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Johanna Schwarz

From: Scott Michaud <scott.a.michaud@gmail.com>
Sent: Saturday, April 26, 2025 4:18 PM
To: Planning Dept
Subject: Comments on Docket No. 04-13-25 – Project and Site Concerns
Attachments: Doc Lankys Proposal Comments.pdf

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

Dear David Baas and the Lakewood Planning Commission,  
 
Thank you for providing the public notice on April 22, 2025, regarding Docket No. 04-13-25. 
 
As a nearby resident who walks the project site almost daily, I support the idea of the new seating area 
but have several concerns and suggestions for both the property owner and the City to consider: 
 

 Bike Racks and Streetscape Improvements: 
o The bike racks previously located along the sidewalk have been removed. I recommend 

reinstalling them, either relocated to the side of the building or placed in the front where 
the "No Parking" zone is currently marked. These racks are regularly used by cyclists 
visiting Barrio, Doc Lanky's, and residents of the nearby apartments. 

o Additionally, installing a bike rack with planters or creating a small curb bump-out in this 
area would help prevent illegal parking, remove the need for the "No Parking" sign, and 
improve the overall streetscape. 

 Crosswalk and Traffic Flow: 
The curb currently rounds inward toward Lakeland, and combined with the building's corner, it 
creates a blind spot. Drivers pulling onto Madison must navigate around parked cars, reducing 
visibility and increasing pedestrian risks.Specifically with the traffic typically doing 35+ mph in the 
25 mph zone of Maddison.  
Additionally, the current curb design forces pedestrians to angle awkwardly into Madison rather 
than cross directly. 
I suggest installing curb bump-outs to: 

o Improve driver visibility and pedestrian safety, 
o Prevent cars from parking too close to the stop sign, 
o Widen the sidewalk area near the Patio Tavern where sidewalk congestion already exists 

due to electrical equipment and gathering patrons. 
(Adding grass to the bump-out areas would also be a nice visual improvement.) 

 Sidewalk Width and Accessibility: 
If curb bump-outs are not added, what is the plan for the brick sidewalk area containing the tree 
and "No Parking" sign? 
This location could become a serious pinch point for pedestrians, particularly near the seating 
area. 
The current plans do not fully show how tight the tree planter is to the walkway. After doing some 
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measurements, I am concerned that sidewalk width may not meet ADA accessibility standards, 
especially for those using wheelchairs or mobility devices. At times groups of 2-3 wide can be 
walking the sidewalk going to Madison Ave attractions/residencies. 

 Hours of Operation and Noise Concerns: 
Will there be any adjustments to the hours of operation for the new seating area or the 
businesses? 
It has been an ongoing issue that patrons of Doc Lanky's (formerly Two Bucks) and Patio Tavern 
stay outside well after closing, often smoking, playing loud music in their cars, and gathering 
loudly between 1:30 a.m. and 3:30 a.m. With my windows facing the parking areas, this has been 
a persistent disruption, particularly Sunday through Thursday nights. 
While I usually wait 10–20 minutes before contacting the non-emergency number, it often takes 
another 30–45 minutes for the groups to disperse. 
This consistent late-night noise seriously impacts the ability of nearby residents to sleep during 
the workweek. 

Thank you for considering these concerns. I have attached a PDF with additional notes and diagrams for 
your review. 
Sincerely, 
Scott Michaud 
Lakeland Ave Resident 
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Johanna Schwarz

From: Amanda Johnson <jamanda87@yahoo.com>
Sent: Thursday, May 1, 2025 11:46 AM
To: Planning Dept
Subject: Marlowe townhomes

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

 
Hello, I live on Marlowe Avenue very close to where the townhomes will be built and I plan to attend 
tonight but in the event I cannot I was wondering if we could address parking. We are a street that has 
some rentals as well as owners, and our street is quite short in length. We also have a lot of sarita and 
spin traffic with really no close public lot options. 
 
We also have a lot of elementary aged kids on our street that play, over 10 to 12 that are ages 10 and 
under. I can see that there are garages for the townhomes, but I am more worried about with 16 
townhomes when people have visitors and other family members driving within the household that we 
are going to have even less parking as well as increased through traffic.   
 
Amanda Vitek  
 

Sent from Yahoo Mail for iPhone 





Planning Commission
May 2025



Planning Commission
May 2025 Agenda

1. Roll call
2. Adoption of minutes – April 2025 meeting
3. Opening Remarks
4. 04-13-25: 15607 Madison (Conditional Use – Outdoor Dining/Doc Lanky’s)
5. 05-17-25: 15431 Edgewater (Lot Consolidation)
6. 05-18-25: 17415 Northwood (Conditional Use – Event Space)
7. 05-19-25: Marlowe Park Townhomes (Planned Development – Minor Modification)
8. 05-20-25: 12534 Lake (Lot Split – Return for Modification)
9. Adjourn



Docket 04-13-25 – 15607 Madison 
Conditional Use - Outdoor Dining (Doc Lanky’s)



Request (04-13-25)
The review of Conditional Use – Outdoor Dining pursuant to: 
• Chapter 1161 (Conditional Use Regulations)



15607 Madison



15607 Madison













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.)











Recommendation (04-13-25) – Conditional Use (Outdoor Dining)
• Must confirm proposal provides minimum five feet of continuous pedestrian access width along the 

public sidewalk free from all obstruction; and/or that minimum passing spaces (4’) will be 
available…at the maximum interval of 50’ (PROWAG).

• Must ensure floor space of the outdoor dining facility meets PROWAG.

• ABR approval (on May docket).



Public Comment (04-13-25) – Conditional Use (Outdoor Dining)

Submitted in advance:

• 1 Letter (Scott Michaud, Lakeland Resident)
• Bike Racks and Streetscape Improvements

• Crosswalk and Traffic Flow

• Sidewalk width and Accessibility

• Hours of Operation and Noise Concern



Docket 05-17-25 – 15431 Edgewater 
Lot Consolidation



Request (05-17-25)
The review of a Lot Consolidation pursuant to: 
• Chapter 1155 (Subdivision Regulations)

Property is in the R1H (Residential, Single-Family, High Density) District

Design approval provided at ABR March 2025 meeting



15431 Edgewater



15431 Edgewater



























1155.06 PROCEDURES FOR LOT CONSOLIDATIONS AND RESUBDIVISIONS.
(a) Application. A preliminary plan and plat complying with the requirements set forth in Section 1155.03 shall be prepared for each lot 

consolidation or resubdivision and submitted with an application for approval to the Director, except, at the discretion of the Director, the 
preliminary plan may be waived, prior to the deadline established by the Commission by rule. The purposes of the preliminary plan are to 
determine if it qualifies as a lot consolidation or resubdivision, its relation to adjacent lot consolidations or resubdivisions, and compliance with 
other City codes.

(b) Review by Engineer. The Director shall submit the preliminary plan and plat to the Engineer for review and if it is satisfactory, the Engineer 
shall so certify the approval thereon.

(c) Approval. The Commission shall review all required maps and the report of the Engineer for compliance with the applicable sections of this 
Chapter and the Code. The Chairman and Secretary of the Commission shall make an approval notation on the preliminary plan and the plat.
(1) If any proposed lot or parcel does not fully conform with the provisions of the Code, the Commission shall refer the application to the Board 
with the request that the Board determine whether the applicant should be entitled to a variance from strict compliance with the provisions of 
the Code which the proposed lot consolidation or resubdivision violates. Upon review and the decision of the Board, the proposed lot 
consolidation or resubdivision shall be returned to the Commission for its final review and approval, disapproval or modification.
(2) The Commission may disapprove the plan where it finds that the proposed use is not consistent with the Vision; findings supporting such 
disapproval shall be stated on the record and forwarded to the applicant within fourteen (14) calendar days.
(3) Upon approval by the Commission, the applicant has 180 days to provide a final plat to the Engineer. Failure to provide the aforementioned 
plat will cause the decision of the Commission to be null and void. The Commission for good cause may extend the aforesaid 180-day period.

(d) Recording. The approved plat shall be filed and recorded in the offices of the County Auditor and County Recorder by an authorized 
representative of the City with thirty (30) days after final approval.

(e) Fees. A review and recording fee, established pursuant to Section 1173.06 shall be included with the application.
(Ord. 24-98. Passed 5-18-1998.)

(f) Notice Procedures. Where a lot consolidation or resubdivision is requested, notice of the public hearing held pursuant to Section 1171.03(i) 
shall be made in a newspaper of general circulation no less than seven (7) days before the hearing; said notice shall state the time and place 
of the hearing in accordance with Chapter 107 (Publication of Legal Notices) of the Ordinances.

(Ord. 124-05. Passed 2-6-2006.)

https://codelibrary.amlegal.com/codes/lakewood/latest/lakewood_oh/0-0-0-74135#JD_1155.03
https://codelibrary.amlegal.com/codes/lakewood/latest/lakewood_oh/0-0-0-75502#JD_1173.06
https://codelibrary.amlegal.com/codes/lakewood/latest/lakewood_oh/0-0-0-75323#JD_1171.03
https://codelibrary.amlegal.com/codes/lakewood/latest/lakewood_oh/0-0-0-58524#JD_107


Recommendation (05-17-25) – Lot Consolidation

Approval with following condition:
• Completion of City Engineer Review.



Public Comment (05-17-25) – Lot Consolidation

Submitted in advance:
• 1 Letter + Petition of Support (5 Adjacent Neighbors)



Docket 05-18-25 – 17415 Northwood 
Conditional Use – Banquet/Party Center (St. James Hall)



Request (05-18-25)
The review of a Conditional Use (Banquet/Party Center) pursuant to: 
• Chapter 1129.02 (Principal and Conditional Permitted Uses)

Property is in the C2 (Commercial, Retail) District



17415 Northwood



17415 Northwood













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.



1143.04 USE CATEGORIES.
For the sole purpose of calculating parking requirements, uses are defined as follows:
(e) Public Assembly: includes all buildings or portions of buildings, used for gathering together 100 or more persons for such purposes as deliberation, 

worship, entertainment, eating, drinking or amusement. Examples of assembly include, but are not limited to, large meeting rooms and classrooms, 
auditoriums with fixed or loose chair seating, multi-purpose rooms, concert halls, and theaters. Restaurants, or other rooms used primarily for the 
service of food are not places of public assembly.

1143.09 PARKING PLAN REVIEW: PLANNING COMMISSION.
(10) For uses defined as Institutional or Public Assembly in Schedule 1143.05, the following guidelines:
A. One space for each 80 square feet of all auditoria and public assembly rooms: and
B. One space for each employee.

SCHEDULE 1129.02: PERMITTED USES IN COMMERCIAL DISTRICTS
C1 OFFICE C2 RETAIL C3 GENERAL BUSINESS C4 PUBLIC SCHOOL

ENTERTAINMENT
Theaters, Banquet Hall, Party Center - C P C7

Requirement Min (1 per 80ft2) Staff Total
The Hall at St. James ~3,500 ft2 (43.75) = 44 X 44 + Staff Spaces

https://codelibrary.amlegal.com/codes/lakewood/latest/lakewood_oh/0-0-0-73859#JD_1143.05
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20

67

Requirement Min (1 per 80ft2) Staff Total Requirement
The Hall at St. James ~3,500 ft2 (43.75) = 44 X 44 + Staff Spaces

On-site + Shared Agreement = 72 spaces





Recommendation (05-18-25) – Conditional Use

Approval with following condition:
• Close coordination on events between School/Hall and Church/Parish to 

deconflict shared parking demand to greatest extent possible.



Docket 05-19-25 – Marlowe Park Townhomes 
Planned Development – Minor Modification



Request (05-19-25)
The review of a Minor Modification to a Planned Development pursuant to: 
• Chapter 1156 (Planned Development)

Property was designated a PD district by Ordinance 28-19 (6/25/2020).

The PD is adjacent to both:
• R2 (Single and Two-Family); and 
• C2 (Commercial, Retail) Districts.



Marlowe Park Townhomes



Marlowe Park Townhomes



Background: Code + Timeline (Marlowe Park Townhomes)
1156.04 PLANNED DEVELOPMENTS.
(k)(2) Effect of approval of a Final PD Plan.

A. An approved Final PD Plan shall be valid for a period of two (2) years from the date City Council approves the rezoning.
B. During the period…(N/A).
C. Within the two (2) year period, the developer/owner shall:

1. Submit the plat portion of the Final PD Plan…
2. Undertake substantial construction of at least the first approved phase of the PD development.

(m)  Modifications of Final PD Plan.
   (1) A minor modification shall be defined, for purposes of this Chapter, as any alteration other than a major modification (as defined below) to an 
already approved Final PD Plan.

A. A minor modification must be reviewed and approved by the Commission and Architectural Board of Review.
 (2) A major modification shall be defined, for purposes of this Chapter, as the addition to an already approved Final PD Plan of any property or 

properties…that changes the mix of uses.

TIMELINE.
• Project introduced (December 2019) 
• PC & ABR provided final PD approval (May 2020)
• Council provided PD approval; legislation adopted (June 2020)
• PC provided final Plat approval (September 2020)
• City Engineer provided Civil Plan approval (December 2020)
• Civil Site Work (Winter – Fall 2021)
• Ownership transfers - LDC Madison to Marlowe Park LLC (August 2021)
• Final Inspection - Civil Site Preparation (December 2021)



Roles & Responsibilities (PC/ABR)
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)
• [Plaza Design] + Streetscape improvements + Landscaping.

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)
• [Plaza Design] + Streetscape improvements + Landscaping.
• Building Materials
• (Finalize) Landscaping
• (Finalize) Streetscape improvements 
• Service Area and Mechanical Screening
• Signage (Master sign plan required)
• Lighting (…including photometric illustration)



Approved PD – May/June 2020



Approved PD – May/June 2020



Approved PD – May/June 2020



Approved PD – May/June 2020



Approved PD – May/June 2020



Approved Plat – Sept 2020



Applicant Presentation





























Landscaping Plan
Approved PD – May/June 2020

(Submitted w/Modification)



Landscaping Plan
Approved PD – May/June 2020

(Submitted w/Modification)



Landscaping Plan
Approved PD – May/June 2020

(Submitted w/Modification)



Landscaping Plan
Approved PD – May/June 2020

(Submitted w/Modification)



Landscaping Plan
Approved PD – May/June 2020

(Submitted w/Modification)



Landscaping Plan
Approved PD – May/June 2020

(Submitted w/Modification)



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.)



1156.02 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.

https://codelibrary.amlegal.com/codes/lakewood/latest/lakewood_oh/0-0-0-73797#JD_1143
https://codelibrary.amlegal.com/codes/lakewood/latest/lakewood_oh/0-0-0-73729#JD_1141
https://codelibrary.amlegal.com/codes/lakewood/latest/lakewood_oh/0-0-0-73729#JD_1141
https://codelibrary.amlegal.com/codes/lakewood/latest/lakewood_oh/0-0-0-73729#JD_1141


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.

https://codelibrary.amlegal.com/codes/lakewood/latest/lakewood_oh/0-0-0-77207#JD_1329
https://codelibrary.amlegal.com/codes/lakewood/latest/lakewood_oh/0-0-0-77207#JD_1329
https://codelibrary.amlegal.com/codes/lakewood/latest/lakewood_oh/0-0-0-75649#JD_1306
https://codelibrary.amlegal.com/codes/lakewood/latest/lakewood_oh/0-0-0-74065#JD_1153


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.



Recorded Plat vs. Updated Site Plan



Setbacks (Proposed)



Approved PD – May/June 2020



Massing/Height

31’ 8”

16’ 3”

30’ 4”

35’ 9.5” 30’ 4”
Approved PD – May/June 2020

Proposed Modification



Massing/Height



Neighborhood Context (West)



Neighborhood Context (West)



Neighborhood Context (East)



Neighborhood Context (Block)



1143.05 SCHEDULE OF USES AND SPACE REQUIREMENTS.
• Residential (Single-Family): Min. 1 per dwelling unit/No Max; 1 required space shall be in a garage

Use Size Minimum Maximum Proposed

Single-Family 16 Units 16 Spaces N/A 32 Spaces

Parking

31 Additional Public Spaces (Municipal Lot #3 - 14521 Madison)

~150’



Recommendation (05-19-25) – Minor Modification/PD

Deferral to June with further consideration towards:
• Madison building(s) massing/height in relation to commercial corridor/context.
• Update Landscaping Plan to reflect changes to Madison Building(s) & Setbacks.
• Update Plat to reflect new property lines for separated Madison Building(s).
• Safety Forces (Fire) Review of Site Plan.
• Other areas as appropriate.



Public Comment (05-19-25) – Minor Modification/PD

Submitted in Advance:
• 1 Letter (Amanda Vitek; Marlowe Resident)

– Concerns over parking and increased traffic



Docket 05-20-25 – 12534 Lake 
Lot Split (Return for Modification)



Request (05-20-25)
The review of a Lot Split (Return for Modification) pursuant to: 
• Chapter 1155 (Subdivision Regulations)

Property is in the MH (Residential, Multi-family, High-Density) District.

Original Plat approved by PC at June 2024 meeting.

Update/design modifications were approved by ABR at April 2025 meeting.



12534 Lake



12534 Lake



Applicant Presentation







Previous Approval – June 2024



1155.07 PROCEDURES FOR LOT SPLITS.
(a) Application. A lot split map based on field survey prepared by a professional surveyor registered in the State of Ohio showing existing 

structure(s) on the parcel(s) involved and the proposed lot line change shall be submitted to the Director prior to the deadline established by 
the Commission by rule.

(b) Review by Engineer. The Director shall submit the preliminary plan and plat to the Engineer for review and if it is satisfactory, the Engineer 
shall so certify the approval thereon.

(c) Approval. The Commission shall review all required maps and the report of the Engineer for compliance with the applicable sections of this 
Chapter and the Code. The Chairman and Secretary of the Commission shall make an approval notation on the preliminary plan and the plat.
(1) If any proposed lot or parcel does not fully conform with the provisions of the Code, the Commission shall refer the application to the Board 
with the request that the Board determine whether the applicant should be entitled to a variance from strict compliance with the provisions of 
the Code which the proposed lot split violates. Upon review and the decision of the Board, the proposed lot split shall be returned to the 
Commission for its final review and approval, disapproval or modification.
(2) The Commission may disapprove the plan where it finds that the proposed use is not consistent with the Vision; findings supporting such 
disapproval shall be stated on the record and forwarded to the applicant within fourteen (14) calendar days.
(3) Upon approval by the Commission, the applicant has 180 days to provide a final plat to the Engineer. Failure to provide the aforementioned 
plat will cause the decision of the Commission to be null and void. The Commission for good cause may extend the aforesaid 180 day period.

(d) Recording. The approved plat shall be filed and recorded in the offices of the County Auditor and County Recorder by an authorized 
representative of the City with thirty (30) days after final approval.

(e) Fees. A review and recording fee, established pursuant to Section 1173.06 shall be included with the application.
(Ord. 24-98. Passed 5-18-1998.)

(f) Notice Procedures. Where a lot split is requested, notice of the public hearing held pursuant to Section 1171.03(i) shall be made in a 
newspaper of general circulation no less than seven (7) days before the hearing; said notice shall state the time and place of the hearing in 
accordance with Chapter 107 (Publication of Legal Notices) of the Ordinances.

(Ord. 124-05. Passed 2-6-2006.)

https://codelibrary.amlegal.com/codes/lakewood/latest/lakewood_oh/0-0-0-75502#JD_1173.06
https://codelibrary.amlegal.com/codes/lakewood/latest/lakewood_oh/0-0-0-75323#JD_1171.03
https://codelibrary.amlegal.com/codes/lakewood/latest/lakewood_oh/0-0-0-58524#JD_107


Recommendation (05-20-25) – Lot Split (Return for Modification)

Approval with the following conditions:
• City Engineer review is complete.
• An exclusive easement be established for access from Lake Ave. to both ingress/egress points up to 

the project development on the east side of the site and that easement is reviewed and approved by 
the City’s Engineer and recorded at the time of the plat recordation.



Planning Commission
May 2025
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