
MINUTES OF THE HOUSING, PLANNING & DEVELOPMENT COMMITTEE 
July 12, 2021 
Auditorium 

 
Present: Councilmembers Shachner (Chair) & Kepple – Rader’s absence was excused 
 
Also Present: Planning Director Leininger, Chief of Staff John Storey, Councilmember Bullock, 
Developers Daniel Budish & Betsy Figgie, & Deputy Clerk Lascu taking minutes 
 
Call to Order: 6:03 p.m. 
 
AGENDA 
 
Approval of the minutes of the June 14, 2021 Housing, Planning & Development 
Committee meeting. 
 
Chairman Shachner made a motion to approve the minutes without objection. 
 

**** 
 
ORDINANCE 22-2021 - AN ORDINANCE authorizing a development agreement with 
West 117 Development LLC, West 117 Development Fieldhouse LLC, and West 117 
Development Phantasy LLC in connection with the development and redevelopment of 
certain real property in the City of Lakewood, Ohio as part of a tax increment financing 
program under Ohio Revised Code Section 5709.41. (1st read & referred to HPD 6/21/21; 2nd 
reading 7/6/21) 
 
Director Leininger gave an overview of the project, which seeks to redevelop the corner of Hird 
& Detroit by returning the former Phantasy Nightclub to its former use & the Mack Products 
Building into a recreation fieldhouse. The Mack Products Building will be renamed the 
Fieldhouse at Studio West and will serve as home to the Stonewall sports community. The 
Phantasy is a multi-use project, of which portions have been reviewed by the Planning 
Commission and the Architectural Board of Review. There is a $1 million gap in financing in the 
Fieldhouse project and a $1.5 million gap in the Phantasy one. The city is seeking to leverage 
tax-increment financing (TIF) proceeds to provide additional financing to the projects. $5 million 
dollars is needed to carry the interest on the $2 million gap. The TIF being utilized is a non-
school TIF, which pledges tax revenues back to the developer incrementally. This TIF is unique 
in that it splits the revenues 90% - 10% between the developer and the city to provide the 
minimal amount of funding requested by the development team. The funds brought back to the 
developers via the TIF will go directly into the actual construction cost of the project. 
 
Director Leininger provided a summary of the key terms specific to the Fieldhouse and the 
Phantasy. He noted that the minimum investment into the Fieldhouse would be $6 million and 
$11 million into the Phantasy, with 21 full time jobs being created at the Fieldhouse. The 
Phantasy is currently in the design process and stands to create 56 jobs at the site. There is a 
project labor agreement being established with the Cleveland Construction & Building Trades 



Council. The developers are using a well-known union contractor in Higley Construction, which 
has committed to using its best efforts to hire minority/women owned businesses to complete 
work on the project. The project agreement requires that construction workers be paid a 
prevailing wage. 
 
Director Leininger displayed the math showing how the TIF comes together over the 30-year 
period. It would be capped at $5 million. In total, there should be about $19 million in total 
improvements to the two properties. These improvements are discounted at a 70% rate for 
county property tax purposes. The TIF should generate $4.9 million in total revenue, with the 
hope of 100 jobs being created over the 30-year period, resulting in $3 million in income tax 
revenue. The schools would receive the $9.8 million in tax revenue that they are budgeted to 
receive from these property improvements throughout that timeframe. $644,000 in annual tax 
revenue would be generated by the project in year 31, once the TIF expires. 
 
Councilmember Kepple inquired what the annual revenue amounts would be upon completion. 
Director Leininger explained the various amounts each taxing authority would receive the year 
following the expiration of the TIF. 
 
Chairman Shachner sought information on many times the city has provided TIFs in previous 
years. Director Leininger noted that 3 were provided, with only 2 of them being acted upon in 
the Rockport and Berea Road areas. He described the other incentives the city has at its disposal, 
stating that TIFs are generally used for large scale projects like the one under consideration. 
 
Chairman Shachner inquired on how much interest the 2 properties generated prior to this 
discussion. Mr. Budish described the process of how he and his business partner acquired the 
properties, dating back to 2019. He cited the development team’s background in historic 
preservation and tax credits, and desire to restore the Phantasy building. 
 
Councilmember Kepple asked for further information on what using best efforts to hire 
minority/women owned businesses to complete the work meant. It was noted that the developers 
would be asked to reach out to those types of businesses to respond to their RFPs and RFQs, and 
to hire them if they can provide best pricing/service/quality. The developers spoke to how hiring 
and attracting businesses from the minority/LGBTQ communities is central to their project and 
organization’s mission. They noted that most of the tenants in the buildings will be led by People 
of Color or Trans community members. They implied that Higley Construction has been a 
reliable construction manager that has a history of hiring equitably. Ms. Figgie stated that she 
and Mr. Budish have established the W. 117th Foundation to support initiatives in the project and 
bring philanthropic dollars to the community. Those dollars will be used to provide rent subsidy 
to assist with tenant build out to help marginalized communities, so they can live and work in the 
neighborhood. She spoke to a tenant example in Margie’s Closet, a thrift store for the Trans 
community, that did not have the ability to get credit as a start-up business but was still able to 
open due to a rent subsidy from the foundation. The idea of the Phantasy project is to create low 
barrier job opportunities through the development of a maker’s space, commercial kitchen, and 
podcast studio in the building. 
 



Chairman Shachner asked how the $2 million gap resulted in the project. The developers stated 
that they are professionals in the finance and tax fields and that they put together a complicated 
capital stack to finance the project due to its unique nature. The stack includes their own equity, 
funds from the Small Business Administration, and relies on Erie Bank monetizing proceeds 
from Lakewood’s TIF. They noted that their personal equity in the project will exceed $1 
million. 
 
Discussion ensued regarding the boards and commissions processes that the projects would go 
through and whether they would drive up project cost. It was noted that the developers plan to 
pursue federal and state historic tax credits, and that those would be the real drivers of any 
increased project cost due to potential preservation requirements. 
 
The timeline of the Fieldhouse was discussed, with the expectation that the demolition work 
would be completed within the next week and that the financing of the project would be 
complete by the end of the month. The developers have tenants ready to go for the Phantasy 
along with programmed venue spaces, however that project and timeline will be more complex. 
They added that Phantasy construction documents are in process and that they are preparing for a 
historic tax credit application to the state. They noted that without the TIF financing they would 
not be able to move forward. 
 
Councilmember Bullock suggested looking to the state capital budget for funding. Ms. Figgie 
stated that they are trying to piece together as many free sources of funding that they can to 
reduce the cost of capital. That is the only way the projects’ small businesses can afford the new, 
high quality space. The amount of deferred maintenance in the buildings was inferred to be 
substantial. 
 
Public Comment: Sean McDermott – 1490 Arthur Ave. – Mr. McDermott stated that the city 
must be very careful in its use of tools to incentivize redevelopment. We added that the $5 million 
cap of the TIF seemed to be a bit much and that the city would be in effect giving away the taxing 
authority of 9 other entities who have 0 involvement in the process. He concluded that he does 
not oppose this particular project and advocated that the passing of reduced rents to tenants is 
made part of the formal TIF agreement.  
 
Ms. Figgie stated that the actual project cost of the Fieldhouse is closer to $12 million and that 
the TIF would fund less than 10% of the project cost. Mr. Budish and Ms. Figgie state  the 
Phantasy will likely cost $20 million in total and that the TIF filling the million-dollar gap in the 
project is critical. 
 
Chairman Shachner made a motion, seconded by Councilmember Kepple to recommend 
Ordinance 22-2021 for adoption by the full Council. All in favor. Motion passed. 
 

**** 
 
ORDINANCE 23-2021 - AN ORDINANCE to take effect immediately provided it receives 
the vote of at least two thirds of the members of Council, or otherwise to take effect at the 
earliest period allowed by law, authorizing the City of Lakewood, Ohio to accept title to 



certain real property located within the City and immediately transfer title back to the 
current owner for the purpose of implementing tax increment finance pursuant to Ohio 
Revised Code Section 5709.41. (1st read & referred to HPD 6/21/21; 2nd reading 7/6/21) 
 
Chairman Shachner made a motion, seconded by Councilmember Kepple to recommend 
Ordinance 23-2021 for adoption by the full Council. 
 
Discussion: Director Leininger reviewed the necessity of the ordinance and how it establishes 
the chain of title needed for the property to be incorporated into a TIF. Councilmember Kepple 
expressed support for Mr. McDermott’s suggestion that the reduced rent component be 
incorporated into the TIF, which will come in legislative form at a later date. 
 
On the motion: All in favor. Motion passed. 
 
Chairman Shachner moved without objection to adjourn the meeting. 
 
The meeting was adjourned at 7:02 p.m. 
 
 


