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MINUTES OF THE COMMITTEE OF THE WHOLE 
April 11, 2022 
Auditorium 

 
Present: Councilmembers Baker, Bullock, Kepple, Litten, Rader, Shachner 
 
Also Present: Mayor George, Chief of Staff John Storey, Planning Director Leininger, Tracey 
Nichols of Project Management Consultants, Brent Sobczak from CASTO, Scott Simon of North 
Pointe Realty, Clerk Bach taking minutes, approximately 20 members of the public 
 
Vice President Litten acknowledged and excused the absence of President O’Malley. 
 
Call to Order: 6:09 p.m. 
 

Approval of the minutes of the April 4, 2022 Committee of the Whole. 
 
Motion made and seconded to approve the minutes of the April 4, 2022 Committee of the Whole. 
All members voted in favor. Motion passed. Minutes approved. 
 

*** 
Communication from Mayor George, President O’Malley & Director Leininger 
regarding resolution authorizing the negotiation of a development agreement based 
on the executed term sheet with CASTO and North Pointe Realty for the Downtown 
Development. (Referred to COW 4/4/22) 
 
RESOLUTION 2022-14 - A RESOLUTION to take effect immediately provided it 
receives the affirmative vote of at least two thirds of the members of Council, or 
otherwise to take effect and be in force after the earliest period allowed by law, 
authorizing the negotiation of an agreement by and between the City of Lakewood, 
Ohio, a municipal corporation and political subdivision in and of the State of Ohio 
(the “City”), related to the development of City-owned property at the southeast 
corner of Detroit Avenue and Belle Avenue. (Referred to COW 4/4/22) 

 
Director Leininger presented proposed topics of discussion for the Committee of the Whole 
meetings today, April 18th, and April 25th.  
 
Mr. Sobczak described the process over the course of a year in which CASTO, city staff and the 
advisory panel were engaged in developing the current version of the site plan. The first version 
of the site plan included high density, large towers, a hotel, and a partially submerged parking 
garage. Once this plan was priced out, it was found to be prohibitively expensive.  
 
A revised version of the plan was initiated which sought to substitute high-rise construction with 
mid-rise construction to capture savings and close the financial gap. In this version, a hotel was 
deemed to be too costly in the current market and preserving only the façade of the Curtis Block 
was proposed to save additional costs. Still, costs remained too high.  
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In order to identify additional cost-savings, each project component was analyzed. The garage 
was identified as a major cost driver. In order to save money, the underground portion was 
moved above-ground, which reduced the number of residential units. The office space 
component was also identified as a challenge. That challenge was mostly addressed when 
Roundstone approached the project team and expressed interest in owning its own space in the 
building.   
 
Mr. Sobczak walked through the project facts and figures (attached here), highlights of which 
include the following: 

• 204 residential units, with an average 863 square feet and average rent of $1,857. 
• 11,000 square feet of commercial space in the “Roundstone” building and another 13,000 

square feet in the Curtis Block 
• 504 total parking spaces 
• Total project cost of $81,875,000 with a $17,875.00 gap to be potentially filled with tax 

credits, grants, TIFF and/or low-interest loans 
 
Mr. Sobczak discussed the parking spaces and for whom they are reserved. Cleveland Clinic is 
owed 75 spaces through previous agreements. These spaces, plus the 240 for Roundstone will be 
available to the public evenings and weekends. The public will have access to 85 spaces 
 
Councilmembers inquired about the 75 Cleveland Clinic parking spaces and wondered if all 
spaces were needed by Cleveland Clinic. They suggested approaching Cleveland Clinic to find 
out about their current needs. Director Leininger explained that that has not yet been done and 
would require reopening the previous agreement between the City and the Clinic.  
 
Councilmember Bullock emphasized the magnitude of the opportunity at the site to spur 
reinvestment. He questioned whether the project is so constrained by financial considerations if 
there is room to make adjustments. Mr. Sobczak responded that there may be room to add 
additional for-sale residential options and other residential options but that the site can not absorb 
any additional office or retail space. He added that the current version of the site does not include 
detailed design decisions that have yet to be made. 
 
In response to a question, Mr. Sobczak confirmed that the project gap takes into consideration 
the affordable housing component.  
 
In response to a question, Director Leininger explained the process to bring the site to grade. He 
stressed that this is important to do as soon as possible for reasons related to the contamination 
and treatment of the groundwater and rain water at the site. The City had originally budgeted 
$1.5 million out of the Lakewood Hospital Fund to pay for site grading. A modified plan 
anticipates less than this amount. These costs are separate from any of the financials associated 
with the project and will be borne by the city 
 
Councilmember Kepple advocated for housing on the site to accommodate families with school-
aged children. She referenced the recent joint meeting of Council and the Board of Education 
where both bodies discussed the challenges of keeping kids in the district and how housing is one 
of those challenges.  
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In response to a question, Mr. Sobczak explained the structure of the agreement with 
Roundstone, which is similar to a condo sale. Roundstone will own and control its space within 
its four walls. The developer will control all public-facing components and will maintain control 
of the ground floor. The City will consider including a first-right-of-refusal clause in the 
agreement so that if Roundstone decides to leave that they must first offer the space to CASTO. 
 
Mr. Simon of North Pointe Realty acknowledged that the future of office space in the post-
COVID era is uncertain. However, he expressed confidence in the current relationship and 
arrangement with Roundstone, noting that this opportunity to partner is an important 
achievement that resolves what would otherwise be major challenges of the site. 
 
It was clarified that on Day 1 of project completion, Roundstone will own and occupy floors 3-4 
of the office building. Roundstone will own and potentially sublease floor 2. Mr. Sobczak and 
Council discussed other contingencies and what would potentially happen if CASTO were no 
longer the site owner. Director Leininger added that the parties will work to codify all 
agreements into the development agreement so that today’s expectations and standards will 
survive into the future.  
 
In response to a question, Ms. Nichols expressed confidence that the project’s financial gap can 
realistically be filled with a TIFF and a grant. 
 
Councilmember Baker suggested a clause in the development agreement whereby if interest rates 
go down that the developer pass along any recaptured savings to the city. Ms. Nichols cautioned 
against this, stating that a developer may experience savings on interest rates but have other 
expenses go up due to the current market volatility.  
 
Councilmember Baker questioned why the city was using the market study from 2017 and asked 
about getting the study updated.  
 
Director Leininger provided additional context on the 2017 study and discussed trends and new 
developments that have happened since then, that he believes keep the 2017 findings relevant. 
Director Leininger shared a slide comparing the amount of office, retail, and residential space 
among the previous developer’s plan, CASTO’s 2017 proposal, and CASTO’s current proposal. 
He provided additional commentary and context on the slide. He remarked that although 
collective intuition may suggest that a hotel or more office space would be successful at the site, 
that market studies do not support those intuitions.  
 
Councilmember Shachner asked questions, to which Mr. Sobczak responded, about different 
residential options. 
 
In response to a question, Mr. Sobczak discussed the rationale behind the proposed Curtis Block 
façade preservation. He explained that full-scale preservation would cost $6-$7 million and 
could not be financially justified, given the small and dimly lit spaces within the building for 
rent. He explained construction challenges that would make adding onto the building 
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unworkable. He noted that a façade save would cost approximately $2 million. He acknowledged 
the passion for preservation but noted that full demolition would make sense from a pure cost 
perspective.  
 
Director Leininger compared various comparable projects in the region including Top of the Hill, 
Cedar Lee Meadowbrook and Van Aiken Phase 1 in terms of their specifics and incentives.  
 
Councilmember Bullock asked for an updated appraisal of the land at the site. 
 
Director Leininger shared statistics on the number of jobs and income tax generated by 
Lakewood Hospital and compared that to the anticipated income tax to be generated by the new 
development. The development is anticipated to bring 160 office jobs and 90 commercial jobs 
and approximately $620,000 in income tax. 
 
In response to a question, it was clarified that there remains $8 million in the Lakewood Hospital 
Fund. The $1.5 million in site grading will come out of the fund, leaving $6.5 million. 
 
In response to a question, Director Leininger explained why the city purposefully enshrined the 
infeasibility of a hotel into the term sheet to address anticipated questions about why a hotel is 
not part of the plan and also to leave the door open in the future for a hotel, if market conditions 
change. 
 
Karen Wagner – 1514 Marlowe 
Ms. Wagner stated that she liked the project so far and is relieved to see that it is the right size 
for Lakewood. 
 
Ashley Berger – 1520 Marlowe – Asked about Roundstone’s current office space and what its 
vacancy will mean for the city.  
 
Director Leininger remarked that the city and Roundstone have begun to contemplate another 
tenant for the building. He noted that the current Roundstone building is a unique sought-after 
space.  
 
Director Leininger asked Council to schedule questions in advance so that consultants can be 
scheduled.  
 
Committee of the Whole adjourned at 7:30 p.m. 
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DOWNTOWN DEVELOPMENT  
 

CITY COUNCIL 
COMMITTEE OF THE WHOLE 

 
Meeting Topics & Schedule 

 
 

1. April 11, 2022 
 

a. Financials, Market Comparison, and Potential Incentives 
 

2. April 18, 2022 
 

a. Project Components 
 

i. Residential 
ii. Curtis Block 

iii. Ground Floor Retail in Office Building 
iv. Community Space 
v. Parking Garage 

 
3. April 25, 2022 

 
a. Project Components (continued) 

 
i. Roundstone Office Building 

ii. Open & Other Items 
 

b. Term Sheet 
 
 
 

All Meetings to be Held in the City Hall Auditorium  
and will Begin at 6:00pm Unless Otherwise Posted by City Council 

March 24, 2022

Conceptual Renderings

View from Detroit Ave. & Belle Ave. looking Southeast

March 24, 2022

Conceptual Renderings

View from Detroit Ave. looking Southwest

March 24, 2022



Total Units Avg. SF Avg. Rent Rent / SF
204 863 $1,857 $2.15

Building SF Avg Rent / SF
Roundstone 11,000 $30.00

Curtis 13,000 $30.00

User Spaces
Roundstone 240

Cleveland Clinic 75
Residential 140

Commercial / Public 85
TOTAL 540

81,875,000

Est. Construction Loan 49,500,000

Developer Equity 14,500,000

GAP 17,875,000

Retail / Commercial Space

Residential

Garage

TOTAL PROJECT COST 
Project Summary

Market Analysis Comparison
Projected Market Demand vs Proposed Development Programs

73,530*

***

* Projected demand for net office space in Lakewood. Demand for office space may be met through existing 
office vacancies and many not reflect demand for new office space.

** Retail & commercial demand is for specialty food services and stores.

*** Demand likely met by existing 3,200 rooms and 396,000 square feet of meeting space in the primary market 
area demand (15-minute drive from the site). There was potential overflow demand however would require 
extensive signage and marketing.

* Represents that 1% (116 units) to 3% (348 units) of the primary market area demand (15-minute drive from 
the site) could be captured in the downtown development project.

Source: 2017 Lakewood Hospital Redevelopment Analysis (Economic & Real Estate Analysis) by 4ward Planning

20,000**

116*

348*

Downtown Lakewood Top of the Hill
Cedar Lee 

Meadowbrook Van Aken Phase 1

Office                             65,000                                      -                                        -                               60,000 
Retail/Commercial                             30,000                             11,000                               8,000                          100,000 
Residential                                  204                                  261                                  206                                  103 
Open Space                             20,000                             25,000                          100,000                             15,000 
Structured Parking                                  540                                  550                                  377                                  325 
Project Cost $90,000,000 $83,000,000 $52,000,000 $95,000,000 

Incentives: TIF TIF TIF TIF
30 Years, 100% 30 Years, 100% 30 Years, 100% 30 Years, 100%
Schools TBD Schools 25% Schools 25% Schools 25%
Developer Bond City Bond City Bond Developer Bond

Land TBD Land Contribution Land Contribution City Funds - $6M
City Funds - $1.5M City Funds - $1.85M Transfer City Garage County Loan - $4.3M
Other Sources TBD Port Savings

Notes
1. Lakewood incentives are conceptual based on updated proposal.
2. Cedar Lee Meadowbrook incentives are proposed and not yet approved.
3. School percentage (i.e., Schools 25%) means amount the schools are receiving of incremental taxes. 

Comparable Development Projects

Market Study* CASTO / North 
Pointe Realty

Previous 
Developer

Office 73,530                        65,000                  120,000               
Retail/Commercial 20,000                        30,000                  80,000                  
Hotel -                               -                        80,000                  
Residential 116-348 204                       177                       
Garage Spaces 540                       710-910

Market Comparison

* There are specific notes and limitations on the projected demand.  See the study for additional 
information.



Year Jobs Income Tax
2013 1,413                            1,008,999$                  
2014 1,688                            1,012,112$                  
2015 1,662                            900,724$                     
2016 1,528                            471,673$                     
2017 643                               361,101$                     

Note: The property has not generated any property tax due to non-
profit ownership status.

Lakewood Hospital Jobs & Income Tax

Jobs / Units Income Tax
Office 195                                       260,000$                             
Retail / Commercial 90                                         40,000$                               
Residential 204                                       300,000$                             

600,000$                             

Proposed Development
Estimated Income Tax on at Full Occupancy
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