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Planning Commission
March 2025 Agenda

1. Roll call

2. Adoption of minutes – February 2025 meeting

3. Opening Remarks

4. 03-05-25: 17415 Detroit (Conditional Use – Outdoor Dining/St. James School)

5. 03-06-25: Communication – Annual Renewals (Conditional Use – Outdoor Dining)

6. 03-07-25: Communication – Lot Split/Consolidation Plats – ODOT Excess Land Transfer

7. Adjourn



Docket 03-05-25 – 17415 (Northwood) Detroit 
Conditional Use - Outdoor Dining (St. James School – Garden Bar)



Request (03-05-25)
The review of Conditional Use – Outdoor Dining (St. James School) pursuant to: 
• Chapter 1161 (Conditional Use Regulations)

• St. James School is a contributing structure within locally-designated historic 
property district (designated – June 2010).  Per 1134.06, any alteration requires a 
certificate of appropriateness from Architectural Board of Review (ABR).
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1161.02 GENERAL STANDARDS FOR ALL CONDITIONAL USES.

    A conditional use, and uses accessory to such conditional uses, shall be permitted where the use is identified by this Code as a 
conditionally permitted use, or is found by the Commission to be a substantially similar use, in the zoning district in which the use is 
located. In addition to any specific regulations required by this Code or the Ordinances, the Commission shall find:

   (a)   That the conditional use will be consistent with the general objectives, or any specific objectives, for the zoning district in 
which it is located, as set forth in this Code and the Vision.

   (b)   That the conditional use will be designed, constructed, operated and maintained so as not to be detrimental to or endanger the 
public health, safety, or general welfare.

   (c)   That the conditional use will not change the essential character of the general vicinity in which it is located.

   (d)   That the conditional use will not be injurious to the uses permitted by right in the immediate vicinity, nor substantially 
diminish or impair property values within said vicinity.

   (e)   That establishment of the conditional use will not impede the normal and orderly development of uses permitted by right in 
the immediate vicinity.

   (f)   That adequate utilities and public facilities and services, such as streets and sewer and water services, are or will be provided; and 
that establishment of the conditional use will not require expenditures of public funds for such public facilities or services.

   (g)   That adequate measures have been taken to minimize traffic congestion on public streets.

   (h)   That the conditional use will not suffer substantial hardship in the future due to the conditional use being surrounded by uses 
permitted by right, which are incompatible with the conditional use.

   (i)   That the conditional use shall, in all other respects, conform to the applicable regulations of the district in which it is located as well 
as the specific conditions set forth in Section 1161.03.

   (j)   A Conditional Use Permit issued pursuant to this Chapter may not be transferred to any other person or address.



(t) Outdoor Dining Facility. 
Any person operating a restaurant, bar, tavern, or nightclub use…may be permitted to operate an outdoor dining facility as a 
conditionally permitted accessory use subject to the following:

(1) (application…)

(2) The outdoor dining facility shall be located directly adjacent to the lawfully operating restaurant use. The outdoor 
dining facility may be located immediately adjacent to the front of the restaurant use, on the side or rear of the restaurant
use or as approved by the Planning Commission.

(3) The floor space of the outdoor dining facility and any walkway connecting such facility with the restaurant use and the 
parking lot or any public or private sidewalk shall be constructed of an approved hard surface material meeting all local, 
state, and federal requirements, including, where applicable, the current United States Access Board Public Right-of-Way 
Accessibility Guidelines (PROWAG).

(4) The applicant must keep the outdoor dining facility sanitary, neat and clean at all times, free from accumulation of 
food, litter, snow, ice, and other potentially dangerous or unsanitary matter.

(5) The outdoor dining facility must be in compliance with the Americans with Disabilities Act, 42 U.S.C. § 12101 et seq. 
(as used in this section, the "ADA"), and at a minimum allow for five feet of continuous pedestrian access width along the 
public sidewalk free from all obstruction and must not create any pedestrian hazards. With the concurrence of the Public 
Safety Director, Police Chief, Fire Chief, Building Commissioner, Public Works Director, and City Engineer, the Planning 
Commission may allow a reduced minimum width of continuous pedestrian access to be permitted as allowed by the 
current PROWAG where the applicant can demonstrate that passing spaces will be available within the public right-of-way 
and within the frontage of the storefront, at the maximum interval of fifty feet, and have a minimum passing space 
recommended by the PROWAG that is free of all obstructions.



(t) Outdoor Dining Facility. 
(6) An applicant whose restaurant use is at an intersection of public streets shall not locate the outdoor dining facility in 
a manner that will impede vehicular sight distance at that intersection. Setbacks from the intersection for the outdoor 
dining area will be determined by the Planning Commission on an individual basis specific to individual site conditions after
review and recommendation by the Public Safety Director, Police Chief, Fire Chief, Building Commissioner, Public Works 
Director, and City Engineer.

(7) The maximum number of seats for the outdoor dining facility will be determined by the Planning Commission 
upon review of the amount of space available, compliance with minimum parking and other requirements of Zoning Code, 
the PROWAG, Building Code, and other applicable local, state, and federal requirements.

(8) Applicants who serve alcoholic beverages as part of their restaurant use must meet all requirements of the Ohio 
Department of Commerce, Division of Liquor Control, and the following standards:

A. Where an outdoor dining facility or any portion of an outdoor dining facility is located on public property, the owner of the facility shall sign a use of public 
property agreement approved by the Director of Law that indemnifies and holds the City harmless from any claims, liability or damages arising from the 
operation or location of the outdoor dining facility, and shall provide an insurance policy in an amount approved by the Director of Law with the City named as an 
additional insured. Upon approval of the outdoor dining facility conditional use by the Planning Commission, the Director is authorized to enter into the use of public 
property agreement on behalf of the City.

B. A barrier on some or all sides of the outdoor dining facility may be required. The Planning Commission will make a determination as to the extent and 
location of a barrier necessary for the outdoor dining facility. Any such barrier shall be in accordance with the Outdoor Dining Design Guidelines, Building Code, Ohio 
Fire Code, Ohio Department of Commerce, Division of Liquor Control requirements.

C. The entrance to the outdoor dining facility must be easily recognizable and adjacent to or as close to a publicly used door of the restaurant use as is 
commercially practicable in the Planning Commission's determination and comply with the Ohio Fire Code.

D. Unless authorized by the establishment of a designated outdoor refreshment area in accordance with Ohio Revised Code, no person shall be permitted to carry 
alcoholic beverages from the outdoor dining facility to any place outside the outdoor dining facility except the adjacent restaurant use, and the facility shall 
be designed in a way so as to maintain compliance with this provision.



(t) Outdoor Dining Facility. 

(9) Applicants who do not serve alcoholic beverages as part of their restaurant use must meet the following standards:
A. Where an outdoor dining facility or any portion of an outdoor dining facility is located on public property, the owner of the facility shall sign a use of public 
property agreement approved by the Director of Law that indemnifies and holds the City harmless from any claims, liability or damages arising from the 
operation or location of the outdoor dining facility, and shall provide an insurance policy in an amount approved by the Director of Law with the City named as an 
additional insured. Upon approval of the outdoor dining facility conditional use by the Planning Commission, the Director is authorized to enter into the use of public 
property agreement on behalf of the City.

B. A barrier on some or all sides of the outdoor dining facility may be required. The Planning Commission will make a determination as to extent and location 
of a barrier necessary for the outdoor dining facility. Any such barrier shall be in accordance with the Outdoor Dining Design Guidelines and the Ohio Fire Code.

(10) The outdoor dining facility must have adequate illumination during evening hours in accordance with the Outdoor 
Dining Design Guidelines. All lighting will be designed to minimize the intrusive effect of glare and illumination upon 
abutting areas, especially residential properties pursuant to Section 1306.311.

(11) Buffering with landscaping or fencing of the outdoor dining facility, if the facility is adjacent to residential or 
sensitive uses, may be required. Buffering requirements will be determined by the Planning Commission and shall be in 
accordance with the Outdoor Dining Design Guidelines.

(12) An outdoor dining facility with a capacity of more than eight seats shall be included in the gross floor area 
square footage to determine parking space requirements per Chapter 1143.

(13) Furniture and enclosures located within the outdoor dining facility may not be stored on the public right-of-
way and must be removed entirely from the right-of-way on or before November 30 through March 31. From 
December 1 through March 31, and in order to take advantage of unseasonable weather or special events, the Director shall 
have the authority to allow a single-day use of the public right-of-way in accordance with any approved conditional use 
permit. All furniture and fixtures used in an outdoor dining facility in the public right-of-way must be readily removable 
without damage to the surface of the right-of-way. An outdoor dining facility located entirely on private property is 
permitted year-round with prior approval of the Planning Commission.



(t) Outdoor Dining Facility. 

(14) An outdoor dining facility shall operate only between the hours of 8:00 a.m. and 10:00 p.m. Sunday through 
Thursday, 8:00 a.m. Friday to 1:00 a.m. Saturday and 8:00 a.m. Saturday to 1:00 a.m. Sunday. The limitations set forth 
herein, and any additional limitations placed on hours of operation as may be determined by the Planning Commission, are 
designed to assure adequate peace, quiet and serenity in the evening and morning hours during which residents of the City 
are entitled to enjoy a period of rest and relaxation without intrusion from the possibilities of excessive noise and activity in 
adjacent areas. The Planning Commission may temporarily extend the hours and dates of operation of any outdoor dining 
facility where the outdoor dining facility is located within the footprint of a special event that is either sponsored by the City 
or permitted under the Codified Ordinances.

(15) Outside entertainment, whether by band, orchestra, instrument, musician, singer, radio, television, loudspeaker, 
microphone, recital or any other individual, group or mechanical device, shall only be permitted in an outdoor dining 
facility pursuant to Chapter 515 of the Ordinances of the City. The Planning Commission may prohibit or provide for other 
restrictions and conditions related to such entertainment as it deems necessary to protect the surrounding neighborhood. 
All speakers must be facing inward toward the outdoor dining facility. All outdoor entertainment must cease at 10:00 p.m.

(16) Unless otherwise approved by the Architectural Board of Review, signage of any kind is not permitted on tables, 
umbrellas, chairs, or barriers that are part of the outdoor dining facility.

(17) The outdoor dining facility shall comply with the requirements of the state smoking and tobacco use laws.

(18) The Director may require adjustments, after approval of the Planning Commission, to the layout, dimensions, or 
distance from the property line of any outdoor dining facility in order to ensure pedestrian safety and maintain shared use 
of the public right-of-way.



(t) Outdoor Dining Facility. 

(19) Notwithstanding anything in this chapter or section to the contrary, any outdoor dining facility conditional use permit 
application shall be heard by the Planning Commission and, if approved, shall expire twelve months from the date of 
issuance. Subsequent renewal of the conditional use permit may be made administratively by the Director if no 
significant modifications to the conditions of the permit have been proposed and no violations of the Code have 
been determined. Determination of renewal status is at the discretion of the Director. The conditional use permit for an 
outdoor dining facility is non-transferable.

(20) Notwithstanding anything in this chapter or section to the contrary, any conditional use permit granted for the outdoor 
dining facility may be revoked by the Planning Commission after referral to the Planning Commission by the 
Director and a public hearing. Notice of such hearing shall be sent to the applicant and to others pursuant to Section 
1173.07(b)(2) of this Code as if a zoning change were requested. The Director shall have the authority to cancel a use of 
public property agreement upon thirty days' written notice. Once a notice of cancellation of the use of public property 
agreement has been issued, the owner of the restaurant has five business days to remove any portion of the outdoor dining 
facility that is in the public right-of-way and restore the public right-of-way to the condition in which it existed prior to the 
creation of the outdoor dining facility.

(Ord. 33-2022. Passed 11-21-22.)



Enclosure Front Setback 
(~78 to 60’ from sidewalk)

C2 Zoning – 0 to 5’ setback

Enclosure Side Setback 
(~1.75’ from PL)

C2 Zoning – 0’ setback

“Front Yard”

“Side Yard”



Enclosure Side Setback 
(~1.75’ from PL)
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Min. 1 for each 1,000 sq. ft. GFA; max. 2.5 
for each 1,000 sq. ft. GFA

Retail

MaxMinRequirement

83~3,100 ft2Garden Bar

1161.03 (t)(12) An outdoor dining facility with a 
capacity of more than eight seats shall be included in 
the gross floor area square footage to determine 
parking space requirements per Chapter 1143…

Parking Requirement

NOTE: Outdoor space for exclusive use of existing onsite 
business workers (members) – not general public.



Approved by PC (May 2021)

On Site =  14 Spaces (lot restriped in 2022)

Adjacent (Shared) Lot = 39 Spaces
• Agreement specifies “business parking;” hours:**

• Mon through Fri (7am – 6pm)
• Sat (8am – 4pm)

Parking Provided

**Evening hours for existing shared parking differs significantly from 
standard outdoor dining hours (up to 10pm/Sun-Thu and 1am/Fri-Sat)



Recommendation (03-05-25) – Conditional Use (Outdoor Dining)

Approval must be conditional upon:

• Use is limited to club members only (not general public or other building users).

• Shared parking agreement updated to reflect club hours (if/as required for evening hours).

• Any exterior alterations must obtain a certificate of appropriateness from the Architectural 
Board of Review (ABR) prior to obtaining permits.



Docket 03-06-25 - Communication
Renewal of Conditional Use Permit (Outdoor Seasonal Dining)



Request (03-07-25)
The review and renewal of Conditional Use (Outdoor Seasonal Dining) pursuant to: 
• Section 1161.03 (t) – Outdoor Dining Facility

64 existing facilities are up for renewal (per agenda).

For all locations, reviewed (2024):
• CAD reports (LPD) – complaints/citations directly related to outdoor use.
• Correction notices (Building/Housing) – lack of facility compliance (Public RoW).



Recommendation (03-07-25) – Conditional Use (Outdoor Dining)
Approval with the following exceptions, recommending a renewal hearing (April):

• #14 – 15319 Detroit (Ohio Tea House; 2023) – Three noise complaints:
• Monday, 9/2 (11pm) – People standing outside playing loud music.
• Friday, 9/27 (12:30am) – Loud music and drums…moderate upon arrival.
• Tuesday, 10/22 (11:57pm) – Loud music outside…advised and sent on their way.
• Thursday, 10/31 (10:16pm) – Someone playing loud drums - citation issued for noise disturbance.

• #36 – 1384 Hird (W117/Fieldhouse; 2021) – Four noise complaints:
• Saturday, 7/20 (11:18pm) – Music was excessively loud upon arrival…DJ from out of state…on outdoor patio.
• Saturday, 7/27 (10:25pm) – Extremely loud music…officers spoke with management.
• Sunday, 9/1 (6:04pm) – Loud music…spoke with management and turned it down.
• Sunday, 9/1 (8:22pm) – Loud music…roof top event…advised and going to turn it down.

• #40 – 12102 Madison (Hola Taco; 2019) – Three noise complaints:
• Sunday, 6/2 (9pm) – loud music…music was moderate…management advised and going to turn it down.
• Saturday, 6/22 (11pm) – loud music…moderate upon arrival…staff turning it off for night.
• Saturday, 7/27 (7:26pm) – loud music…advised and will turn the music down.



Docket 03-07-25 - Communication
Review of Lot Split/Consolidations (ODOT Excess Transfer)



Request (03-07-25)
The review of Lot Split/Consolidation Plats pursuant to: 
• Chapter 1155 – Subdivision Regulations

7 plats covering ODOT property to be transferred to City of Lakewood.
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Recommendation (03-07-25) – Lot Split/Consolidations

Approval.
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