 Shadowrow, Willoughby, OH 44094 emailed
March 30, 2026.

Chairman Palmer asked if there was anyone else who wished to speak against this appeal (x3) and there was no
one.

Mr. Ross moved to grant a variance to C.O. 1131.10(1)(2) to allow a six foot board-on-board shadowbox style
composite fence within twenty-five feet of the right-of-way instead of the allowable three feet with more than
40% openness; citing C.O. 1109.09(b) for the Bloom residence, 844 Peach Blvd., Willoughby, OH 44094 and
Mr. Davis seconded.

ROLL CALL: Yeas: Mr. Ross; Mr. Davis; J. Palmer, Chairman
Nays:  None
Absent: Mr. Maniche; Mr. Yutzy

Motion Carried: APPROVED
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NEW BUSINESS

Septathlon, LL.C Use Variance
Keith Lupton, Owner
4041/4045 Erie St.

Chairman Palmer stated the applicant cited practical difficulty numbers 1, 2 & 8 on the application for appeal and
noted all items that were in the packet.

Chairman Palmer asked if there was anyone who wished to speak for this appeal. Mr. Lupton, 38134 . Brooks
Dr., Willoughby, OH was sworn in to speak for this appeal.

Mr. Lupton stated that he is seeking a variance from C.0O. 731.01 for a proposed social gaming space. Key details
discussed included:
» The space would be open to people of all ages and would include duckpin bowling, Hot Shot basketball,
dart games, and similar activities.
o Food and drinks would be offered, including adult beverages, and the business plans to obtain a liquor
license.
e Chairman Palmer noted that the likely target audience would be families and asked about age
restrictions because alcohol would be served.
e Mr. Lupton responded that children would be permitted only with adult supervision.
e No prizes or raffle tickets would be associated with the games.

Mr. Davis asked if Mr. Lupton owned the building and he said no, he is leasing. Mr. Davis asked Mr. Lupton to
explain why he chose the practical difficulty numbers. Mr. Lupton referenced his Appendix in his application
which explains the reasons he chose these numbers.

Mr. Ross said his question for Mr. Lucas, Esq. is for the purposes of this approval will they call this an amusement
arcade. Mr. Lucas said this does not fall within a conventional definition of an amusement arcade so he is seeking
a use variance to permit an expanded use which will require a variance. Mr. Davis said it needs to be labeled for
the purpose of the Building Code.

Mr. Ross asked Mr. Lucas, Esq. if they approve this use variance is this permanent for this location or is it strictly
for this business/applicant? Mr. Lucas said this only pertains to this applicant.

Mr. Lupton wanted to make sure this business would be allowed in the downtown business district before he
signed a lease agreement for this building and hired an architect.

Chairman Palmer asked if there was anyone else who wished to speak for this appeal. Mr. Tom Thielman,
Economic/Community Development Director for the City of Willoughby, One Public Sq., Willoughby, OH
44094 was sworn in to speak for this appeal.

Mr. Thielman said a whole new gaming industry has popped up and are social atmospheres for families and cited
a couple of examples. This establishment will have a liquor license and will be subject to state rules and
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operations. They will also have a restaurant/bar and the city does permit entertainment and recreation
opportunities in the downtown district, with special conditions such as noise being contained inside the building.
He said he could argue that the business will make it’s most money on food and beverages and not as much on
the gaming portion. The administration supports this use variance.

Chairman Palmer read into record two letters: one from Mr. Tom Thielman and one from Mayor Fiala of the
City of Willoughby, both in favor of this appeal.

Chairman Palmer asked if there was anyone else who wished to speak for this appeal (x3) and there was no one.

Chairman Palmer asked if there was anyone who wished to speak against this appeal (x3) and there was no one.

Mr. Ross moved to grant a variance to C.O. 731.01, and C.O. 1141.03 and permit the use requested by the
applicant for an amusement arcade for recreational gaming integrated with food service and beverages in the
historic downtown district; citing C.O. 1109.09(b) for Septathlon, LLC, 4041/4045 Erie St., Willoughby, OH
44094 and Mr. Davis seconded. |

ROLL CALL: Yeas: Mr. Davis; Mr. Ross; J. Palmer, Chairman
Nays:  None
Absent: Mr. Maniche; Mr. Yutzy

Motion Carried: APPROVED

William Stricker Detached Garage
950 Bellevue Dr.

Chairman Palmer stated the applicant cited practical difficulty number 1 on the application for appeal and noted
all items that were in the packet.

Chairman Palmer asked if there was anyone who wished to speak for this appeal. Mr. Stricker, 950 Bellevue Dr.,
Willoughby, OH was sworn in to speak for this appeal.

Mr. Stricker stated he lives with his son in a home under 1,000 square feet with limited storage. The proposed
two-car garage would replace a previously demolished structure. As the first floor would be used mainly for
vehicles, they are requesting a second floor for storage of furniture, sporting equipment, and other household
items. The garage would be located behind the home, be minimally visible from the street, and be enclosed by a
six-foot fence with a two-foot setback (side and rear).

Chairman Palmer said in the drawing and letter of noncompliance they are measuring to the peak of the roof. The

board measures to the mean height of the roof which decreases his 19” dimension to 18°3” and is allowed 15°, so
it reduces his variance request from 4’9 to 3°3”.
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Chairman Palmer asked why the setback variance was needed. Mr. Stricker explained that if the garage were
moved farther back, it would extend beyond the side of the house. He said the location of the driveway would
also make turning into the garage difficult. He added that the lot is only 35 feet wide.

Mr. Davis asked whether Mr. Stricker owns the lot to the south, and Mr. Stricker said that he does. Mr. Davis
then asked whether the proposed driveway would extend onto part of the adjacent lot, and Mr. Stricker said that
it does. Mr. Davis said he understands the need for additional square footage and storage but stated that Mr.
Stricker is attempting to fit a two-story garage behind the home instead of constructing a larger one-story garage
centered on the two parcels. He noted that both parcels would be used to access the proposed garage and said that
a larger footprint could eliminate the need for a second story.

Mr. Davis stated that he has opposed two-story garages before this board over the years. Mr. Stricker said he
would prefer not to build on the other parcel because it is not deeded the same and he may wish to sell that lot in
the future. Mr. Davis asked how the adjacent lot could be sold if the driveway encroaches on it. Mr. Stricker said
he currently has a gravel driveway and would continue with a similar driveway, like his neighbor on the other
side of the home. He added that placing the garage behind the home would preserve an open yard area to enjoy,
whereas building on the other lot would box in the yard.

Chairman Palmer asked if this was a side load garage and Mr. Stricker said yes. Mr. Ross said you would need
27’ for a full turn around and would not be able to access the garage without utilizing the other property.

Chairman Palmer stated that if the garage were moved to provide a 3-foot setback from the side and rear lot lines,
the setback variances would no longer be needed, which would be more palatable to the board. The proposed
garage has a 480-square-foot footprint and a second story. Mr. Stricker stated that ingress and egress would be
through the garage door and a man door. Chairman Palmer said the board’s concern with garages of this size is
that they can become livable space, and Mr. Stricker stated that this was not his intent.

Mr. Davis stated that the code was revised a couple of years ago to allow garages up to 800 square feet, which he
said could presumably address Mr. Stricker’s storage needs. Mr. Davis added that he was opposed to increasing
the allowable garage square footage further in the past. Chairman Palmer stated that his request would be for the
applicant to move the side and rear setbacks to 3 feet.

Mr. Ross stated that his concern is that the structure would extend above the height of the home. Mr. Davis added
that he is opposed to two-story garages.

Chairman Palmer asked if there was anyone else who wished to speak for this appeal (x3) and there was no one.

Chairman Palmer asked if there was anyone who wished to speak against this appeal (x3) and there was no one.

Mr. Ross moved to grant a variance to C.O. 1131.10(a) to allow 2’ side and rear setbacks instead of the allow 3’
side and rear setbacks; citing C.O. 1109.09(b) for Stricker residence, 950 Bellevue Dr., Willoughby, OH 44094
and Mr. Davis seconded.

ROLL CALL: Yeas: Mr. Ross
Nays: Mr. Davis; J. Palmer, Chairman
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Absent: Mr. Maniche; Mr. Yutzy

Motion Carried: DENIED

Mr. Ross moved to grant a variance to C.0.1131.09(a) to allow an 18’3” mean height garage instead of the
allowable 15° overall total height garage; citing C.0. 1109.09(b) for Stricker residence, 950 Bellevue Dr.,
Willoughby, OH 44094 and Mr. Mr. Davis seconded.

ROLL CALL: Yeas: None
Nays: Mr. Ross; Mr. Davis; J. Palmer, Chairman
Absent: Mr. Maniche; Mr. Yutzy

Motion Carried: DENIED

Ben Griffiths Addition to detached garage
4739 Maple St.

Mr. Ross moved to table a variance to C.O. 1131.10(d) for Griffiths residence, 4739 Maple St., Willoughby, OH
44094 per the applicant’s request and Mr. Davis seconded.

ROLL CALL: Yeas: Mr. Davis; Mr. Ross; J. Palmer, Chairman
Nays:  None
Absent: Mr. Maniche; Mr. Yutzy

Motion Carried: TABLED

Doris Zajec Accessory parking/front setback
35264 Bald Eagle Lane
(Rep.- Anthony Canganelli, Titan Cement)

Chairman Palmer stated the applicant cited practical difficulty number 2 on the application for appeal and noted
all items that were in the packet.

Chairman Palmer asked if there was anyone who wished to speak for this appeal. Mr. Canganelli of Titan Cement,
10305 Mulberry Rd., Chardon, OH 44024, agent for Doris Zajec, 35264 Bald Eagle Lane, Willoughby, OH
44094 was sworn in to speak for this appeal.

Mr. Canganelli, speaking on behalf of Ms. Zajec, stated she is requesting to widen her driveway by 4 feet on the
left side to allow two cars to park while maintaining access to the garage. He noted that similar widening has been

Page 6



City of Willoughby
Board of Zoning Appeals

Minutes
May 13, 2026

done throughout the development. The proposed extension would extend 18” past the garage; however, due to
the curve of the driveway, only the upper portion of the widening would extend beyond the width of the home.

Mr. Davis stated he opposed the development because 25% of the parcels are substandard. Although it was
approved, he will not vote in favor of the appeal.

Mr. Ross noted that, based on an aerial view, only homes with three-car garages have widened driveways. He
believes this change would alter the neighborhood’s character.

Mr. Canganelli said he has seen examples of sidewalks extending three feet past homes. While these are
walkways—not driveway expansions—they are still concrete. Pavers were suggested as an alternative but they
tend to move.

Chairman Palmer noted that the applicant already has a two-car garage and a driveway exceeding 40 feet in length,
to which Mr. Canganelli confirmed it is approximately 48 feet. Chairman Palmer added that applicants often cite
reasons such as growing families or the need to accommodate large recreational vehicles when requesting
driveway expansions. Mr. Canganelli also pointed out that many homeowners typically request an additional 2
feet on each side; however, in this case, the applicant is seeking an additional 4 feet on one side. The current
driveway width is 16 feet, which was described as somewhat tight for accommodating two vehicles.

Mr. Canganelli stated that it was brought to his attention yesterday that a Facebook group supporting the Chagrin
Mill Farm appeal exists and that he has a printed copy of its contents if the Board wishes to review it. Chairman
Palmer responded that such comments should be formally submitted to the Board and, preferably, should not be
anonymous in order to be entered into the official record.

Chairman Palmer asked if there was anyone else who wished to speak for this appeal (x3) and there was no one.

Chairman Palmer asked if there was anyone who wished to speak against this appeal (x3) and there was no one.

Mr. Ross moved to grant a variance to C.O. 1131.10(a) to allow accessory parking in the front yard instead of
the allowable rear yard parking only; citing C.O. 1109.09(b) for Zajec residence, 35264 Bald Eagle Lane,
Willoughby, OH 44094 and Mr. Davis seconded.

ROLL CALL: Yeas: None
Nays: Mr. Ross; Mr. Davis; J. Palmer, Chairman
Absent: Mr. Maniche; Mr. Yutzy

Motion Carried: DENIED
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