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Planning Commission & Architectural Board of Review
Joint Meeting – Downtown Development – 23 May 2024 

Agenda

1. Roll Call, Introductions

2. City – Introductory Remarks
• Planned Development – Purpose & Process
• Project Site & Objectives
• Background/Timeline (2020 – Present)
• Final Development Plan – Process Schedule, Roles & Responsibilities

3. Developer presents updated concept

4. Public comment & questions 

5. Board and Commission discussion

6. City – Closing Remarks

7. Adjourn



1156.01 – Purpose (Planned Development)

 Promote development that is: 

• Innovative;

• Integrated with surrounding uses; and 

• Shows sensitivity to cultural, environmental, and economic considerations  

 Development which is consistent with the Community Vision including:

• More compact development

• Pedestrian-friendly site design

• Urban street character

• Energy-efficient design

• Industry best practices
14519 Detroit
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Planned Development Approval Process

1. Planning Commission reviews and approves plan for preliminary approval

2. Architectural Board of Review begins review of site plan and elevations

3. Planning Commission approves final development

4. Architectural Board of Review approves site plan, elevations and materials

5. City Council approves Final Planned Development 
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Development Objectives  (No Change)
 A mixed-use development that meets community 

employment, shopping, and service needs, including 
opportunities for existing Lakewood businesses to grow.

 Creatively integrate visionary architecture sympathetic 
to surrounding character and quality of Lakewood’s 
building stock, including design elements of the original 
Hospital building.

 Relate to and activate the streetscape to generate street 
level activity and provide for a safe and inviting pedestrian 
experience.

 Be a catalytic economic development project for Lakewood.

 Incorporate a multi-functional outdoor community 
gathering space.

 Position the development to respond to shifting market 
conditions.

 Sensitivity to the directly adjacent single-family 
neighborhood.

 Support environmentally sustainable development 
practices, including innovative storm water management 
techniques and energy efficient building practices that go 
beyond code requirements.

 Promote creative partnership structures to achieve a catalyst 
development project that builds upon the real estate 
development momentum in Downtown Lakewood.

 Attract diverse businesses that provide residents with a wide 
range of options and services.

 Provide a variety of housing types that compliment 
available community housing options.

 Business terms that deliver tangible returns on public 
investments, including job creation, tax revenue, and 
property values.

 Recognize and restate the historical significance of the site 
for our community in built form.
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Background/Timeline (2020 – Present)
 December 2020 

City Admin. & Council Agree to Negotiate Term Sheet with CASTO & North Pointe Realty

 March 2021 – December 2021
Reviewed Updated Development Programs with Downtown Advisory Panel

 April 2022 – May 2022
City Council Authorizes Negotiation of Development Agreement

 June – December 2022
Preliminary Review by Planning Commission (6/29) & Architectural Board of Review (12/13)

 June 2023
Update provided to City Council – Project Restructuring (Change/Building A, Market factors)

 October 2023 - April 2024
Preparation and update provided to City Council (4/22) – Revision for Final Approval
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Council (Development Priorities – Resolution 2022-14)
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PC & ABR (Preliminary Review - Conditions/Recommendations)
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Month
Action/Timeframe

654321

Final Development Plan

Submittal

PC Meeting

ABR Meeting (incl. COA)

TBCPublic Meeting(s) (Topical)

TBCNeighborhood Meeting

City Council Meeting

Development Agreement

Submittal

City Council Meeting

Potential Process Schedule (Final Development Plan)

Mtg Mtg

Mtg Mtg Mtg Mtg
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Roles & Responsibilities
Planning Commission
Land Use/Zoning:

 Standards for Preliminary Review set forth in 1156.03 
• …sensitive to the abutting land uses…mixed use is encouraged 

(use table and area map).

• …comply with the subdivision requirements as set forth in 
Chapter 1155 (final plat).

• Adverse impacts on adjacent properties, including but not limited 
to increased traffic or noise…(traffic impact)

 (1156.05) PD Design Principles:
• Building (Structure Height, FAR) and Site (Lot Size, Setbacks)
• Pedestrian Access and Circulation 
• Vehicular Circulation and Access (Traffic Impact Study)
• Parking (quantity)

Architectural Board of Review
Building Orientation/Design/Materials:

 Standards for review set forth in 1156.05 and Chapter 1325 
of the building code.
• (1325)…by regulating, according to accepted and recognized 

architectural principles, the design, use of materials, finished grade 
lines, dimensions, orientation and location of all…buildings to be 
erected…(including Commercial District and other guidelines)

• (1156.05) PD Design Principles

• Building and Site (Massing/Design)
• Pedestrian Access and Circulation 
• Vehicular Circulation and Access
• Parking (Visual impact, 1325.08/Design)
• Building Materials
• Landscaping
• Streetscape improvements 
• Service Area and Mechanical Screening
• Signage (Master sign plan required)
• Lighting (…including photometric illustration)
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Key Elements of the Development Program

 Provides for/introduces new grocery/retail space.

 Provides needed affordable housing units

 Creates opportunity for a unique, urban community space in the heart of downtown

 Preserves the designated historic exterior of the Curtis Block at the intersection of Marlowe and Detroit

 Positions the site to serve as a catalyst for additional opportunities in downtown 

 Adds public parking in a parking structure to support the development’s uses and Lakewood’s 
Downtown

14519 Detroit
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Development Communications
 City Website Updates - www.LakewoodOH.gov/DowntownDevelopment

 Sign up for the email list

 Letters to homes abutting and abutting to the abutting Belle & Marlowe

 Social Media

 Newspapers (public notice Boards & Commissions)
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PC/ABR - Pending Submission
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1156.01 PURPOSE.

   (a)   Planned Development (PD) zoning is intended to encourage orderly development and redevelopment of property, 
while allowing more flexibility and creativity in design to achieve high quality, integrated site planning not 
otherwise possible under the constraints of normal zoning requirements without detriment to neighboring properties.

PDs are intended to permit a more flexible approach to land use control and to promote development that is innovative, 
integrated with surrounding uses, and shows sensitivity to cultural, environmental, and economic considerations

   (b)   Planned Development Zoning is intended to encourage development which is consistent with the Community 
Vision including more compact development, pedestrian-friendly site design, urban street character, energy-efficient 
design, industry best practices, and accommodation of a range of compatible land uses through appropriate site design. 
PDs are intended to permit a more flexible approach to land use control and to promote a variety of housing types.

   (c)   A PD encourages the development of compact, pedestrian-scaled, neighborhoods while providing greater 
efficiencies in use of infrastructure. It is intended to help advance revitalization initiatives and recognize the market 
demand for new residential and commercial development within compact, pedestrian friendly districts.

PD zoning is intended to work in conjunction with the proactive development of pocket parks, open spaces, and the 
creation of public spaces within the districts. PD Zoning specifically discourages those uses that: promote a strip center 
development pattern, promote idle land and over parking, and detract from the image enhancement intentions of this 
district.

(Ord. 17-17. Passed 3-20-17.)



1156.03 STANDARDS FOR REVIEW OF A PRELIMINARY PD PLAN.

An application for approval of a Preliminary PD Plan, together with submitted plans and reports, shall be reviewed for its conformance with 
the following standards:

(a)   …sensitive to the abutting land uses and to the zoning designation which the PD is replacing. Mixed use within the planned 
development or within the same structure located in the PD is encouraged where appropriate;

(b)   …comply with the subdivision requirements as set forth in Chapter 1155 of this Code, except to the extent modifications, variances, or 
waivers have been expressly allowed pursuant to paragraph (e) below;

(c)   Adverse impacts on adjacent properties, including but not limited to increased traffic or noise, as described in Chapter 515 of the 
Ordinances, and visual impacts, shall be mitigated to the maximum extent feasible;

(d)   …integrated with adjacent development through street connections, sidewalks, trails, and similar features;

(e)   All district, development, and subdivision standards…may be modified or varied upon a finding that the proposed PD incorporates 
creative site design which represents an improvement in quality and service of the purposes set forth in 
Section 1156.01…including but not limited to improvements in open space provision and access; environmental protection; tree/vegetation 
preservation; efficient provision of streets, roads, and other utilities and services; or choice of living and housing environments;

(f)   …shall comply with the following requirements, which shall not be modified or varied except as expressly set forth below or as 
permitted by the Commission.

      (1)   Minimum area requirement. All Planned Developments shall have a minimum size of 10,000 square feet.

      (2)    Setbacks from adjoining residential uses. A Planned Development shall comply with any applicable zone district standards that 
require minimum setbacks from adjoining residential uses or properties as set forth in Chapter 1121 and 1123.

      (3)   Environmental protection standards. All Planned Developments shall comply with Ohio Environmental Protection Agency 
regulations and local ordinances.

      (4)    Architectural and design standards. All Planned Developments shall comply with all architectural and design standards, including 
those set forth in Section 1156.05, Design Principles, of this Code and Chapter 1325 of the Building Code.



1156.04 PLANNED DEVELOPMENTS.

(e) Procedures for Approval of a Final PD Plan.

(1)  A plan previously receiving preliminary approval may be submitted for Final Approval.

(2)  A Final PD Plan may cover the entire area covered by the Preliminary PD Plan, or it may include only a phase or phases of the 
Preliminary PD Plan. Only such phases as receive Final Approval may be advanced for purposes of obtaining building permits and being 
constructed.

(3)  A preliminary plan…and a plat complying with the requirements set forth in Section 1155.03, Subdivision Regulations, General 
Requirements, shall be prepared…The purposes of the preliminary plan are to allow the Commission to determine if it qualifies as 
a potential PD and its compliance with other City codes.

(4)  Concurrent with submission of an application for approval of a Final PD Plan, the Director shall submit to City Council a final 
Development Agreement, if applicable, for review and execution.

(5)  The Commission's role shall be to review any application for Final PD Plan approval and make a recommendation to the Director 
to approve, approve with conditions, or deny the application based on its compliance with Section 1156.03 of this Code.

(6)  If the Commission recommends approval of an application with conditions, the applicant shall resubmit to the Commission a revised 
Final PD Plan that reflects the changes or modifications required or suggested by the Commission in its initial review.

(7)  Upon receipt of the approved Final PD Plan from the Commission the Director shall forward the application to the Architectural 
Board of Review for review of the application based on compliance with the standards set forth…(Sections 1156.05, 1325).

(8)  Upon receipt of:

A. The approved Final PD Plan from the Architectural Board of Review,

B. An approved lot split and/or lot consolidation plat signed by the Chairman and Secretary of the Commission, and

C. An approved and executed Development Agreement from City Council if applicable, the Final PD Plan and plat shall be forwarded to Council along 
with the Commission's recommendation for approval.

D. Council shall approve or disapprove the Final PD Plan within forty-five (45) days from the date received by Council.

E. When the Final PD Plan is approved (plat recorded, permits applied for/issued, construction begins…)



1156.02 LOCATION OF PLANNED DEVELOPMENTS.

(e)   A PD should utilize the following characteristics to the greatest possible extent which shall be considered in 
the approval process:

  (1)   Designs that reflect the Vision and that offer types or densities of development that are not available under the 
other Sections of this Code.

  (2)   Designs that utilize a creative approach to achieve better urban design, efficiencies in use of land and 
infrastructure, and the provision of aesthetic amenities.

(3)   Designs that provide appropriate buffers and transitions between areas with different land uses and development 
densities.

(4)   Designs that maintain or enhance the appearance of neighborhoods by complementing neighborhood architectural 
character.

(5)   Designs that are intended to encourage flexibility, innovation, and creativity in site and development design by 
allowing the mixing of permitted uses and/or modification of variation from otherwise applicable zone district and 
development standards.

(6)   Designs that conserve areas of natural beauty and green spaces to the greatest degree possible consistent with 
accommodating new development.

(7)   Designs that incorporate "green architecture" pursuant to Resolution 7746-03…City…Green Building Policy.

(Ord. 17-17. Passed 3-20-17.)



1156.05 DESIGN PRINCIPLES. (1 OF 6)

The following Design Principles provide certain guidelines and requirements, as noted, in the design preparation of a Preliminary PD Plan.

(a)   Building and Site Design.

(1)   Wherever feasible, buildings shall be designed to provide massing configurations with a variety of different wall planes. Plain, 
monolithic structures with long walls and roof plane surfaces are discouraged.

(2)   Building facades should incorporate design elements such as changes in color or texture; projections, recesses, and reveals; arcades 
or pergolas providing pedestrian interest; or equivalent elements that subdivide the wall into human scale proportions. Blank facades are 
highly discouraged, especially on walls facing streets or pedestrian ways.

(3)   Commercial Building facades shall have highly visible customer entrances that feature canopies, overhangs, arcades, distinctive roof 
forms, arches, display windows, or landscaped features. Primary entrances should face streets on which they are located.

(4)   Buildings shall have well defined rooflines with attention to architectural detail. Consideration should be given to the prevailing pattern 
of roofs in the area surrounding and within the PD.

(5)   Sloping roofs, where used, shall have one (1) or more of the following architectural features: gables, hips, horizontal or vertical breaks, 
or other similar techniques that are to be integrated into the building architecture.

(b)   Building Materials. Building materials shall be limited to brick, masonry, stucco, wood, fiber, cement siding, wood shingle, wood 
siding, cultured stone, or other similar materials. Prohibited materials include aluminum or vinyl siding, dryvit-type products on the lowest 
eight (8) feet of any structure, split faced block, and other similar materials.



1156.05 DESIGN PRINCIPLES.  (2 OF 6)

(c)   Vehicular Circulation and Access.

(1)   Circulation systems shall be designed to efficiently facilitate traffic flow, yet designed to discourage speeds and volumes that impede 
pedestrian activity and safety.

(2)   Street designs are encouraged to incorporate traffic calming devices and techniques.

(3)   Common or shared access points are encouraged.

(4)   To the maximum extent feasible, common or shared service and delivery access shall be provided between adjacent parcels or 
buildings, and provided to the rear of buildings.

(5)   Safe and adequate site distances shall be provided at all intersections.

(6)   Transit stops should be incorporated into site plans, where feasible.

(7)   The developer as part of the site plan review process shall provide traffic impact studies.

 (d)   Pedestrian Access and Circulation.

(1)   A coordinated pedestrian system shall be provided throughout the PD, including connections between uses on the site, and between 
the site and adjacent properties and rights-of-way. Pedestrian connections shall be provided to properties across streets wherever feasible.

(2)   The site shall be connected to adjacent properties and pedestrian facilities to the maximum extent feasible.

(3)   Continuous sidewalks or other pedestrian facilities shall be provided between the primary entrances to buildings, all parking areas that 
serve the buildings, pedestrian facilities on adjacent properties that extend to the boundaries shared with the PD, any public sidewalk along 
perimeter streets, or other community amenities or gathering spaces.

(4)   Decorative sidewalks, such as brick pavers, are encouraged at key intersections or streets.

(5)   Street furniture or other amenities are encouraged, such as plazas, benches, and decorative pedestrian light fixtures.

(6)   Open and public areas should be provided as a mixture of green space landscaping and hardscape pedestrian areas with a goal of 
twenty (20) percent of the site area.



1156.05 DESIGN PRINCIPLES.  (3 OF 6)

(e)   Parking.

(1)   Adequate parking shall be provided, but excessive parking is discouraged. The standards contained in Chapter 1143 shall be used as 
a guide, but those standards may be modified without the need for a variance based upon other considerations as determined by the 
Commission, and a finding by the Commission that the modified parking standards would comply with the provisions of the Code and the 
intent of the PD.

(2)   The visual impact of parking shall be minimized through the use of interior landscaped islands and through dividing parking spaces 
into groupings.

(3)   The edges of parking lots shall be screened through landscaping or other methods such as decorative fences.

(4)   A minimum of one (1) off-street parking space shall be required behind each residential unit or garage. No garage openings shall be 
permitted onto public streets.

(f)   Landscaping and Screening.

(1)   It shall be the duty of the Commission to determine whether a reasonable percentage of the area within a PD shall be maintained in a 
combination of landscaped and urban open space. The project must adhere to the spirit of the City's landscape values. The standards 
contained in Chapter 1141 shall be used as a guide, but those standards may be modified without the need for a variance based upon 
other considerations determined by the Commission that such considerations would comply with the provisions of the Code and the intent 
of the PD.

(2)   Pedestrian access from adjacent residential streets is encouraged. The owners of residential property directly abutting rear yards, 
parking and loading areas of a PD shall be contacted and offered masonry screening and/or appropriately designed alternatives. PD 
applicants shall document meetings with abutting residential owners and the results of such meetings. The intent of this provision is for the 
applicant to involve nearby residents in the PD project. City staff shall assist in this process.

(3)   Where required, screening fences and walls shall be erected. The standards of Chapter 1141 shall be used as a guide, but those 
standards may be modified without the need for a variance based upon other considerations determined by the Commission that such 
considerations would comply with the provisions of the Code and the intent of the PD.

(4)   If used, the owner of the property on which the fence is required to be erected shall permanently and adequately maintain screening 
fences or walls. The following types of walls or fences shall qualify, Chapter 1141 notwithstanding.



1156.05 DESIGN PRINCIPLES. (4 OF 6)

(f)   Landscaping and Screening. (CONTINUED)

(5)    Masonry wall or fence. Masonry fences or walls shall be constructed with the finish side out and of any of the following materials:

A.   Native stone

B.    Brick

C.    Precast concrete panels with decorative finish or decorative concrete masonry units

D.    In no case shall more than twenty-five percent (25%) of the area of the fence be erected with common smooth-face masonry units.

(6)   Ribbed metal panel fence. Suitably finished to blend with the primary structure and supported by structurally sound metal frame.

(7)   Vegetative screening. Using plants and fence materials, vegetative screens may be proposed.

(8)   Screening of roof-mounted equipment. All roof-mounted equipment that rises above the roofline of any building or structure

(g)   Streetscape Improvements.

(1)   A Streetscape Plan shall be submitted for the entire site. The Streetscape Plan shall address the relationship between vehicular and 
pedestrian traffic, pedestrian facilities, street and sidewalk lighting, landscaping, street furniture, trash receptacles, and transit stops.

(2)   The design of streets, pedestrian ways, landscaping, lighting, and street furniture shall be coordinated/integrated throughout the site.

(3)   Vehicular streets and driveways shall be designed to be compatible with pedestrian ways to encourage a pedestrian friendly 
environment. The width of streets shall be sensitive to pedestrian scale, and shall be minimized to avoid overwhelming that pedestrian 
scale while allowing for efficient vehicular traffic flow.

(4)   Site furnishings such as benches, seating, trash receptacles, bike racks, lighting fixtures, and tree grates shall be addressed in the 
Streetscape Plan.

(h)   Service Area and Mechanical Screening.

(1)   The location of service areas and mechanical equipment shall be considered as part of the overall site design.

(2)   Service areas and mechanical equipment shall be screened from public view.



1156.05 DESIGN PRINCIPLES.  (5 OF 6)

(i)   Signage.

(1)   A master sign plan shall be prepared illustrating the location, type, size, and materials of all signage, pursuant to Chapter 1329 of the 
Building Code.

(2)   It shall be the duty of the Board of Building Standards/Architectural Board of Review to review the sign proposal. The standards 
contained in Chapter 1329 of the Building Code shall be used as a guide, but those standards may be modified without the need for a 
variance based upon other considerations determined by the Board of Building Standards/Architectural Board of Review that such 
considerations would comply with the provisions of the Building Code and the intent of the PD. Generally, the standard will be landscaped 
monument signs and multi-tenant signs.

(j)   Lighting.

(1)   A lighting plan shall be prepared, including a photometric illustration.

(2)   It shall be the duty of the Board of Building Standards/Architectural Board of Review to review the lighting proposal. The standards 
contained in Chapter 1306 of the Property Maintenance Code shall be used as a guide, but those standards may be modified without the 
need for a variance based upon other considerations determined by the Board of Building Standards/Architectural Board of Review that 
such considerations would comply with the provisions of the Building Code and the intent of the PD.

(3)   Lighting shall be designed to avoid spillover onto adjacent properties through the use of cutoff shields or other similar features.

(k)   Fences. It shall be the duty of the Architectural Board of Review to review the fence requirements pursuant to Chapter 1153 to 
determine whether said plan is consistent with the provisions of the Code and the intent of the PD.



1156.05 DESIGN PRINCIPLES.  (6 OF 6)

(l)   Urban Open Space.

(1)   Common open space (whether dedicated to public use or owned and maintained in common by the owner or owners) shall be 
reserved for the leisure and recreational use of all the project's occupants and readily accessible thereto.

(2)   The guideline for PD open space is twenty percent (20%) of the project area.

(3)   Landscaping requirements can be incorporated into the open space requirement pursuant to subsection (f).

(4)   The Commission in making this determination may consider the availability and nature of adjacent or nearby public open space and 
parkland.

(5)   Common open space is land area of which at least fifty percent (50%) is not covered by buildings, structures or the building's parking 
spaces.

(6)   Common open space shall be guaranteed by a restrictive covenant in the deed describing the open space and its uses, and 
requirements regarding maintenance, and improvement that run with the land for the benefit of occupants or the public.

(m)   Amenities. All PD's with residential uses should provide on-site amenities within the site which contribute to the open space. These 
amenities may include but are not limited to: courtyards, a swimming pool, spa, clubhouse, tot lot with play equipment, picnic 
shelter/barbecue area, court game facilities such as tennis, basketball, or racquetball, or child day care facilities.
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