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Heritage Advisory Board Report to Architectural Board of Review 

Regarding the Application for a Certificate of Appropriateness to Alter the Curtis Block 
 

The Lakewood Heritage Advisory Board (“LHAB”) serves in an advisory capacity for the purpose 
of educating, informing and making recommendations to City officials, departments, boards 
and commissions and the community on matters relating to historic preservation (Section 
1337.01 of the Codified Ordinances of Lakewood). 
 
The Curtis Block is located at Detroit and Marlowe Avenues and was designated as an historic 
property in 2016 under Lakewood’s preservation ordinance, Chapter 1134 of the Codified 
Ordinances of Lakewood. That designation applies to the exterior of the building and not the 
interior.  The Curtis Block is also a contributing resource in the Downtown Historic District listed 
on the National Register of Historic Places.  And it is part of the “four-corner streetcar façade”, 
comprised of buildings on the four corners of the Detroit and Marlowe intersection built during 
Lakewood’s streetcar era and still remarkably intact. 
 
LHAB has reviewed the proposed concept plans for the Downtown Development Site submitted 
by CASTO/Dimit Architects in connection with their oral application for a Certificate of 
Appropriateness presented to the Architectural Board of Review on July 14, 2022.  In particular, 
LHAB met with CASTO/Dimit and Planning Director Leininger on July 29, 2022, for an extended 
discussion of the proposal. 
 
In brief, CASTO/Dimit proposes to retain and preserve the eastern and northern facades of the 
Curtis Block, repurpose the western façade and eliminate the southern façade.  In addition, 
CASTO/Dimit proposes to position the northern end of a five-story commercial/residential 
building in the middle of the Curtis Block footprint.   
 
Section 1134.06 of Lakewood’s preservation ordinance requires that the Architectural Board of 
Review (“ABR”) consider the CASTO/Dimit application for a certificate of appropriateness with 
reference to the Secretary of the Interior’s Standards for Rehabilitation. 
 
LHAB Conclusions and Recommendations 
 
LHAB recommends to the Architectural Board of Review that it apply the Secretary of the 
Interior’s Standards for Rehabilitation (Section 1134.06 (b)), to the application for a Certificate 
of Appropriateness, and recommends the following findings under each of those sections: 
 
Standard 1: “A property shall be used for its historic purpose or placed in a new use that 
requires minimal change to the defining characteristics of the building and its site and 
environment.”  
 
 LHAB’s recommendation:  Proposal does not meet Standard 1.  
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The character defining features of the property being retained by the proposed design concept 
are as follows:  
 

• The structure’s primary facades along Detroit and Marlowe, 
• The location of the building to the city sidewalks, and 
• The retention of both retail and residential uses. 

 
However, the design is causing an adverse effect to the massing of the original two-story 
structure. This negates the building’s historic relationship to its site and environment.  
  
Standard 2: “The historic character of a property shall be retained and preserved.  The removal 
of historic materials or alteration of features and spaces that characterize a property shall be 
avoided.”   
 
LHAB’s recommendation:  Proposal does not meet Standard 2. 
 
The western former party wall and southern service wall can be repurposed without altering 
the historic character of the building.  The historic character of two remaining façade walls is 
being retained and preserved.  
 
However, the historic character of the overall exterior of the property is also defined by its 
massing and relationship to its surroundings.  This character is significantly and adversely 
effected by the proposed construction (scale and massing) on the top of the building.  
 
The rhythm and accessibility of the retail store frontage that currently exists along Detroit and 
Marlowe not only contributes to the historic character of the building, but also to the Lakewood 
streetcar retail corridor. Altering the operations along this façade would be an adverse effect. 
LHAB recommends the retention and operability of the existing storefront entry 
ways/configuration even if they are not utilized by future tenants.  
 
Standard 3: “Each property shall be recognized as a physical record of its time, place and use. 
Changes that create a false sense of historical development, such as adding conjectural features 
or architectural elements from other buildings, shall not be undertaken.”  
 
LHAB’s recommendation:  Proposal only partially meets standard 3. 
 
The proposed roof top addition to the Curtis Block overwhelms the existing scale of building, 
causing it to lose its relationship to its time, place and original use.  
 
Standard 4: “Most properties change over time; those changes that have acquired historic 
significance in their own right shall be retained and preserved.” 
 
LHAB’s recommendation: Proposal meets standard 4. 
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Standard 5: “Distinctive features, finishes, and construction techniques or examples of 
craftsmanship that characterize a property shall be preserved.” 
 
LHAB’s recommendation: It is unclear to LHAB how the developer proposes to meet this 
standard given the conceptual nature of the proposal. Additional information is required to 
assess this standard and should be provided prior to final ABR decision. 
 
Standard 6: “Deteriorated historic features shall be repaired rather than replaced. Where the 
severity of deterioration requires replacement of a distinctive feature, the new feature shall 
match the old in design, color, texture and other visual qualities and, where possible, materials. 
Replacement of missing features shall be substantiated by documentary, physical or pictorial 
evidence.” 
 
LHAB’s recommendation: It is unclear to LHAB how the developer proposes to meet this 
standard given the conceptual nature of the proposal. Additional information is required to 
assess this standard and should be provided prior to final ABR decision.  
 
Standard 7: “Chemical or physical treatments, such as sandblasting, that cause damage to the 
historic materials and structures, if appropriate, shall be undertaken using the gentlest means 
possible.” 
 
LHAB’s recommendation: It is unclear to LHAB how the developer proposes to meet this 
standard given the conceptual nature of the proposal. Additional information is required to 
assess this standard and should be provided prior to final ABR decision. Please note that 
sandblasting or painting of brick is not acceptable.  
 
Standard 8: “Significant archeological resources affected by a project shall be protected and 
preserved. If such resources must be disturbed, mitigation measures shall be undertaken.” 
 
LHAB’s recommendation: Standard is not applicable. 
 
Standard 9: “New additions, exterior alterations, or related new construction shall not destroy 
historic materials that characterize the property. The new work shall be differentiated from the 
old and shall be compatible with the massing, size, scale, and architectural features to protect 
the historic integrity of the property and its environment.” 
 
LHAB’s recommendation: It is unclear to LHAB how the developer proposes to meet the first 
part of this standard given the conceptual nature of the proposal. The proposal does not 
meet the second half of this standard. 
 
Although new work is differentiated from old, the new proposed addition is not compatible 
with the existing building in massing, size, scale, and architectural features.  As a result, the 
addition will cause an adverse effect to the historic integrity of the property and its 
environment. 
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Standard 10:  “New additions and adjacent to related new construction shall be undertaken in a 
such a manner that if removed in the future, the essential form and environment would be 
unimpaired.”   
 
LHAB’s recommendation:  Proposal does not meet Standard 10. 
 
Removal of the proposed new construction would devastate the historic building’s essential 
form and environment.  
 
In summary, LHAB objects to the scale and massing of the five-story building in the midst of the 
Curtis Block.   The building’s proposed five-story design and exterior materials are incompatible 
with the original historic structure.  LHAB agrees that the western and southern façades of the 
Curtis Block can be repurposed and the interiors of the Curtis Block, which are not protected by 
the historic property designation, can be reconfigured.   
 
LHAB recommends that the Architectural Board of Review respect the history and architecture 
of the Curtis Block by requesting that CASTO/Dimit refine their design, amend, and resubmit 
the application for a certificate of appropriateness in accordance with LHAB’s 
recommendations and the Secretary of the Interior’s Standards.  LHAB also recommends that 
the amended application be in writing and address how their proposal addresses the applicable 
Secretary of the Interior’s Standards. 
 
Dated:  August 31, 2022 
 
Respectfully submitted, 
 
Lakewood Heritage Advisory Board 
 
Note: Peter Ketter recused himself from consideration and discussion of the CASTO/Dimit 
proposal and did not attend the LHAB July 25, 2022 meeting.  
 
Copy to Director Leininger 
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Johanna Schwarz

From: David Baas
Sent: Tuesday, November 1, 2022 3:50 PM
To: Johanna Schwarz
Subject: FW: ABR Docket No. 07-42-22 - Certificate of Appropriateness/Curtis Block Building

 

From: Jeanne Mackay <jeannenmackay@gmail.com>  
Sent: Thursday, July 14, 2022 1:22 PM 
To: Planning Dept <Planning@lakewoodoh.net> 
Cc: Kyle G. Baker <Kyle.Baker@lakewoodoh.net>; Jason Shachner <jason.shachner@lakewoodoh.net>; John Litten 
<John.Litten@lakewoodoh.net>; Cindy A. Marx <Cindy.Marx@lakewoodoh.net>; Tom Bullock 
<Tom.Bullock@lakewoodoh.net>; Sarah Kepple <Sarah.Kepple@lakewoodoh.net>; Tristan Rader 
<tristan@tristanrader.com>; Mayor's Office <Mayor@lakewoodoh.net> 
Subject: ABR Docket No. 07-42-22 - Certificate of Appropriateness/Curtis Block Building 
 

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

It is my request that the ABR receive these comments before tonights' meeting. Thank you. 
 
Under the City of Lakewood’s Preservation Ordinance, Chapter 1134.01, it states: 
 
“The purpose of this chapter is to promote the health, safety and welfare of the citizens of the City by providing for the identification, 
PROTECTION, enhancement, PERPETUATION and USE of areas, PLACES, BUILDINGS, PUBLIC INTERIOR PORTIONS OF 
BUILDINGS, STRUCTURES, works of art and other objects having a SPECIAL HISTORICAL, COMMUNITY or AESTHETIC 
INTEREST or VALUE, so that the following objectives are reached”. 
 
The citizens of our community have repeatedly and overwhelmingly spoken up, over many years, that they want the Curtis Block 
building, an HP residing within an HPD, respected in its entirety, as stipulated under Lakewood Codified Ordinance Chapter 
1134.  Our community has faithfully done its portion of the work and followed all of the steps spelled out in Chapter 1134.01, both for 
HP designation, and to designate the district an HPD. We have gathered much evidence for that community support in the form of 
letters and petitions, copies of which you have all been given. Our community has tirelessly advocated for the owners of the property, 
the City of Lakewood, to do its part in keeping the building sound and secure, dry and maintained, until it could be properly restored and 
renovated according to the law clearly spelled out in the Chapter 1134 and the Sec’y of the Interior's Standards. No other building in the 
entire City of Lakewood has anywhere near the outpouring of community support than that of the Curtis Block building. 
 
Now is the time for the City of Lakewood to do its part, and follow its own ordinance with regard to this beloved structure.  So far, the 
City has not faithfully fulfilled its obligations under the ordinance to properly protect this structure, let alone use available funds to 
restore and perpetuate its use as a continuing community asset. 
 
The Casto project, as proposed, does not comply with either the purpose or the spirit of Lakewood’s Codified Ordinance Chapter 
1134, let alone qualify for a Certificate of Appropriateness. In fact, from the many meetings held thus far on its proposal, it appears the 
Casto team has little understanding of or regard for the significance of the Curtis Block to our community.  
 
As for the required Certificate of Appropriateness under consideration by the Architectural Board of Review, here are my concerns: 
 
Chapter 1134.06 (b)(1) states “A property shall be used for its historic purpose or placed in a new use that requires minimal change to 
the defining characteristics of the building and its site and environment.”  
 
The proposal being considered actually erases the “historic purpose” of the Curtis Block  building and the proposed new use requires 
major changes to the “defining characteristics of the building and its site and environment”. 
 
Chapter 1134.06 (b)(2) states “The historic character of a property shall be retained and preserved. The removal of historic materials or 
alteration of features and spaces that characterize a property shall be avoided.” 
 



2

Replacing the storefront bays and doorways with the proposed plate glass does not comply here. Removing interior proposed storefront 
spaces from access on Detroit does not comply here. Removing second floor apartment spaces also does not comply here. Renovating 
the existing interior spaces, including the existing apartment spaces, could fetch premium rents as apartments -- the existing level of 
original integrity in the apartment units would be much sought after.  
 
Chapter 1134.06(b)(3) states “Each property shall be recognized as a physical record of its time, place and use. Changes that create a 
false sense of historical development, such as adding conjectural features or architectural elements from other buildings, shall not be 
undertaken.” 
 
The proposal to keep basically the north and east walls of the Curtis Block building with many “alterations” (plate glass windows in 
place of transoms and doorways) in no way complies with the “physical record of ... time, place and use”  required. In fact, it makes a 
complete mockery of our historic ordinance overall. The Board must acknowledge that if we, the City, cannot adhere to our very own 
Ordinance, with regard to this building, owned by all of us, what precedent are we setting for future projects for goodness sakes. 
Further, what is the purpose of this Ordinance overall. 
 
Chapter 1134.06(b)(9) states “New additions, exterior alterations, or related new construction shall not destroy historic materials that 
characterize the property. The new work shall be differentiated from the old and shall be compatible with the massing, size, scale, and 
architectural features to protect the historic integrity of the property and its environment.” 
 
The projects’ proposed attachment of a large apartment building invading the rear south wall of the Curtis Block building, and its large 
multi-story massing overtaking the roof of the Curtis Block building, is NOT compatible nor compliant with adhering to the required 
“massing, size, scale, and architectural features” of the Curtis Block building.  
 
Chapter 1134.06(b)(10) states “New additional and adjacent or related new construction shall be undertaken in such a manner that if 
removed in the future, the essential form and environment would be unimpaired.” 
 
This requirement alone disqualifies the proposed project from receiving a Certificate of Appropriateness re the Curtis Block building. 
If the “new construction” apartment building as proposed should be “removed in the future”, all that would remain of the Curtis Block 
building is the eastern and northern wall facades, the building would be a total LOSS.  
 
Based on the above stated reasons, it seems clear that the Casto proposal as it currently stands, does not even try to comply with the 
spirit or requirements set forth in Lakewood Codified Ordinance 1134.  
 
We have this Ordinance in place because the City as a community adopted said Ordinance. It is a tool that took years to get codified. 
Our unique historic fabric and sense of place, scaled to people, is important to all of us and deserves to be respected according to the 
Ordinance. The community has embraced this special building for a reason and to disregard that, based on all the evidence already 
presented to the Boards, Commissions, Council and the Administration, would be unjustifiable. Please do not grant a Certificate of 
Appropriateness for this proposal. 
 
Respectfully submitted, 
 
Jeanne N. Mackay 
13428 Lake Avenue 
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Johanna Schwarz

From: David Baas
Sent: Tuesday, November 1, 2022 3:49 PM
To: Johanna Schwarz
Subject: FW: ABR special meeting - Oct 26th

 

From: Jeanne Mackay <jeannenmackay@gmail.com>  
Sent: Sunday, October 23, 2022 4:30 PM 
To: John Litten <John.Litten@lakewoodoh.net>; Sarah Kepple <Sarah.Kepple@lakewoodoh.net>; Tom Bullock 
<Tom.Bullock@lakewoodoh.net>; Tristan Rader <Tristan.Rader@lakewoodoh.net>; Cindy A. Marx 
<Cindy.Marx@lakewoodoh.net>; Jason Shachner <jason.shachner@lakewoodoh.net>; Kyle G. Baker 
<Kyle.Baker@lakewoodoh.net> 
Cc: Mayor's Office <Mayor@lakewoodoh.net> 
Subject: ABR special meeting - Oct 26th 
 

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

Hello, 
 
There is an “special” ABR meeting planned for Wednesday, Oct. 26th at 5:30p where Casto/Dimit seeks to be awarded a 
Certificate of Appropriateness for proposed changes to the Curtis Block building.  
 
The Lakewood Heritage Advisory Board has issued its review of the proposed plan and submitted its findings concluding 
that the proposed changes do not comply with the Secretary of the Interior Standards required in Lakewood’s 
Ordinance. See attachment below. 
 
Lakewood Historical Society members have been vocal opponents to the proposed changes to the historic Curtis Block. If 
we cannot restore this community-owned wonderfully intact building, designated in compliance with 1134.06 and as a 
contributing building to our nationally recognized downtown historic district, what is the purpose or point of having 
these tools if we cannot or will not apply them? 
 
Our community has also strongly opposed the proposed changes to the Curtis Block as evidenced by the hundreds of 
petition signatures (over 400 now and counting) gathered by the Lakewood Historical Society as well as numerous 
supporting documents submitted to the PC and ABR Boards. As one petition signer succinctly put it: “Haven’t we lost 
enough on that site?”   
 
Your constituents are overwhelmingly in support of keeping this building intact and undergoing a full restoration, in 
compliance with the Secretary of the Interior Standards. I trust you’ve had the opportunity to review the documents and 
emails sent in to Planning from your community members, many of whom have worked for roughly twenty years to 
safeguard this building, get it designated under our HP ordinance, and get the entire district designated (quite an 
undertaking), fully following the letter of the law. Nothing short of full compliance to Lakewood’s HP and HPD 
ordinances is acceptable here. It seems that the administration disagrees, however, stating the word “refer” in the 
ordinance means not having to abide by the Secretary of the Interior Standards, undermining the very spirit, if not the 
letter, of the law. (See Ordinance 1134.06) 
 
I trust you will be in attendance Wednesday to ensure our ordinance be respectfully upheld. 
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Thanks for serving our community to the best of your ability. We all care deeply and only want what is best here. 
 
Sincerely, 
 
 
Jeanne Mackay 
Preservation Committee Member 
Lakewood Historical Society 
 
 





City of Lakewood 
Architectural Board of Review 
July 14, 2022 
Richard Sicha 
1519 West Clifton Blvd. 
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Docket 07-42-22 
 
The Curtis Block has a long history in Lakewood related to the Hall family and in 
the retail life of downtown Lakewood.  The building is designated both by the 
Lakewood Planning Commission, based on a recommendation from the City of 
Lakewood Heritage Advisory Board, and it is a Contributing building in the 
Lakewood Downtown National Register Historic District. 
 
Let’s be clear about what is important as the building is repurposed. 
 
First, it is not retention of just one or two walls. 
 
Here is what it is: 
 
Detroit and Marlowe facing walls: 
These two walls need to have the same appearance as today. 
There are: 

- Six bay windows with their wood panels, tile roofs, and distinctive small pane 
windows. 
- Five recessed entrances with the traditional Lakewood streetcar era 
storefront parts of bulkheads, windows, and transoms. 
- Three pairs of double doors with transoms, which provide access to the 
second floor. 

 
Not all of the recessed entrances and second floor access points need to function, 
but they need to remain in place. 
 
The developer plans to remove all the entrances and create a continuous line of 
windows.  The Planning Commission took issue with this approach, which would 
leave a building fronting on Detroit Ave. with no Detroit address, and which 
would likely be the place that one or more tenants would want signage.  There is 
flexibility.  One or more of a combination of the east, central, or west storefronts 
can be functioning entrances, storefront sections can be opened to one another 
on the interior with steel beams, and incrementally differing floor levels (which 
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1519 West Clifton Blvd. 
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vary by only 2 to 3 inches) can be adjusted to create larger spaces, satisfy future 
tenants, and address accessibility needs. 
 
New apartments can replace the existing second floor apartments. 
 
West wall: 
This wall can be modified. 
 
South wall: 
The two-story wood porch can be removed. 
New construction can be joined to the south wall, creating connected spaces. 
 
Finally, removal of the apartment units on top of the building, which leads us to 
the parking garage. 
 
Some Planning Commission members were uncomfortable with the long, blank 
garage wall to be created, which would be hundreds of feet long.  The garage wall 
is set back about 25 to 28 feet from the sidewalk.  Planning Commission members 
encouraged the construction of townhouses between the garage wall and the 
sidewalk.   
 
That provides a location for units removed from above the Curtis Block. 
 
The Curtis Block roof can be used as amenity space for the apartments. 
 
To recap, not demolition of the Curtis Block, reducing it to a 12 inch thick wall, but 
repurposing the building into a successful component of the overall project. 
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Architectural Board of Review
October 26, 2022 (Special Meeting)



Architectural Board of Review
Special Meeting: 26 October, 5:30 pm (Auditorium)

Members
2022 Chair: David Maniet

2022 Vice Chair: Brian Grambort
Rob Donaldson
Jeremy Smith

Hanna Cohan Plessner

Staff 
Board Secretary: David Baas

Building Commissioner: Chris Parmelee



Architectural Board of Review
October Special Meeting Agenda

1. Roll call
2. Opening Remarks
3. Downtown Development
4. Adjourn



Architectural Board of Review
Downtown Development – October (Special Meeting) 2022



Docket No. 07-41-22 (14519 Detroit)
Downtown Development

CASTO

Applicant proposes a planned development.
City Notes:
 PC granted preliminary approval at the 29 June meeting.
 Preliminary Review under Chapter 1156 (Planned Development)

 Recommended Agenda – both items called together:
1. Update from City on Downtown Development (07-41-22) & Curtis Block COA (07-42-22).
2. CASTO Presentation.
3. Public Comment.
4. Board discussion, questions, recommendations.



Docket No. 07-41-22 (14519 Detroit)
Downtown Development

COMMUNITY PLANNING PROCESS

This is the beginning of a process with the Architectural Board of Review.
• Examples of upcoming meetings:

o Planning Commission and Architectural Board of Review meetings
o Meetings with the Neighborhood (July 21)
o Meetings with organizations like LakewoodAlive, Downtown Business Alliance, 

Chamber of Commerce, and Lakewood Heritage Advisory Board (July 21 & 28)

PLANNED DEVELOPMENT APPROVAL
1. Planning Commission reviews and approves plan for preliminary approval
2. Architectural Board of Review begins review (Site Plan/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 



Docket No. 07-41-22 (14519 Detroit)
Downtown Development

1156.01  PURPOSE [OF 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



Docket No. 07-41-22 (14519 Detroit)
Downtown Development

• 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.

DEVELOPMENT OBJECTIVES



Docket No. 07-41-22 (14519 Detroit)
Downtown Development

PLANNING COMMISSION (29 Jun) – Preliminary Approval w/Conditions.
A motion was made by Mr. Krewson, seconded by Mr. Reisz to APPROVE the request with the following conditions:
 Setbacks, heights, and uses are approved as depicted, subject to modification based on final development plan.
 The number of parking spaces shall be between the minimum and maximum set by code.
 Plat must include the private road as an easement or separate lot.
 Alterations to the Curtis Block building will be determined in accordance with Chapter 1134.
 The front porches facing any street must be a minimum of six (6) feet of clear space from the building.
 Buildings A, 1, 2, and the garage, shall be at least the minimum height as presented.
 There must be a dedicated pedestrian access along the southern product edge.



Docket No. 07-41-22 (14519 Detroit)
Downtown Development

July Notes



Docket No. 07-42-22 (14501-09 Detroit)
Certificate of Appropriateness – Curtis Block Building

July Notes



Docket No. 07-41-22 (14519 Detroit)
Downtown Development

Sept Notes



Site Plan

DOWNTOWN DEVELOPMENT
PRELIMINARY PLAN PACKET
6/29/2022

APPROVED PRELIMINARY PLAN



Site Massing

March 24, 2022

SITE SUMMARY
- BUILDING A: 4 Story Offfice

- BUILDNIG 1: 5 Story Mixed Use - 82 Units

- BUILDNIG 2: 4 Story Residential - 78 Units

- GARDEN APTS: 3 Story Residential - 68 Units

- GARAGE LINER APTS: - 5 Units

- 7 or Sale To n o e s

TOTAL UNITS: +/- 239

PARKING GARAGE: 3-1/2 Story, 540 Spaces

BUILDING 1

GARDEN 
APTS.

GARDEN 
APTS.

BUILDING 2

BUILDING A

APPROVED PRELIMINARY PLAN



Setback Plan
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Separation Width Plan

APPROVED PRELIMINARY PLAN



Landscape Elements
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FRONT YARD: 
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LANDSCAPED AREAS:

PRIMARY HARD SCAPE:
+/- 20,000 SQFT

HARDSCAPE / PLANTED MIX:
+/- 10,000 SQFT

PRIMARY PLANTED ARAE:
+/- 18,000 SQFT

PATIOS: 
5,000 SQFT

POOL: 
5,000 SQFT

FRONT YARD:
2,500 SQFTFRONT YARD:

7,000 SQFT

APPROVED PRELIMINARY PLAN



Site Section 1: North / South looking West
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Docket No. 07-41-22 (14519 Detroit)
Downtown Development

1156.05 DESIGN PRINCIPLES.
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.
(b) Building Materials.
(c) Vehicular Circulation and Access.
(d) Pedestrian Access and Circulation.
(e) Parking.
(f) Landscaping and Screening.
(g) Streetscape Improvements.
(h) Service Area and Mechanical Screening.
(i) Signage.
(j) Lighting.
(k) Fences.
(l) Urban Open Space.
(m) Amenities.
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1156.05 DESIGN PRINCIPLES.

(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.
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1156.05 DESIGN PRINCIPLES.

(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.
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1156.05 DESIGN PRINCIPLES.

(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.
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1156.05 DESIGN PRINCIPLES.

(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.

https://codelibrary.amlegal.com/codes/lakewood/latest/lakewood_oh/0-0-0-73797#JD_1143
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1156.05 DESIGN PRINCIPLES.

(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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Previous  Mixed-Use Approval (May 2021) – 13901 Detroit
(~1700’ east of Downtown Site)
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Previous Commercial Approval (July 2022) – 14615 Detroit
(~250’ west of Downtown Site)
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CASTO

Applicant seeks a Certificate of Appropriateness for alterations to the Curtis Block Building.
City Notes:
 Locally-designated Historic Property (2016) within a National Historic District (2020).
 Local HP designation requires COA for any alteration, demolition, new construction (Section 1134.06)
 Preliminary COA review concurrent with Planned Development.
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Local Designation/National District Documents
Local Designation (Approved by PC Feb 2016) Lakewood Downtown District (2020)
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CHAPTER 1134 - Historic Preservation Districts (HPD) and Historic Properties (HP) 
1134.06  PROCEDURES FOR THE REVIEW OF PROPOSED ALTERATIONS, DEMOLITION AND NEW 
CONSTRUCTION AND FOR ISSUANCE OF APPROVAL TO PROCEED WITH WORK (CERTIFICATE OF 
APPROPRIATENESS).

(a)   No person shall make any alteration or demolition with respect to any property designated historic…unless 
a certificate of appropriateness has been previously issued….

(b)   …the Architectural Board of Review…shall determine whether the proposed construction, reconstruction, 
alteration or demolition is appropriate and shall refer to the Secretary of the Interior's Standards for 
Rehabilitation…
(Ord. 15-14.  Passed 3-17-2014.)
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“Standards for Rehabilitation” adopted by the U.S. Secretary of the Interior 
The Standards will be applied taking into consideration the economic and technical feasibility of each project.

1. A property will be used as it was historically or be given a new use that requires minimal change to its distinctive materials, 
features, spaces and spatial relationships.

2. The historic character of a property will be retained and preserved.  The removal of distinctive materials or alteration of 
features, spaces and spatial relationships that characterize a property will be avoided.

3. Each property will be recognized as a physical record of its time, place and use.  Changes that create a false sense of historical 
development, such as adding conjectural features or elements from other historic properties, will not be undertaken.

4. Changes to a property that have acquired historic significance in their own right will be retained and preserved.

5. Distinctive materials, features, finishes and construction techniques or examples of craftsmanship that characterize a property 
will be preserved.

6. Deteriorated historic features will be repaired rather than replaced.  Where the severity of deterioration requires replacement 
of a distinctive feature, the new feature will match the old in design, color, texture and, where possible, materials. Replacement 
of missing features will be substantiated by documentary and physical evidence.

7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means possible.  Treatments that cause
damage to historic materials will not be used.

8. Archeological resources will be protected and preserved in place. If such resources must be disturbed, mitigation measures 
will be undertaken.

9. New additions, exterior alterations or related new construction will not destroy historic materials, features and spatial 
relationships that characterize the property. The new work will be differentiated from the old and will be compatible with the 
historic materials, features, size, scale and proportion, and massing to protect the integrity of the property and its 
environment.

10. New additions and adjacent or related new construction will be undertaken in such a manner that, if removed in the future, 
the essential form and integrity of the historic property and its environment would be unimpaired. 

(THE SECRETARY OF THE INTERIOR’S STANDARDS FOR THE TREATMENT OF HISTORIC PROPERTIES WITH GUIDELINES FOR 
PRESERVING, REHABILITATING, RESTORING & RECONSTRUCTING HISTORIC BUILDINGS; 2017)
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July Notes
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Sept Notes



Architectural Board of Review
October 26, 2022 (Special Meeting)


	pp bbs 1026.pdf
	ADP626.tmp
	Slide Number 1
	Slide Number 2
	Slide Number 3
	Slide Number 4
	Slide Number 5
	Slide Number 6
	Slide Number 7
	Slide Number 8
	Slide Number 9
	Slide Number 10
	Slide Number 11
	Slide Number 12
	Slide Number 13
	Slide Number 14
	Slide Number 15
	Slide Number 16
	Slide Number 17
	Slide Number 18
	LAKEWOOD DOWNTOWN REDEVELOPMENT SITE
	Slide Number 20
	DOWNTOWN DEVELOPMENTPermitted and Conditional Use Area Plan
	Slide Number 22
	Slide Number 23
	Slide Number 24
	Slide Number 25
	Slide Number 26
	Slide Number 27
	Slide Number 28
	Slide Number 29
	Slide Number 30
	Slide Number 31
	Slide Number 32
	Slide Number 33
	Slide Number 34
	Slide Number 35
	Slide Number 36
	Slide Number 37
	Slide Number 38





